PUBLIC OFFERING AND LISTING PROSPECTUS

Offering of up to 37,131,000 Units

Baltic Horizon Fund

(a closed-ended contractual investment fund registered in the Republic of Estonia)

Up to 37,131,000 units with no nominal value (the “Offer Units”) of Baltic Horizon Fund, a closed-ended contractual investment
fund registered in Estonia (the “Fund” or “Baltic Horizon”), are being offered in an offering (the “Offering”) by Northern Horizon
Capital AS, acting on behalf of the Fund, the management company of the Fund (the “Management Company”). The Management
Company reserves an option to increase the number of new Offer Units to be offered in the Offering by up to 22,279,000 Offer
Units (the “Upsizing Option”). The exercise of the Upsizing Option shall be determined together with determining the completion of
the Offering and allotment of Offer Units. The Offering is made (i) to professional investors in and outside Estonia in accordance
with laws implementing Directive 2011/61/EU of the European Parliament and of the Council of 8 June 2011 on Alternative
Investment Fund Managers and also other types of investors in reliance on certain exemptions available under the laws of each
jurisdiction where the Offering is being made (the “Institutional Offering”) and (ii) to retail investors in Sweden, Finland, Denmark
and Estonia (the “Retail Offering”). The offer price per Offer Unit (the “Offer Price”) will be published on the website of the Fund
and will be equal to the NAV of the Unit as at 31 October 2016. The Offer Price shall be the same for all investors in the Offering.
See section 8.7 “Terms and Conditions of the Offering” and section 6.15 “NAV” for a discussion of certain factors affecting the Offer
Price.

On 30 June 2016 the Management Company completed the merger of the Fund with Baltic Opportunity Fund (the “Merger”) and
took over assets and liabilities of Baltic Opportunity Fund (“BOF”), which was a closed-ended contractual investment fund under
the management of the Management Company.

Since 6 July 2016 Units of the Fund have been listed on the Fund List of the Nasdaq Tallinn. The Management Company has made
an application for a secondary listing of the Units on the Alternative Investment Funds market on Nasdaq Stockholm. Trading in the
Units is expected to commence on the Alternative Investment Funds market on Nasdaq Stockholm on or about 8 December 2016.
The Management Company also plans to add remaining Offer Units additionally to the Fund List of the Nasdaq Tallinn. See section
8.8 “Admission to Trading and Dealing Arrangements”.

The Offer Units will rank pari passu with all the remaining units of the Fund and will be eligible for any distributions paid on the
units under the rules of the Fund after the Offering is completed. Possible distributions paid out of the Fund to unit-holders who
are not generally subject to taxation in Estonia may be subject to deduction of Estonian taxes as described in section 9 “Taxation.”

See section 4 “Risk Factors” for a discussion of certain factors that should be considered by prospective investors.

NOTHING IN THIS DOCUMENT CONSTITUTES AN OFFER OF THE OFFER UNITS FOR SALE IN THE UNITED STATES OR ANY OTHER
JURISDICTION WHERE IT IS UNLAWFUL TO DO SO. THE OFFER UNITS HAVE NOT BEEN AND WILL NOT BE REGISTERED UNDER THE
SECURITIES ACT, OR THE SECURITIES LAWS OF ANY STATE OF THE U.S. AND MAY NOT BE OFFERED OR SOLD IN THE UNITED STATES
OR TO, OR FOR THE ACCOUNT OR BENEFIT OF, U.S. PERSONS (AS DEFINED IN REGULATION S). THE OFFER UNITS ARE SUBJECT TO
CERTAIN SELLING RESTRICTIONS. SEE SECTION 8.7 “TERMS AND CONDITIONS FOR THE OFFERING.”

The date of this Offering Circular is 7 November 2016
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1. INTRODUCTION

This public offering and listing prospectus (the “Offering Circular”) has been prepared by the Management Company in connection
with the Retail Offering and the listing of the Units on the Nasdaq Stockholm and Nasdaq Tallinn in accordance with the Estonian
laws implementing Directive 2003/71/EC of the European Parliament and of the Council of 4 November 2003 on the prospectus to
be published when securities are offered to the public or admitted to trading and amending Directive 2001/34/EC, as amended,
(the “Prospectus Directive”) and in accordance with the Commission Regulation (EC) No 809/2004 of 29 April 2004 implementing
the Prospectus Directive, as amended (the “Prospectus Regulation”). The Offering Circular has been prepared in accordance with
Annexes |, Xll, XV and XXII of the Prospectus Regulation.

This Offering Circular constitutes a prospectus in the form of a single document within the meaning of the Prospectus Directive and
the Securities Market Act of Estonia and has been approved as such under the registration number 4.3-4.6/4365 by the Estonian
Financial Supervisory Authority (Finantsinspektsioon) (the “EFSA”), in its capacity as the competent authority in the Republic of
Estonia. Registration of the Offering Circular in the EFSA does not mean that the EFSA has controlled the correctness of the
information presented in this Offering Circular. The approval of this Offering Circular referred to above will be notified to the
Swedish Financial Supervision Authority, Danish Financial Supervision Authority and Finnish Financial Supervision Authority by the
EFSA pursuant to § 39" (2) of the Securities Market Act of Estonia, for the purposes of ensuring the Retail Offering to the public in
Sweden, Denmark and Finland.

The Fund is authorised in Sweden for marketing to retail investors pursuant to Chapter 5, Section 6 of the Swedish Alternative
Investment Fund Managers Act (2013:561). The Management Company has notified the Swedish Financial Supervision Authority
(Finansinspektionen) about the Offering. In addition, the Management Company has submitted an application for marketing to the
retail investors to the Danish Financial Supervision Authority (Finanstilsynet) for an authorisation under Danish Alternative
Investment Fund Managers etc. Act (consolidated act no 1074 of 6 July 2016) as well as Executive Order no. 797 of 26 June 2014 on
authorisation for alternative investment fund managers to market to retail investors in Denmark and to Finnish Financial
Supervision Authority (Finanssivalvonta) under the Act on Alternative Investment Fund Managers (162/2014) (Fi: laki
vaihtoehtorahastojen hoitajista) and Securities Markets Act (746/2012) (Fi: arvopaperimarkkinalaki) to market the Offer Units to
retail investors in Denmark and Finland respectively.

Offer Units will be marketed as part of the Institutional Offering in Member States of the EU in accordance with laws implementing
Directive 2011/61/EU of the European Parliament and of the Council of 8 June 2011 on Alternative Investment Fund Managers and
amending Directives 2003/41/EC and 2009/65/EC and Regulations (EC) No 1060/2009 and (EU) No 1095/2010 (the “AIFM
Directive”). The Management Company has notified the EFSA of the EU Member States where it intends to market the Offer Units
to professional investors in accordance with § 33? (1) of the Estonian Investment Funds Act. The EFSA has forwarded notifications
to the competent authorities in respective Member States. See section 8.7 “Terms and Conditions of the Offering”.

No person has been authorized to give any information or to make any representation in connection with the Offering other than
as contained in this Offering Circular and, if given or made, such information or representation must not be relied upon as having
been authorized by the Management Company or by Swedbank AB, LHV Pank AS (the “Managers”) or Catella Bank S.A. (the “Global
Lead Sales Partner”). This Offering Circular does not constitute an offer to sell or a solicitation of an offer to buy any of the Offer
Units in any jurisdiction to any person to whom it is unlawful to make such an offer or solicitation in such jurisdiction. The
distribution of this Offering Circular and the offering or sale of the Offer Units in certain jurisdictions is restricted by law. Persons
into whose possession this Offering Circular may come are required by the Management Company, the Global Lead Sales Partner
and the Managers to inform themselves about and to observe such restrictions. Further information with regard to restrictions on
offering and sale of the Offer Units and the distribution of this Offering Circular is set out in section 8.7 “Terms and Conditions of
the Offering”. Neither the delivery of this Offering Circular nor any sale made in connection with the Offering shall, under any
circumstances, create any implication that the information contained herein is correct as of any time subsequent to the date hereof
or that the affairs of the Fund have not since changed. The Management Company will update any information presented in this
Offering Circular in accordance with the applicable provisions of the Estonian Securities Market Act.

THE OFFER UNITS HAVE NOT BEEN AND WILL NOT BE REGISTERED UNDER THE SECURITIES ACT AND MAY NOT BE OFFERED OR
SOLD IN THE UNITED STATES OR TO, OR FOR THE ACCOUNT OR BENEFIT OF, U.S. PERSONS (AS DEFINED IN REGULATION S) EXCEPT
PURSUANT TO AN EXEMPTION FROM, OR IN A TRANSACTION NOT SUBJECT TO, THE REGISTRATION REQUIREMENTS OF THE
SECURITIES ACT.

Each prospective purchaser and subscriber of the Offer Units must comply with all applicable laws and regulations in force in any
jurisdiction in which it purchases, subscribes, offers or sells the Offer Units or possesses or distributes this Offering Circular and
must obtain any consent, approval or permission required by it for the purchase, offer or sale by it of the Offer Units under the laws
and regulations in force in any jurisdiction to which it is subject or in which it makes such purchases, subscriptions, offers or sales,
and none of the Management Company, Global Lead Sales Partner and the Managers shall have any responsibility for these
obligations.



The Offering will be governed by and construed in accordance with Estonian law. Any disputes relating to the Offering or the
Offering Circular will be settled in Harju County Court.

1.1. DEFINITIONS

Baltics Estonia, Latvia and Lithuania
Baltic Opportunity Fund, a predecessor of Baltic Horizon Fund, a non-public closed-ended contractual real

BOF estate fund, was established under the laws of the Republic of Estonia and was managed by the
Management Company (with a previous name BPT Baltic Opportunity Fund). Baltic Opportunity Fund
merged into Baltic Horizon Fund.

CBD Central business district

Colliers FIoIIiers International Advisors OU and any of its affiliates belonging to the same consolidation group with
it

Offering The offer of Offer Units by the Management Company on behalf of the Fund

CPI Consumer price index

Dividend Cash distributions paid out of the cash flows of the Fund in accordance with the Fund Rules

EC The European Commission

EFSA Estonian Financial Services Authority, which is the capital market regulatory authority of the Republic of
Estonia

EMU European Economic and Monetary Union

EU The European Union

EUR, €, euro The lawful currency of the European Economic and Monetary Union

Euroclear Sweden

Euroclear Sweden AB

Europa SC Europa shopping centre held by Europa SPV which is fully owned by the Fund
BOF Europa UAB, registry code 300059140, a special purpose entity registered in the Republic of Lithuania
Europa SPV . .
and holding title to the Europa SC property
Fund Baltic Horizon Fund, a public closed-ended contractual real estate investment fund
Fund Rules Rules of the Fund as registered with the Estonian Financial Supervisory Authority on 23 May 2016 and

appended to the Offering Circular as Appendix A

Global Lead Sales
Partner

Catella Bank S.A. a Luxembourg registered credit institution, address 38 r. Pafebruch - Parc d'Activités,
8308, Luxemburg

Gross leasable area

Total floor space (measured in sqm) at a property including areas dedicated as public spaces or

(GLA) thoroughfares such as building service areas
IAS The International Accounting Standards forming part of the IFRS
IFA Investment Funds Act of Estonia
IFRS The International Financial Reporting Standards as adopted by the European Union
The qualified investors as defined in Directive 2003/71/EC of the European Parliament and of the Council
Institutional of 4 November 2003 on the prospectus to be published when securities are offered to the public or
Investors admitted to trading and amending Directive 2001/34/EC and/or other types of investors as defined by the
national securities legislation of each relevant country where the Offer Units are being offered without
requirement to publish the prospectus
Investors Institutional Investors and Retail Investors
. Start of trading with the Units on Nasdaq Tallinn on or about 5 December 2016 and on Nasdaq Stockholm
Listing
on or about 8 December 2016
LTV Loan to value ratio. It is calculated as a ratio of interest bearing debt to the value of investment property
Management Northern Horizon Capital AS, the management company of the Fund
Company
Swedbank, AB, a bank organised and existing under the laws of the Republic of Lithuania, legal person
Managers code 112029651, domiciled at Konstitucijos 20A, LT-03502 Vilnius, Lithuania
AS LHV Pank, a bank organised and existing under the laws of the Republic of Estonia, register code
10539549, address at Tartu rd 2, Tallinn 10145, Estonia
Member State A member state of the European Economic Area
The merger of the Fund and BOF on 30 June 2016. The Fund took over all assets and liabilities of BOF.
Merger Units of BOF were converted into units of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into

100 Units of the Fund). At the time of the merger, the Fund had no assets and liabilities of its own.




NAV

Net Asset Value of the Fund or a Unit as calculated in accordance with the Fund Rules

New Units

Up to 59,410,000 Units issued in connection with the Offering

Offering Circular

This public offering and listing prospectus, which is registered with EFSA on 7 November 2016

The period during which investors may submit, modify or withdraw the Purchase Orders as indicated in

Offer Period section 8.7 “Terms and Conditions of the Offering”

Offer Price Price per Offer Unit

Offer Units Up to 37,131,000 Units offered in connection with the Offering

Placement The agreement to be concluded between the Management Company, Global Lead Sales Partner and the
Agreement Managers related to the Offering

Prospectus Directive

Directive 2003/71/EC of the European Parliament and of the Council of 4 November 2003, on the
prospectus to be published when securities are offered to the public or admitted to trading, and amending
Directive 2001/34/EC and any relevant implementing measures, as amended

Prospectus
Regulation

Commission Regulation (EC) no 809/2004 of 29 April 2004, implementing Directive 2003/71/EC of the
European Parliament, and of the Council as regards information contained in prospectuses, as well as the
format, incorporation by reference and publication of such prospectuses and dissemination of
advertisements, as amended

Register, ECRS

Estonian Central Registry for Securities operated by AS Eesti Vaartpaberikeskus, the register of the Units

Related Parties

As defined in the International Accounting Standard 24, Related Party Disclosures

Rentable area,
leasable area, net
leasable area (NLA)

Floor space (measured in sqm) at a property that can be leased out to tenants. It excludes areas dedicated
as public spaces or thoroughfares such as building service areas

Retail Investors

Any investor in Sweden, Denmark, Finland or Estonia other than the Institutional Investors

Retail Offering

The public offering of the Offer Units to the Retail Investors in Sweden, Denmark, Finland and Estonia

SC Shopping center

SSC Shared services centre

SPA Sale and Purchase Agreement

PV A special purpose vehicle established for the purposes of making and maintaining real estate investments
for the benefit of the Fund

sgm Square meter

Summary The summary of this Offering Circular presented on page 10

Unit A unit of the Fund

Unit-holder A person holding Units of the Fund and entitled to exercise rights attached to the Units in accordance with

the Fund Rules

Upsizing Option

The Management Company’s right to increase the number of Offer Units to be offered in the Offering by
up to 22,279,000 Offer Units

WAULT

Weighted average unused lease term calculated by weighting remaining terms of each lease contract by
rental income

Website

www.baltichorizon.com, website of the Fund

1.2. AVAILABLE INFORMATION

In accordance with the rules of the Fund (the “Fund Rules”) copies of the following documents will be available free of charge at
the office of the Management Company at City Plaza, Tartu mnt 2, Tallinn 10145, during the normal business hours and on the

Website:

e  the Fund Rules;

e  the three most recent annual reports of BOF;

e internal rules and procedures of the Management Company for determination of the net asset value;

e therules for the valuation of real estate;

e the rules for handling conflicts of interest;

e adescription of the Fund'’s liquidity risk management;

e Key Investor Information Document (KIID) for Retail Investors in Sweden;

e  Significant investor information for Retail Investors in Denmark;

e Key investor information document for Retail Investors in Finland;

e the three most recent annual reports of the Management Company.
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This Offering Circular has been published in an electronic form on the Website and on the website of the EFSA (www.fi.ee). A paper
copy of this Offering Circular can be obtained from Catella Bank S.A. until the end of the Offer Period. Full versions of valuation
reports regarding the property belonging to the Fund, and prepared by Colliers International Advisors OU, Colliers International
Advisors SIA, and UAB Colliers International Advisors at the request of the Management Company are available for inspection
during the life of the Offering Circular at the registered office of the Management Company, and at the offices of the Catella Bank
S.A. at 38 r. Pafebruch - Parc d'Activités, 8308, Luxemburg.

The Management Company has disclosed and will disclose in the future also other information on the Webpage and also through
stock exchange releases regarding the Fund in accordance with the Fund Rules, applicable laws and regulations.

1.3. CAUTIONARY NOTE REGARDING FORWARD-LOOKING STATEMENTS

Certain statements in sections 3 “Summary”, 4 “Risk Factors”, 6.9 “Investment Pipeline”, 6.12 “Operating and Financial Review”,
6.16 “Dividends and Dividend Policy” and elsewhere in this Offering Circular are forward-looking. Such forward-looking statements
and information are based on the beliefs of the Management Company’s management (the “Management”) or are assumptions
based on information available regarding the Fund. When used in this document, the words “believe,” “estimate”, “target” and
“expect” and similar expressions, as they relate to the Fund or the Management Company, are intended to identify forward-looking
statements. Such forward-looking statements reflect the current views of the Management Company or its management with
respect to future events and are subject to certain risks, uncertainties and assumptions. Many factors could cause the actual
results, performance or achievements of the Fund to be materially different from any future results, performance or achievements
that may be expressed or implied by such forward-looking statements, including, among others, risks or uncertainties associated
with the Fund’s development, growth management, relations with tenants and suppliers and, more generally, general economic
and business conditions, changes in domestic and foreign laws and regulations (including those of the EU), taxes, changes in
competition and pricing environments, and other factors referenced in this document. Some of these factors are discussed in more
detail in section 4 “Risk Factors.” Should one or more of these risks or uncertainties materialize, or should underlying assumptions
prove incorrect, actual results may vary materially from those described in this document as anticipated, believed, estimated or
expected.

The Management Company does not intend, and does not assume any obligation, to update the forward-looking statements
included in this Offering Circular as at the date set forth on the cover.

1.4. PRESENTATION OF FINANCIAL INFORMATION
Financial information presented in this Offering Circular

On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into Units
of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 Units of the Fund). At the time of the merger, the Fund had
no assets and liabilities of its own. Thus, historical financial and operational performance of BOF prior to the merger is directly
comparable the Fund’s performance after the merger. In the Fund’s reviewed interim consolidated financial statements for the 6-
month period ended 30 June 2016, BOF’s financial results prior to the merger are presented as those of the Fund. For these
reasons, in this Offering Circular past results of BOF are presented and referred to as past results of the Fund.

The Fund prepares its financial statements in a consolidated form and according to international financial reporting standards as
adopted by the EU (“IFRS”).

The following historical financial information is presented in the Offering Circular:

- reviewed interim consolidated financial statements of the Fund for the 6-month period ended 30 June 2016 prepared
according to IFRS (provided in full in Appendix B);

- audited consolidated financial statements of BOF for the financial year ended 31 December 2015 prepared according to
IFRS (provided in full in Appendix C);

- audited special purpose consolidated financial statements of BOF for the financial years ended 31 December 2014 and
31 December 2013 (provided in full in Appendix D). Because prior to 2015 BOF was qualified as an investment entity
under IFRS 10, these statements do not comply with consolidation requirements in IFRS 10 according to which investment
entities are required to measure their subsidiaries at fair value through profit and loss rather than consolidate them.
Apart from this exception, these special purpose financial statements are prepared based on all other standards and
interpretations of the IFRS;

- audited non-consolidated financial statements of BOF for the financial years ended 31 December 2014 and 31 December
2013 prepared according to IFRS (provided in full in Appendices E and F).

In years prior to 2015 BOF qualified as an investment entity under IFRS 10 and, according to consolidation requirements in IFRS 10,
was required to measure subsidiaries at fair value through profit and loss rather than consolidate them. In 2015 BOF’s objectives
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expanded beyond simply holding and managing a portfolio of real estate properties, to include active property management and
the possibility to develop real estate projects. Consequently, BOF no longer met characteristics of an investment entity under IFRS
10 and, hence, was required to consolidate its subsidiaries.

The Management Company has prepared the special purpose consolidated financial statements of BOF for the financial years
ending 31 December 2014 and 31 December 2013 with the purpose to provide investors with financial information comparable
with the financial information presented for the financial year ending 31 December 2015. For more detailed description and
analysis of the historical financial information of the Fund see subsections 6.1 “Selected Financial Information”, 6.12 “Operating
and Financial Review” and 6.17 “Capital Resources”.

In accordance with item 2.2(a)(i) of Annex XV of the Prospectus Regulation, the Management Company has included historical
financial information of BOF Europa UAB, a Lithuanian registered entity holding the Fund’s property investment in Europa shopping
centre in Vilnius (the “Europa SPV”), into this Offering Circular. The financial statements of Europa SPV have been prepared in
accordance with Lithuanian Business Accounting Standards. The financial statements of Europa SPV for the financial years ending
31 December 2014 and 31 December 2013 were initially prepared in Lithuanian language, and for the purpose of this Offering
Circular, translations of the respective statements into English language are prepared, and presented in this Offering Circular.

Approximation of Numbers

Numerical and quantitative values in this Offering Circular (e. g. monetary values, percentage values, etc.) are presented with such
precision which the Management Company deems sufficient in order to convey adequate and appropriate information on the
relevant matter. From time to time, quantitative values have been rounded up to the nearest reasonable decimal or whole value in
order to avoid excessive level of detail. As a result, certain values presented as percentages do not necessarily add up 100% due to
effects of approximation. Exact numbers may be derived from the financial statements of BOF, to the extent that the relevant
information is reflected therein.

Currencies

In this Offering Circular, financial information is presented in euro (EUR), i. e. the official currency of the EU Member States
participating in the EMU. With respect to the state fees, taxes and similar country specific values, information may occasionally be
presented in currencies to the state fees, taxes and similar country specific values information may be occasionally presented in
currencies other that EUR. The exchange rates between such currencies and the euro may change from time to time.

Dating of Information

This Offering Circular has been drawn up based on the financial information valid for the Fund’s most recent reporting date of 30
June 2016 for which interim financial statements for the 6-month period were prepared. An analysis of the Fund’s property
portfolio in section 6.9 “Asset Portfolio” has been provided as of 30 September 2016 in order to a) include two newly acquired
properties: G4S Headquarters in Tallinn purchased on 12 July 2016 and Upmalas Biroji in Riga bought on 30 August 2016, and b)
reflect the most recent independent property appraisals with value date of 30 September 2016. The information regarding the
most recent NAV of the Fund in section 6.15 “NAV” is presented as calculated as of 30 September 2016 which is the last calculated
NAV immediately prior to the date of this Offering Circular.

Where not expressly indicated otherwise, all information presented in this Offering Circular (including the financial information of
the Fund, information of Europa SPV, the facts concerning its operations and any information on the markets in which it operates)
must be understood to refer to the state of affairs as at the aforementioned date. Information referring to the other than 30 June
2016 is identified either by specifying the relevant date through the use of such expressions as “the date of this Offering Circular”,
“to date”, “until the date of this document” and other similar expressions, which must all be construed to mean the date of this
Offering Circular.



2. PERSONS RESPONSIBLE FOR THE OFFERING CIRCULAR

The information contained in this Offering Circular has been provided by the Management Company and received from other
sources identified herein. It is prohibited to copy or distribute the Offering Circular or to reveal or use the information contained
herein for any other purpose than considering an investment in the Offer Units. The Management Company accepts responsibility
for the information contained in this Offering Circular. To the best of the knowledge and belief of the Management Company,
having taken all reasonable care to ensure that such is the case, the information contained in this Offering Circular is in accordance
with the facts and contains no omission likely to affect its import.

Where information used in this Offering Circular has been sourced from a third party, this information has been accurately
reproduced and that as far as the Management Company, Global Lead Sales Partner or the Managers are aware and have been able
to ascertain from information published by that third party, no facts have been omitted which would render the reproduced
information inaccurate or misleading. The contents of this Offering Circular are not to be construed as legal, business or tax advice.
Each prospective investor should consult with its own legal adviser, business adviser or tax adviser as to legal, business and tax
advice.

Tallinn, 7 November 2016

Northern Horizon Capital AS

/signed electronically/ /signed electronically/ /signed electronically/
Tarmo Karotam Ausra Stankeviciené Algirdas Vaitiekinas
Member of the Management Board Member of the Management Board Member of the Management Board



3. SUMMARY

This Summary is made up of disclosure requirements known as “Elements” in accordance with the Annex XXIl (Disclosure
Requirements in Summaries) of the Prospectus Regulation. These elements are numbered in Sections A — E (A.1 — E.7) below. This
Summary contains all the Elements required to be included in a summary for this type of securities and issuer. Because some
Elements are not required to be addressed, there may be gaps in the numbering sequence of the Elements. Even though an
Element may be required to be inserted in the Summary because of the type of securities and issuer, it is possible that no relevant
information can be given regarding the Element. In this case a short description of the Element is included in the Summary with the
mention ‘not applicable’.

Section A - Introduction and Warnings

Al

Warning

This summary should be read as an introduction to the Offering Circular. The summary
information set out below is based on, should be read in conjunction with, and is qualified in its
entirety by, the full text of this Offering Circular, including the financial information presented
herein. Any consideration to invest in the Offer Units should be based on consideration of the
Offering Circular as a whole by the investor. Where a claim relating to the information
contained in the Offering Circular is brought before a court, the plaintiff investor might, under
the applicable law, have to bear the costs of translating the Offering Circular in the course of
the legal proceedings or before such proceedings are initiated. No person assumes civil liability
for this summary or the information herein, unless it is misleading, inaccurate or inconsistent
when read together with the other parts of the Offering Circular, or does not provide key
information to allow investment decision making.

A.2

Consent by the issuer

Not applicable

Section B - Issuer

B.1 Legal and commercial Baltic Horizon Fund
name
B.2 Domicile, legal form The Fund is a public closed-ended contractual investment fund. The Fund is a real estate fund.
and legislation
The Fund is registered in the Republic of Estonia.
B.3 Key factors relating to The Fund is a real estate fund and invests directly or indirectly in real estate located in Estonia,

the Fund and its
activities

Latvia, and Lithuania, with a particular focus on the capitals - Tallinn, Riga, and Vilnius. See
more information on the Fund’s investment policy in Element B.34 below.

The Fund Rules were registered with Estonian Financial Supervision Authority on 23 May 2016.
The Fund completed an initial public offering on 29 June 2016 raising EUR 20.5m of net
proceeds for acquisitions of new properties. On 30 June 2016 the Fund merged with BOF and
took over all assets and liabilities of BOF including its property portfolio of five commercial
properties. Unit-holders of BOF became Unit-holders of the Fund as units of BOF were
converted into Units of the Fund at a ratio of 1:100. BOF was a closed-ended contractual real
estate investment fund registered in Estonia with the Estonian Financial Supervision Authority
on 1 September 2010. On 6 July 2016 Units of the Fund were listed on Nasdaq Tallinn.

The Fund generates returns to the Unit-holders by investing in commercial real estate assets
primarily at central and strategic locations in the Baltic capital cities. The Fund focuses on fully-
developed premium office and retail properties with high-quality tenants mix, low vacancy and
stable and strong cash flows. The Fund generates revenue by leasing out space at its properties
to tenants. Constant flow of rental income is the basis for the Fund to distribute dividends to
its Unit-holders. The Fund seeks to become the largest commercial property owner in the
Baltics. In the longer term it targets to reach a property portfolio size of EUR 1,000m and NAV
of EUR 500m in order to maximize Unit-holder returns through cost efficiencies, ensure high
liquidity of its Units and increase diversification across properties, tenants, property classes
and cities.

The Fund’s investment strategy aims to take advantage of higher property yields in the Baltics.
According to Colliers, prime yields for office and retail properties in the Baltic capitals stood at
6.75-7.25% at the end of 2015. They exceeded yields in Nordic capitals by approximately 2.5%
and Warsaw by approximately 1.5%. Higher property yields enable the Fund to generate
greater cash returns, which are paid out to Unit-holders as dividends, and also offer a potential
for capital appreciation due to possible compression in the Baltic yields. The Fund targets a
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debt level of 50% of the value of its properties enabling to leverage returns to Unit-holders and
utilize currently low market interest rates. Dividends are targeted to yield 7-9% of invested
equity per annum, payable on a quarterly basis.

The focus on the Baltic commercial real estate is also based on positive leasing trends: low
vacancy, gradually growing rent rates and a significant and still increasing presence of large
international tenants. In addition, rising activity in the Baltic property transaction market leads
to greater availability of potential acquisition targets which is important for the
implementation of the Fund’s investment strategy.

The Fund’s geographical focus on the Baltics is supported by the stable macroeconomic
situation in the region. All three Baltic countries are members of the EU and have euro as a
national currency. Their economies have been growing at a higher pace than the EU average.
Ranked by real GDP growth over 2000-2015 (Eurostat), they are in the top 7 of the fastest
expanding members of the EU. The EC forecasts economic growth in the Baltics to continue
outperforming the EU average. Furthermore, government debt and private debt levels of the
Baltic countries are among the lowest in the EU. Government debt to GDP ratio of Lithuania,
the highest of the three, stood at 43% at the end of 2015 — substantially below the EU average
of 87% (according to the EC).

B.4a

Significant trends

The growth of the GDP of Baltic countries has significantly outperformed EU average. In 2015
economies of the Baltic countries were 19-20% larger in real terms compared to 2010 level
whereas overall EU’s GDP increased by only 5% real over the same period. In year 2015,
despite a fall in exports to Russia, the Baltic economies delivered growth (albeit slower than in
previous years) supported by expanding household expenditure which benefited from
declining unemployment, rising wages and low inflation. The EC forecasts that buoyed by
growing private consumption the Baltic countries will continue expanding at a considerably
faster pace than EU as a whole. Overall EU is expected to achieve real GDP growth of 1.8% in
2016 and 1.9% in 2017. In contrast, the EC forecasts both Lithuania and Latvia to deliver
growth of 2.8% in 2016 and 3.1% in 2017 and Estonia to grow by 1.9% in 2016 and 2.4% in
2017.

Government finances of the Baltic States stand out in the European context as prudent, fiscally
responsible and not overburden by debt. The Baltic countries have one of the lowest
government debt levels in the EU. Whereas the overall EU is forecast by the EC to reach
government debt to GDP ratio of 86% in 2017, Estonia’s government debt is projected to be
only 9% of GDP (the lowest in the EU), Latvia’s 36% (the 4th lowest) and Lithuania’s 43% (the
9th lowest).

The activity in the Baltic property transaction market has been growing rapidly in recent years.
According to Colliers, in 2015 the turnover of property transactions, aggregated for all three
Baltic countries, reached EUR 1.4bn — up by more than 60% compared to 2014 and exceeding
the previous peak of EUR 1.0bn recorded in 2007. Office and retail properties constituted 24%
and 49% of the transaction volume in 2015 respectively.

Prime yields in the Baltic capital cities have been gradually declining since 2010 on the back of
stable and growing economy, improving real estate market fundamentals (declining vacancy
and increasing rent rates), falling borrowing costs and high demand for cash flow-generating
assets in a low interest rate environment. At the end of 2015 prime yields for office and retail
properties stood at 7.0-7.25% in Riga, 7.0% in Vilnius and 6.75% in Tallinn. Despite a downward
trend, yields in the Baltic capitals are still considerably higher than in Poland and even more so
than in Nordics. Colliers estimates that at the end of 2015 prime yields for office and retail
(SCs) properties were between 5.0-6.0% in Warsaw, 4.5-5.0% in Copenhagen, 4.25-4.50% in
Stockholm and 4.0-4.25% in Oslo.

Stock of modern office space in the Baltic capital cities increased by 5% to 1,624 thousand sqm
of GLA in 2015. Office vacancy dropped to 4.3% from 6.5% in Vilnius and to 6.0% from 7.0% in
Tallinn while in Riga it was stable at 5.7%. Development activity has picked up recently in
Vilnius and Tallinn office markets as growth in demand for office premises has outpaced
additions to supply illustrated by falling vacancy. The demand has been supported by launches
of new shared service centers of international companies, especially in Vilnius. A major part of
office buildings under construction are pre-let.

Retail space (in shopping centers) in the Baltic capitals rose by 2% to 1,786 thousand sqm of
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GLA in 2015. Vacancy rates in SCs were low — 2.7% in Riga, 1.9% in Vilnius and 0.8% in Tallinn.
The most successful SCs in the Baltic capital cities effectively had no vacant space. Demand for
retail space has been supported by increasing household consumption which has been the
main driver of economic growth in the Baltics in recent years. In 2015 retail trade (excl. motor
vehicles and motorcycles) expanded by 4.4-5.4% in real terms in the Baltic countries exceeding
3.0% rise in the EU and 2.4% in the euro area. Development activity in retail property sector
has been modest and below one in Vilnius and Tallinn office markets.

B.5 Group Not applicable

B.6 Unitholders Holdings in the Fund are not notifiable under Estonian law.
All Units rank pari passu without preference or priority among themselves.
To the extent known to the Management Company, no Unit-holder holds majority of the Units
and controls the Fund.

B.7 Selected historical On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF.

financial information

Units of BOF were converted into Units of the Fund at a ratio of 1:100. At the time of the
merger, the Fund had no assets and liabilities of its own. Thus, historical financial and
operational performance of BOF prior to the merger is directly comparable the Fund’s
performance after the merger. In the Fund’s reviewed interim consolidated financial
statements for the 6-month period ended 30 June 2016, BOF’s financial results prior to the
merger are presented as those of the Fund. For these reasons, in this Offering Circular past
results of BOF are presented as results of the Fund.

The consolidated financial information, provided in the following tables, has been derived as
follows:

- For the interim period of January — June 2016 (and the corresponding period of 2015): the
Fund’s reviewed interim consolidated financial statements for the 6-month period ended
30 June 2016 prepared according to the IFRS;

- For year 2015: BOF’s audited statutory consolidated financial statements for the year
ended 31 December 2015 prepared according to the IFRS;

- Foryears 2014 and 2013: BOF’s audited special purpose consolidated financial statements
for the years ended 31 December 2014 and 31 December 2013. Because prior to 2015 BOF
was qualified as an investment entity under IFRS 10, these statements do not comply with
consolidation requirements in IFRS 10 according to which investment entities are required
to measure their subsidiaries at fair value through profit and loss rather than consolidate
them. Apart from this exception, these special purpose financial statements are prepared
based on all other standards and interpretations of the IFRS.

The Fund reports its financial results in the consolidated form. In years prior to 2015 BOF
qualified as an investment entity under IFRS 10. According to consolidation requirements in
IFRS 10, investment entities are required to measure subsidiaries at fair value through profit
and loss rather than consolidate them. In order to provide prospective investors with
comparable financial information for years prior to 2015, special purpose consolidated
financial statements have been prepared for 2014 and 2013.

Table 1: Consolidated income statement of the Fund, EUR thousand

2013 2014 2015 | ‘an-dun - Jan-lun

2015 2016
Rental income 2,454 3,048 6,073 2,704 3,276
Expenses 632 829 2,062 885 1,193
reimbursement revenue
Cost of rental activities -806 -1,177 -2,796 -1,220 -1,554
Net rental income 2,280 2,700 5,339 2,369 2,915
Administrative expenses -592 -665 -984 -435 -980
Other operating income 4 - 267 - 78
!\let loss on dlsposaliof i i 10 10 i
investment properties
Valuation gains/losses 1326 611 2886 i a1

on investment
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properties

Operating profit 3,018 2,646 7,498 1,924 1,572
Financial income 40 72 17 10 8
Financial expenses -440 -656 -1,100 -533 -533
Profit before tax 2,618 2,062 6,415 1,401 1,047
Income tax charge -102 -55 -890 -169 -175
Profit for the period 2,516 2,007 5,525 1,232 872
Earnings per unit (basic 0.14 0.10 0.23 0.05 0.03

and diluted)’, EUR

Source: audited consolidated financial statements of BOF for years 2013 - 2015 and reviewed interim
consolidated financial statements of the Fund for the 6-month period ended 30 June 2016

! On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF
were converted into units of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the
Fund). To ensure the comparability of historical per unit figures, numbers of units prior to the merger were
recalculated by multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers
or units were used to compute comparable per unit figures.

Table 2: Consolidated financial position of the Fund, EUR thousand

31Dec2013 31Dec2014 31Dec2015 | 30Jun 2016
Investment properties 33,135 46,170 86,810 87,238
Other non-current assets 23 - 263 280
Total non-current assets 33,158 46,170 87,073 87,518
Trade and other receivables 2,139 214 840 724
Prepayments 13 11 81 98
Subscriptions receivable - - - 28,483
Cash and cash equivalents 456 2,626 1,677 1,460
Total current assets 2,608 2,851 2,598 30,765
TOTAL ASSETS 35,766 49,021 89,671 118,283
Share capital 18,156 22,051 25,674 46,636
Cash flow hedge reserve -210 -194 -199 -222
Retained earnings 1,510 2,458 6,218 7,090
Total equity 19,456 24,315 31,693 53,504
Interest bearing loans and 15,415 22,395 39,586 41,557
borrowings
Deferred tax liabilities 57 670 3,673 3,811
Perlvatlve financial 211 149 215
instruments 260
Other non-current liabilities 41 160 451 494
Total non-current liabilities 15,724 23,374 43,925 46,122
Redemption of units i i i 7521
payable
Interest bearing loans and
borrowings 229 644 11,608 9,140
Trade and other payables 313 534 2,036 1,597
Income tax payable 44 - 112 168
Perlvatlve financial i 60 17
instruments 1
Other current liabilities - 94 280 230
Total current liabilities 586 1,332 14,053 18,657
Total liabilities 16,310 24,706 57,978 64,779
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TOTAL EQUITY AND
LIABILITIES

Source: audited consolidated financial statements of BOF for years 2013 - 2015 and reviewed interim
consolidated financial statements of the Fund for the 6-month period ended 30 June 2016

35,766 49,021 89,671 118,283

Table 3: Consolidated statement of cash flows of the Fund, EUR thousand

2013 2014 2015

Operating activities

Profit before tax 2,618 2,062 6,415 1,401 1,047

Adjustments for non-cash items:
Value adjustment of investment

. -1,326 -611 -2,886 - 441
properties
_Gam/loss on disposal of ) ) 10 10 )
investment property
\{alue a(?justment of derivative 1 14 18 2 6
finance instruments
Change in allowance for bad 3 29 2 i i
debts
Financial income -40 -72 -17 -10 -8
Financial expenses 440 656 1,100 533 533
Non-realised exchange
. -30 - - - -
differences
Working capital adjustments:
Decrease/-increase |.n trade and 176 81 156 60 140
other accounts receivables
-Increase/decrease in other 31 271 .82 -60 -40
current assets
-Decreasz_a/lrfsr_ease in other non- 32 83 120 20 43
current liabilities
Increase/-decrease in trade and 271 77 69 24 247
other accounts payable
-Decreast.e/lr?f:r.ease in other 29 559 407 210 43
current liabilities
Refunded/-paid income tax -1 -102 -54 -16 -45
Net cash flow from operating 1,600 1,767 4,966 2,122 2,407
activities

Investing activities
Interest received 40 - 17 6 8
Acquisition of a subsidiaries, net of
cash acquired

Acquisition of investment

- -1357 -7,657' -7,657" -

. -11,919 - - - -
properties
Disposal of investment properties - - 990 990 -
Capital (_expend|ture on investment 5 468 2213 805 1623
properties
Net cash flow from investing 11,904 -1,825 8863  -7,466  -1,615
activities

Financing activities

Proceeds from bank loans 8,150 499 4,804 2,539 445
Repayment of bank loans -156 -463 -2,684 -315 -954
Granted loans -2,000 - - - -
Proceeds from issue of units 1,197 3,019 3,160 2,660 -
Profit distribution to unitholders -1,235 -184 -1,302 - -
Interest paid -427 -643 -1,030 -500 -500
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Net cash flow from financing

- 5,529 2,228 2,948 4,384 -1,009
activities

Net change in cash and cash
equivalents

Cash and cash equivalents at the
beginning of the year

Cash and cash equivalents at the
end of the year

Source: audited consolidated financial statements of BOF for years 2013 - 2015 and reviewed interim
consolidated financial statements of the Fund for the 6-month period ended 30 June 2016

' In BOF's audited consolidated financial statements for 2015 and the Fund’s reviewed interim
consolidated financial statements for the 6-month period ended 30 June 2016, acquisition of subsidiaries,
net of cash acquired, in year 2015 and the first 6 months of 2015 is equal to EUR 6,324 thousand which is
comprised of EUR 7,657 thousand payment (net of cash acquired) for an acquisition of Europa SC reduced
by EUR 1,333 thousand cash and cash equivalents held by SPVs at the beginning of 2015. The subtraction
of SPVs’ cash position is due to the change in BOF’s status under IFRS 10 from an investment entity at the
end of 2014 to a non-investment entity in 2015. In BOF’s consolidated statements of cash flows for the
year 2015 and the first 6 months of 2015, cash and cash equivalents at the beginning of 2015 reflect non-
consolidated position, i.e. only cash held by BOF itself (EUR 1,293 thousand). In order to consolidate cash
held by SPVs at the beginning of 2015, the amount is recognised under acquisition of subsidiaries, net of
cash acquired, as a positive cash flow item. This EUR 1,333 thousand consolidation adjustment is
eliminated from the table above because in it cash and cash equivalents at the beginning of 2015 already
reflect consolidated position, i.e. cash held by both BOF itself (EUR 1,293 thousand) and all its SPVs (EUR
1,333 thousand).

2 Of that, EUR 400 thousand were restricted following requirements set in bank loan agreements.

-4,775 2,170 -949 -960 -217
5,231 456 2,626 2,626 1,677

456 2,626 1,677 1,666 1,460

Table 4: Key indicators of the Fund
Jan-Jun Jan-Jun

2013 2014 2015 2015 2016
Property-related

Value of investment properties, 33,135 46,170 86,810 81,733 87,238

EUR'000
g:;nber of properties, period 3 4 5 5 5
Rentable area, sqm

Period end 23,268 30,928 48,651 47,173 50,889

Period average1 21,825 28,322 44,718 41,771 49,032
Vacancy rate

Period end 3.7% 6.3% 2.0% 1.6% 3.6%

Period average2 4.0% 9.8% 2.8% 2.8% 3.6%
Net initial yield® 7.8% 6.6% 7.1% 6.9% 6.7%
Financial®
EPRA NAV per units, EUR 1.09 1.16 1.48 1.36 1.40
NAV per unit, EUR 1.07 1.12 1.27 1.17 1.27
Earnings per unit, EUR 0.14 0.10 0.23 0.05 0.03
ROE® 13.8% 9.2% 19.7% 9.4% 8.5%
Cash earnings’, EUR'000 1,291 1,349 3,485 1,385 1,443
Cash earnings per unit, EUR 0.07 0.07 0.15 0.06 0.06
Cash ROE® 7.1% 6.2% 12.4% 10.5% 12.1%
AFFO®, EUR'000 1,263 983 2,701 606 1,236
AFFO per unit, EUR 0.07 0.05 0.11 0.03 0.05
Dividends per unit, EUR 0.07 0.05 0.07 - -
Interest coverage ratio™ 3.9 3.2 4.3 3.8 3.8
LTv* 47.2% 49.9% 59.0% 62.8% 58.1%

! Computed as average of monthly estimates.
2 .
Computed as average of monthly estimates.
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* Net initial yield = net rental income / value of investment properties. Calculated as average of monthly
estimates.

* On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF
were converted into units of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the
Fund). To ensure the comparability of historical per unit figures, numbers of units prior to the merger were
recalculated by multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers
or units were used to compute comparable per unit figures.

> EPRA NAV is a measure of long term NAV, proposed by European Public Real Estate Association (EPRA)
and widely used by listed European property companies. It is designed to exclude assets and liabilities that
are not expected to crystallise in normal circumstances such as the fair value of financial derivatives and
deferred taxes on property valuation gains. EPRA NAV = NAV per financial statements + derivative financial
instruments liability net of related deferred tax asset + deferred tax liability related to investment property
fair and tax value differences.

® Return on average equity (ROE) = profit for the period / average total equity; where average total equity
= ( total equity at the beginning of the period + total equity at the end of the period ) / 2. Estimates for
interim periods were annualized. When calculating ROE for January — June 2016, profit for the period was
adjusted to exclude EUR 500 thousand one-off expenses related to the capital raising completed on 29
June 2016 and total equity at the end of the period was adjusted to exclude EUR 21.0m of new equity
relating to the said capital raising as cash proceeds were received only after the reporting period (on 5 July
2016). The purpose of these adjustments was to present a figure for January — June 2016 that is
comparable to past performance figures.

7 Cash earnings = profit before tax - valuation gains or losses on investment properties - net gains or losses
on disposals of investment properties - paid income taxes.

& Cash ROE = cash earnings for the period / average total equity. Estimates for interim periods were
annualized. When calculating cash ROE for January — June 2016, cash earnings for the period were adjusted
to exclude EUR 500 thousand one-off expenses related to the capital raising completed on 29 June 2016
and total equity at the end of the period was adjusted to exclude EUR 21.0m of new equity relating to the
said capital raising as cash proceeds were received only after the reporting period (on 5 July 2016). The
purpose of these adjustments was to present a figure for January — June 2016 that is comparable to past
performance figures.

° Adjusted funds from operations (AFFO) = net rental income - administrative expenses + financial income -
financial expenses - capital expenditure on investment properties (excl. investments into development
projects and acquisitions).

 |nterest coverage ratio = ( operating profit - valuation gains or losses on investment properties - net
gains or losses on disposals of investment properties ) / interest on bank loans.

" | oan-to-value (LTV) = total interest bearing loans and borrowings / value of investment properties.

Interim results in the first 6 months of 2016

In the first half of 2016 net rental income of the Fund amounted to EUR 2.9m and was 23%
higher compared to the same period in 2015. The growth was mainly explained by an increase
in net rental income from Europa SC which contributed for the full 6 months in 2016 as
opposed to 4 months in the first half of 2015. The two newest additions to the Fund’s property
portfolio, G4S Headquarters and Upmalas Biroji, did not contribute to the results of the Fund in
the first half of 2016 because they were acquired in July and August 2016.

Administrative expenses grew to EUR 1.0m from EUR 0.4m in the same period of 2015. The
main reason for the increase was a EUR 0.5m one-off accrual of expenses related to the initial
public offering of the Fund completed on 29 June 2016.

No external property valuations were performed in the first half of 2016 (and 2015). The
revaluation loss of EUR 441 thousand was related to the final price paid to developer TK
Development for the completion of the second stage of Domus Pro in May 2016.

Net financial expenses remained stable year on year at EUR 0.5m. Average cost of debt stood
at 2.1% in the first half of 2016.

Income tax amounted to EUR 175 thousand (EUR 169 thousand in the comparable period of
2015) which was comprised of EUR 19 thousand current income tax (EUR 29 thousand) and
EUR 156 thousand deferred income tax (EUR 140 thousand).

Results in years 2013 - 2015
In 2015 net rental income doubled to EUR 5.3m from EUR 2.7m in 2014. The increase was

primarily attributable to Europa SC, acquired in March 2015, that contributed EUR 2.0m to the
consolidated net rental income during the year. Net rental income of Domus Pro grew by EUR

16




0.4m thanks to its full year contribution and a drop in its vacancy. In 2014 net rental income
increased by 18% to EUR 2.7m from EUR 2.3m in 2013 driven mainly by Domus Pro which
generated EUR 0.4m of net rental income since its acquisition in May 2014.

Administrative expenses increased to EUR 1.0m in 2015 from EUR 0.7m in 2014 and EUR 0.6m
in 2013. The growth was mainly driven by rising management fee (fixed at 1.9% of year-end
NAV) impacted by increases in NAV. In addition, in 2015 a performance fee was recognised
amounting to EUR 79 thousand (no performance fees were recorded in previous years).

Valuation gains on investment properties amounted to EUR 2.9m in 2015, EUR 0.6m in 2014
and EUR 1.3m in 2013. Properties have been recognised at fair value based on independent
appraisals which have been carried out once a year with a valuation date of 31 December. The
independent appraisals for 31 December 2015 were conducted by Colliers.

Net financial expenses grew to EUR 1.1m in 2015 from EUR 0.6m in 2014 and EUR 0.4m in
2013. Increases were attributable predominantly to rising interest expenses on bank loans as
bank financing was used to partly finance acquisitions of new properties. Financial debt, fully
comprised of bank loans, expanded from EUR 15.6m at the end of 2013 to EUR 23.0m at the
end of 2014 (impacted by Domus Pro acquisition) and EUR 51.2m at the end of 2015 (impacted
by Europa SC acquisition).

Income tax went up to EUR 0.9m in 2015 (fully comprised of deferred tax) from EUR 0.1m in
the two previous years caused by substantially higher profits from properties located in
Lithuania. Profits in Lithuania grew on the back of successful timing of the acquisition of Europa
SC, full year contribution of Domus Pro and substantial fair value gains recognised from
completing the rented out expansion of Domus Pro. Over years 2013-2015, income tax has
been recorded only for properties based in Lithuania and Latvia. Estonian properties, on the
other hand, incurred no income tax because they did not pay dividends - retained profits are
tax exempt in Estonia.

B.8 Pro forma financial Not applicable. Pro forma financial information is not provided in the Offering Circular.
information

B.9 Profit forecast Not applicable. A profit forecast is not provided in the Offering Circular.

B.10 Qualifications in audit The Fund’s interim consolidated financial statements for the 6-month period ended 30 June

reports

2016 were reviewed (but not audited) by independent auditors.

BOF’s financial statements for years 2013 — 2015 provided in this Offering Circular, including
special purpose consolidated financial statements for years 2014 and 2013, received
unqualified opinions from independent auditors.

Europa SPV’s financial statements are provided in this Offering Circular in accordance with item
2.2(a)(i) of Annex XV of the Prospectus Regulation. Europa SPV’s interim financial statements
for the 6-month period ended 30 June 2016 have not been audited. Europa SPV’s financial
statements for years ending 31 December 2015 and 31 December 2014 received unqualified
opinions from independent auditors. For Europa SPV’s financial statements for the year ending
31 December 2013, independent auditors issued a qualified opinion noting that they were
unable to obtain sufficient audit evidence that certain valuation assumptions used by
independent appraisers to determine the value of Europa SC property for 31 December 2012
were appropriate in the market conditions at that time. The fair value of investment property
as at 31 December 2012 had an impact to revaluation amount recognised in the income
statement for 2013 and, consequently, auditors were unable to determine whether any
adjustments might be necessary to expenses from financing and investing activities and net
result for the year ended 31 December 2013. Auditors concluded that, except for the possible
effect of this matter, the financial statements gave a true and fair view of the financial position
of Europa SPV at 31 December 2013, and of its financial performance and its cash flows for the
year then ended in accordance with Business Accounting Standards of the Republic of
Lithuania.
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B.34

Investment objective
and policy

The objective of the Fund is to provide its unit-holders with consistent and above average risk-
adjusted returns by acquiring high quality cash flow generating commercial properties with the
potential for adding value through active management, thereby creating a stable income
stream of high yielding current income combined with capital gains. The focus of the Fund is to
invest, directly or indirectly, in real estate located in Estonia, Latvia, and Lithuania, with a
particular focus on the capitals - Tallinn, Riga, and Vilnius - and a preference for city centres
within or near the central business districts.

At least 80% of the Fund’s gross asset value must be invested in real estate and securities
relating to real estate in accordance with the investment objectives and policy of the Fund. Up
to 20% of the Fund’s gross asset value may be invested in the deposits and financial
instruments. The assets of the Fund may be invested in derivative instruments only for the
purpose of hedging the property loan risks.

The Fund shall meet the following risk diversification requirements:
e up to 50% of the gross asset value of the Fund may be invested in any single real estate
property, or in any single real estate fund;
e the annual rental income from one single tenant shall not form more than 30% of the
total annual net rental income of the Fund.

B.35

Borrowing and/or
leverage limits

The Management Company has, on account of the Fund, the right to guarantee an issue of
securities, provide surety, take a loan, issue debt securities, enter into repurchase or reverse
repurchase agreements, and conclude other securities borrowing transactions. Subject to the
discretion of the Management Company, the Fund aims to leverage its assets and targets a
debt level of 50% of the value of its assets. At no point in time may the Fund’s leverage exceed
65% of the value of its assets. Loans may be taken for periods of up to 30 years.

B.36

Regulatory status and
the name of a
regulator

The Fund is registered with, and is regulated by the Estonian Financial Supervision Authority
(Finantsinspektsioon).

B.37

Profile of a typical
investor

A typical investor of the Fund is either an institutional or a retail investor seeking to have a
medium or long term indirect exposure to commercial real estate property. Investors should
be ready to accept investment risk generally inherent to real estate markets. Provided that
Fund’s investments are made with a long term perspective with a view to gain both from the
increase of the property value over economic cycles and through continuous cash flow
generation, also investors are expected to invest with a long term view. Furthermore, investors
who expect regular distributions out of cash flows (e.g. dividends, interests) should consider an
investment in the Fund. Any investor, who has had no or very little experience in investing in
real estate funds or directly in commercial real estate property, should consult their
professional adviser in order to learn about the characteristics and risks associated with such
investments.

B.38

Identity of assets in
which the Fund
invested more than
20% of its gross asset
value

According to the Fund Rules, up to 50% of the gross asset value of the Fund may be invested in
any single real estate property, or in any single real estate fund.

As of 30 September 2016, the fair value of Europa SC, a shopping mall in Vilnius, constituted
28% of the Fund’s gross assets and 29% of its property portfolio value. No other single property
(or other investment) comprised more than 20% of the Fund’s gross asset value on 30
September 2016.

B.39

Identity of collective
investment
undertakings in which
the Fund invested
more than 40% of its
gross asset value

The Fund has no investments in other collective investment undertakings.

B.40

Service providers and
fees

The main service providers to the Fund are the Management Company and the Depositary.
See Element B.41 below.

For the fund management services, the Management Company is paid a management fee and
a performance fee on account of the Fund.

The management fee shall be calculated as follows:

e the management fee shall be calculated quarterly based on the 3-month average market
capitalisation of the Fund. After each quarter, the management fee shall be calculated on
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the first banking day of the following quarter.

¢ the management fee shall be calculated based on the following rates and in the following

tranches:

- 1.50% of the market capitalisation below EUR 50 million;

- 1.25% of the part of the market capitalisation that is equal to or exceeds EUR 50 million
and is below EUR 100 million;

- 1.00% of the part of the market capitalisation that is equal to or exceeds EUR 100 million
and is below EUR 200 million;

- 0.75% of the part of the market capitalisation that is equal to or exceeds EUR 200 and is
below EUR 300 million;

- 0.50% of the part of the market capitalisation that is equal to or exceeds EUR 300
million.

¢ the management fee shall be calculated after each quarter as follows:

- the market capitalisation as calculated on the fee calculation date, split into the tranches
and each tranche of the market capitalisation (MCap;) multiplied by

- respective fee rate (F,) applied to the respective tranche, then the aggregate of the fees
from each tranches multiplied by

- the quotinent of the actual number of days in the respective quarter (Actual,) divided by
365 days per calendar year, as also indicated in the formula below

((MCapy x Fy)+...+(MCaps x Fs)) x (Actual, / 365)

in case the market capitalisation is lower than 90% of the net asset value, the amount equal
to 90% of the net asset value shall be used for the Management Fee calculation instead of
the market capitalisation. In this case, the net asset value means the average quarterly net
asset value and such management fee adjustments shall be calculated and paid annually
after the annual report of the Fund for the respective period(s) has been audited.

For each year, if the annual adjusted funds from operations of the Fund divided by the average
paid in capital during the year (calculated on a monthly basis) exceeds 8% per annum, the
Management Company is entitled to a performance fee in the amount of 20% of the amount
exceeding 8%.

The performance fee is calculated annually by the Management Company and is accrued to the
performance fee reserve. Once the performance fee reserve becomes positive, the
performance fee can be paid to the Management Company. However, the performance fee for
the year shall not exceed 0.4% of the Fund’s average net asset value per year (upper
performance fee limit). Negative performance Fee shall not be less than -0.4% of the Fund’s
average net asset value per year (lower performance fee limit).

A performance fee for the first year of the Fund (i.e. 2016) shall not be calculated.
The performance fee first becomes payable in the fifth year of the Fund (i.e. 2020) for the
period of 2017, 2018, and 2019.

The Depositary shall be paid a depositary fee for the provision of depositary services.
The annual Depositary Fee will be 0.03% of the gross asset value of the Fund, but the fee shall
not be less than EUR 10,000 per annum. In addition, the Depositary shall be paid or reimbursed
for fees and out-of-pocket expenses related to the transactions made on account of the Fund.

The fees and other expenses paid out of the Fund (including out of SPVs) shall not exceed 30%
of the net asset value of the Fund per calendar year.

B.41

Investment manager

Northern Horizon Capital AS, registry code 11025345, address City Plaza, Tartu mnt 2, 10145
Tallinn, Estonia, acts as the fund management company of the Fund (the “Management
Company”).

Swedbank AS, registry code 10060701, address Liivalaia 8, 15040 Tallinn, Estonia acts as the
depositary for the Fund. The depositary may delegate its tasks to third party service provider in
compliance with the regulations and the Fund Rules (the “Depositary”).
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B.42

Net asset value
calculation and
communication

The net asset value of the Fund shall be calculated monthly, as of the last banking day of each
calendar month. The net asset value of the Fund and of a Unit shall be made available on the
Website (www.baltichorizon.com), via a stock exchange release, and at the registered office of
the Management Company on the 15th day of the following month at the latest.

B.43

Cross liabilities in the
case of umbrella
collective investment
undertaking

Not applicable. The Fund is not an umbrella collective investment undertaking and it has no
investments in other collective investment undertakings.

B.45

Description of the
Fund’s portfolio

As of 30 September 2016 the Fund’s property portfolio consisted of 7 commercial properties
located in the capital cities of the Baltic States. The fair value of the portfolio amounted to EUR
129.2m and it had 70.9 thousand sgm of rentable area. The Fund took over BOF’s portfolio of 5
buildings as a result of the merger with BOF on 30 June 2016. By investing proceeds from the
capital raising completed on 29 June 2016, the Fund acquired two more properties: G4S
Headquarters in Tallinn on 12 July 2016 and Upmalas Biroji in Riga on 30 August 2016.

Table 5: the Fund'’s property portfolio, 30 September 2016

No of
tenants

Rentable
area, sqm
16,856
10,846
9,179
11,247
10,859
8,664
3,263
70,914

WAULT,
years

Fair value,

Property Sector

EUR'000
38,000 2.1% 3.8 73

Retail
Office
Office
Retail
Office
Leisure
Retail

Europa SC
23,530 0.0% 4.6 13
16,800 0.0% 6.1 1
16,740 1.5% 6.1 25
15,700 7.9% 4.4 14
13,000 0.0% 6.5 1

5,430 0.1% 4.4 24

129,200 1.9% 4.9 151

Upmalas Biroji
G4S Headquarters
Domus Pro
Lincona

Coca Cola Plaza
Sky Supermarket
Total

As of 30 September 2016 vacancy of the portfolio stood at 1.9% indicating strong demand for
space at Fund'’s properties. Remaining lease term was at comfortable 4.9 years.

Thanks to the two newest property acquisitions, the composition of Fund’s property portfolio
became more diversified in terms of both sectors and locations. Compared to the end of 2015,
the weight of office sector in the portfolio grew to 43% from 18% of total fair value reducing
retail sector’s weight to 47% from 68%. Location-wise, the weight of Riga, where now two
properties are based, went up to 23% from 6% while Vilnius’ weight dropped to 42% from 62%.
Tallinn retained a similar position in the portfolio constituting 35% of the portfolio value at the
end of September 2016.

All assets in the portfolio were operational and generating cash flows. The development of
the 3,700 sgm second stage in Domus Pro SC was fully completed in May 2016. In addition, the
Management Company has been preparing for the development of the third stage at Domus
Pro. Its project is a 6-story building with 4,380 sqm of rentable area. Construction is planned to
begin in autumn 2016 and be completed in one year.

B.46

Most recent net asset
value per unit

As of 30 September 2016 the Fund’s NAV per unit amounted to EUR 1.36 while EPRA NAV,
the measure of long term NAV, stood at EUR 1.53 per unit. These figures have not been
audited or reviewed by independent auditors.

Section C - Securities

C.1 Type and class of The Fund has one class of Units and the Offer Units are from the same class.
securities
All Offer Units will be registered with the Estonian Central Securities Depository, with ISIN
EE3500110244. Units traded on Nasdaq Stockholm will also be held with Euroclear Sweden.
C.2 Currency of securities Units are issued in euros. Units listed on Nasdaq Stockholm are nominated in SEK.
issue
C.3 Number of securities Up to 59,410,000 New Units will be issued in the Offering. This also includes the Upsizing

issued

Option under which up to 22,279,000 additional Offer Units may be offered. Immediately after
the Offering, assuming that the Upsizing Option is exercised in full, the total number or Units
will be 101,389,150 Units.
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Units are issued with no nominal value.

C.5

Restrictions on
transferability of
securities

Units are freely transferable.

C.7

Dividend policy

The Management Company targets to pay out to Unit-holders at least 80% of adjusted funds
from operations (AFFO) which are defined as net rental income of properties less fund
administration expenses, less external interest expenses and less capital expenditures
excluding acquisitions of properties and investments into developments. Dividends will be
determined taking into account the sustainability of the Fund’s liquidity position. Up to 20% of
the AFFO might be used for follow on investments. As % of invested equity, dividends are
targeted to yield 7-9% per annum. The Management Company intends to pay dividends on a
quarterly basis.

On 12 October 2016 the Fund announced dividend of EUR 0.026 per unit for the third quarter
of 2016 with the payment day of 28 October 2016. The amount corresponded to a 2.0%
quarterly dividend yield based on the Unit’s market price on the day of the announcement
(EUR 1.325). This was the first dividend payment since the Fund merged with BOF on 30 June
2016. Before the Merger, BOF had distributed dividends to its unit-holders every year from
2012 to 2015.

C.11

Admission to trading

The Management Company has applied for a secondary listing of the Units on Nasdaq
Stockholm. Holders of Units are entitled to have those Units traded on Nasdag Stockholm or
Nasdaq Tallinn. Trading in the New Units is expected to commence on Nasdaq Tallinn on or
about 5 December 2016 and on Nasdaq Stockholm on or about 8 December 2016.

Section D - Risks

D.2 Key risks specifictothe | - The Fund is exposed to macroeconomic fluctuations.

Fund - The successful implementation of Fund’s investment strategy is subject to risks such as
limited availability of attractive commercial properties for sale, unfavourable economic
terms of potential investment targets, intensive competition among investors for high
quality properties and inability to raise debt financing at attractive terms.

- The Fund has a limited past performance, whereas also past performance is not a
guarantee of the future performance of the Fund.

- Newly acquired real estate assets could require unforeseen investments and/or
demonstrate lower than expected performance and financial returns.

- If a tenant leaves, there is a risk that a new tenant may not be found at the equivalent
economic terms or at all for some time. There is also a risk that a tenant may not pay rent
on time or at all.

- Increased competition in property industry may require the Fund to invest in upgrading its
properties and offer rent discounts to attract tenants.

- Afair value of the Fund’s property portfolio is subject to fluctuations.

- The Fund employs a significant financial leverage when acquiring properties which also
leads to interest rate risk and refinancing risk.

- The Fund may to a limited extent invest in development projects which typically involve
greater risks than fully-developed properties.

- Fund’s insurance policies could be inadequate to compensate for losses associated with
damage to its property assets, including loss of rent.

- Fund’s properties could be subject to unidentified technical problems which could require
significant capital investments.

- The Fund may be drawn into legal disputes with tenants or counterparties in real estate
transactions.

- Use of external service providers involve risks related to the quality of services and their
cost.

- The Fund could be held liable for environmental damage incurred in a property owned by
the Fund.

- Potential damage to Fund’s reputation could affect its ability to attract and retain tenants
at its properties as well as Management Company’s ability to retain personnel.

D.3 Key risks specific to - Investors may lose the value of their entire investment in the Fund.

securities

- There is no guarantee that an active trading market for the Units will develop or be
sustained.

- The Offer Price may not be representative of the Unit market price after the listing.
Investors that acquire the Units in the Offering may not be able to resell them in the
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secondary market at or above the Offer Price.

- Potential future issuances of new Units could lead to dilution of unitholders holdings in the
Fund and reduction in earnings per unit.

- Court proceedings in Estonia and enforcement of judgements by foreign courts in Estonia
may be more complicated or expensive than in investor’s home country.

- The tax consequences for the Swedish Unit-holders would depend on the assets directly
held by the Fund and will vary over time if the Fund’s assets change.

- Neither the payment of future dividends, nor their size are guaranteed.

- Dual listing on Nasdaqg Stockholm and Nasdaq Tallinn may entail logistic and technical
issues for Unit-holders who have their Units held with Euroclear Sweden. The Nasdaq
Tallinn and the Nasdaq Stockholm have different characteristics as well as liquidity and as
a result of these differences, the trading price of the Units may not be the same at any
given time.

Section E - Offer

E.1

Net proceeds and
expenses of the
Offering

Assuming all Offer Units will be issued and the Upsizing Option is exercised in full, net proceeds
to the Fund from the Offering are estimated to be EUR 76.2m.

Majority of the expenses related to the Offering are variable and linked to the amount of
capital raised. Assuming all Offer Units will be issued and paid in, and the Upsizing Option is
exercised in full, the variable expenses of the Offering are estimated to amount to
approximately EUR 3.6m or 4.4% of the capital raised. This corresponds to 2.6% of the Fund’s
total NAV immediately after the Offering. In addition, the Fund is estimated to incur
approximately EUR 200 thousand of fixed expenses related to legal advice, audit and marketing
in conjunction with the Offering. Assuming all Offer Units will be issued and paid in, and the
Upsizing Option is exercised in full, the total expenses of the Offering are estimated to be
approximately EUR 3.8m.

E.2b

Reasons for the
Offering and use of
proceeds

The Fund aims to become the largest publicly listed real estate investor in the Baltics and to

generate its prospective Unit-holders attractive returns by investing into commercial

properties located in the Baltic capital cities. Reasons for the Offering in particular are:

1. To attract new capital which will be deployed to acquire fully developed and cash flow
generating commercial properties in the capital cities of the Baltic States.

2. Toincrease liquidity of Units and expand Unit-holders base.

3. To increase awareness of the Fund among existing and prospective stakeholders and
general public.

The Management Company will use the net proceeds of the Fund from the Offering to acquire
commercial properties comprising the Fund’s investment pipeline. The Management Company
estimates that the investment pipeline has an aggregated value of approximately EUR 360m
and assets could be acquired at a 7.2% average yield. The pipeline consists of 14 commercial
properties at central and strategic locations in the capital cities of the Baltic States. The target
properties are fully operational (except for 1 property which is under construction) and cash
flow generating with attractive risk-return profile, high-quality tenants mix, low vacancy rates
and long lease maturities. To ensure a rapid deployment of the proceeds, the Management
Company has entered into negotiations with owners of the most attractive targets and/or has
been participating in tenders for such assets.

To the extent the net proceeds of the Offering are not used according to the purposes stated
above, they will otherwise be used for the general purposes of the Fund.

E.3

Terms and conditions
of the Offering

Up to 37,131,000 Offer Units will be issued and offered by the Management Company.
Together with determining the completion of the allocation process the Management
Company has the right to exercise the Upsizing Option, taking into consideration the total
demand in the Offering and the quality of such demand. In exercising the Upsizing Option the
Management Company has the right to increase the number of new Offer Units by up to
22,279,000 Offer Units.

Price

The Offer Price will be equal to the NAV of the Unit of the Fund as at 31 October 2016. The
Offer Price will be disclosed on the Website latest on 15 November 2016. The Offer Price shall
not exceed EUR 1.37 per Offer Unit. The Offer Price will be the same in the Institutional
Offering and in the Retail Offering.
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In connection with the Retail Offering in Sweden Catella Bank S.A. will act as paying and
settlement agent.

The Retail Offering

The Retail Offering in Sweden is directed to natural and legal persons in Sweden who are
clients of Catella Bank S.A.. Investor is considered to be a client of Catella Bank S.A. if it has
opened a deposit account with Catella Bank S.A.. The Retail Offering in Finland and Denmark is
directed to natural and legal persons in Finland and Denmark who are private banking
customers and retail customers of Nordnet Bank AB as well as customers that through third
parties receive advice for capital that is placed with Nordnet Bank AB. The Retail Offering in
Estonia is directed to natural and legal persons in Estonia. For the purposes of the Offering, a
natural person is considered to be “in Estonia” if such person has a securities account with the
ECRS and such person’s address recorded in the ECRS records in connection with such person’s
securities account is located in Estonia. A legal person is considered to be “in Estonia” if such
person has a securities account with the ECRS and such person’s address recorded in the ECRS
records in connection with such person’s securities account is located in Estonia or its
registration code recorded in the ECRS records is the registration code of the Estonian
Commercial Register.

The Offer Units are marketed to retail investors in Denmark and Finland once the supervisory
authorities of Denmark and Finland have approved the marketing to retail investors.

Subscription Period

Investors may submit purchase orders for the Offer Units (a “Purchase Order”) during the offer
period, which commences at 9:00 on 8 November 2016 (Central European Time) and
terminates at 12:00 (Central European Time) on 30 November 2016 (the “Offer Period”).

Placement of Purchase Orders

An investor wishing to submit a Purchase Order should contact the Manager or the Global Lead
Sales Partner and register a transaction instruction for the purchase of securities in the form as
set out by the respective Manager or the Global Lead Sales Partner. The Purchase Order can be
submitted by any means accepted by the Manager or the Global Lead Sales Partner. Retail
Investors in Estonia wishing to subscribe for the Offer Units should contact a custodian that
operates such investor’s ECRS securities account.

An investor may amend or cancel a Purchase Order at any time before the expiry of the Offer
Period. To do so, the Investor must contact respective Manager, Global Lead Sales Partner or
in case of investor from Estonia, its custodian through whom the Purchase Order in question
has been made and carry out the procedures required by the Manager, Global Lead Sales
Partner or respective custodian for amending or cancelling a Purchase Order.

Allocation

The Management Company together with the Managers and the Global Lead Sales Partner will
decide on the allocation on discretionary basis after the expiry of the Offer Period, and no later
than on 1 December 2016. The Management Company expects to announce the results of the
Offering, including the final number of New Units on or about 1 December 2016 on the
Website and through the Nasdaq Tallinn (www.nasdagbaltic.com/market/). Allocations made
to Investors shall be notified to Investors on the same date by the Managers and the Global
Lead Sales Partner.

For the purposes of allocation, multiple Purchase Orders by one Investor, if submitted, will be
merged.

Payment

By submitting a Purchase Order, an Investor agrees to pay for the subscribed Offer Units the
Offer Price. In accordance with the allotments determined and announced for each specific
Investor, trade instructions for the Offer Units may be placed on or after 1 December 2016 and
must reach the relevant custodian bank in a manner which allows the settlement on or about 5
December 2016. The Units allocated to the Investors will be transferred to their securities
accounts on or about 5 December 2016 simultaneously with the transfer of payment for such
Units.
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Cancelling the Offering

The Management Company may cancel, partly or in full, the Offering and/or modify the terms
and dates of the Offering at any time prior to the completion of the Offering. Any cancellation
of the Offering or any part thereof will be announced on the Website and through the Nasdaq
Tallinn (www.nasdagbaltic.com/market/). If the Offering is cancelled, Purchase Orders for the
Offer Units that have been made will be disregarded, Offer Units are not allocated to an
investor, and the funds blocked on the Investor’s cash account or a part thereof (the amount in
excess of the payment for the allocated Offer Units) will be released. The Management
Company will not be liable for the payment of the interest on the payment amount for the
time it was held.

E4

Material and
conflicting interests

Not applicable

E.5

Entity offering to sell
securities and lock-up
agreements

None of the existing Unit-holders sell any Units in the Offering.

As part of the Fund’s initial public capital raising in June 2016, unitholders of BOF that
immediately after the capital raising held 17,558,443 Units of the Fund (constituting 41.8% of
the total number of Units as of the date of this Offering Circular) agreed not to sell, pledge or
otherwise dispose of their Units without the prior written consent of Swedbank AB. Of them,
unitholders holding 8,061,604 Units (19.2%) agreed for a lock-up period until 1 April 2017 while
the remaining unitholders with 9,496,839 Units (22.6%) agreed for a lock-up period until 2
January 2017 (originally stipulated as 180 calendar days subsequent to the listing of Units on
Nasdaq Tallinn which took place on 6 July 2016).

E.6

Dilution resulting from
the Offering

Immediately after the completion of the Offering, the New Units (including the Offer Units
under the Upsizing Option) will together amount to 58.6% of the total number of Units of the
Fund provided that the Upsizing Option is exercised in full.

E.7

Expenses charged to
the investor

An investor bears all costs and fees charged by the Manager or the Global Lead Sales Partner in
connection with the submission of a Purchase Order or charged by a custodian (in case of
Retail Investors in Estonia). Any costs or fees are expected to be charged in accordance with
the price list of every Manager, Global Lead Sales Partner or custodian.
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4. RISK FACTORS

Any investment in the Units is subject to a number of risks. Accordingly, prior to making any investment decision, prospective
investors should carefully consider all the information contained in this Offering Circular and, in particular, the risk factors described
below. The Management Company considers the following risks to be material for prospective investors in the Fund.

However, the following is not an exhaustive list or explanation of all risks that prospective investors may face when making an
investment in the Units and should be used as guidance only. Additional risks and uncertainties not currently known to the
Management Company, or that the Management Company currently deems immaterial, may also have an adverse effect on the
Fund'’s financial condition, business, prospects and/or results of operations. In such case, the market price of the Units could decline
and investors may lose all or part of their investment. Investors should consider carefully whether an investment in the Units is
suitable for them in light of the information in this Offering Circular and their personal circumstances. Investors should consult a
competent independent professional advisor who specializes in advising on the acquisition of fund units. The order in which risks are
presented is not necessarily an indication of the likelihood of the risks actually materializing, of the potential significance of the risks
or of the scope of any potential harm to the Fund’s business, financial condition, results of operations and prospects. Prospective
investors should read this section in conjunction with this entire Offering Circular.

Economic and Business Risks
Exposure to macroeconomic fluctuations

Real estate industry in general and the Fund are materially exposed to macroeconomic fluctuations. Such factors as general
business cycle, GDP growth, inflation, employment, wage growth and interest rates influence demand and supply in the property
market. Economic downturn could negatively affect rent rates, vacancy levels, rental yields and cost of financing which, in turn,
could have an adverse effect on the Funds’s value of properties, financial position and cash flows.

Real estate properties that the Fund owns are all located in the Baltic States. The Fund’s investment strategy stipulates that all
additions to the property portfolio will also be based in the Baltics. Hence, the Fund is primarily exposed to the economic
developments in Lithuania, Latvia and Estonia. However, since these economies are rather small and actively engaged in foreign
trade, the Baltics are not immune to regional and global macroeconomic fluctuations. Baltic economies are closely linked with the
health of the overall EU and the euro area - their main trading partner, a source of structural funds and, due to the adoption of
single currency, a base for monetary policy. A slowdown in the EU may negatively impact economies of the Baltic States leading to
an adverse effect on the Fund’s business operations.

Economic growth impacts employment which drives demand for office space. Employment and wage growth, also influenced by
GDP expansion, affect retail trade — a basis for demand for retail space. Thus, GDP growth rate (as well as expectations for future
growth) is an important factor in regards to formation of demand for commercial space. Expansion rates of Baltic economies have
been gradually moderating since 2011. In 2015 they were negatively affected by geopolitical tensions between Russia and EU.
Extended periods of slower economic growth could put pressure on vacancy levels, rent rates and yield requirements which may
negatively affect the Fund’s value of properties, financial position and cash flows.

The majority of the Fund’s lease agreements with tenants specify that rent rates are indexed to CPI. Low inflation or deflation could
result in slower than anticipated growth in rent rates and rental income. The European Central Bank (ECB), which sets the
monetary policy for the Baltic States (as they are members of the euro zone), targets consumer price growth of slightly below 2%.
Inflation in 2015 was close to zero in Latvia and Estonia and negative in Lithuania primarily because the fall in global oil prices
reduced energy costs for consumers. In order to lift inflation in the euro zone up, ECB launched quantitative easing program in
2015. As at the date of this Offering Circular, the program’s effect on inflation has been limited but it has helped to reduce yields in
European bond markets and, subsequently, has increased attractiveness of debt financing.

Imbalance of the EMU could have a material impact on the Fund’s business

All the countries where the Fund holds its real estate property are member states of the EU as well as belong to the EMU, i. e. have
euro as their currency. Financial risks related to the euro area and its member states may affect the Fund’s operating environment
either directly or indirectly through the common currency and monetary policy. The prolonged and deep fiscal deficits, high
indebtedness and unemployment rate in certain EMU member state constitute significant economic problems. If the normalization
of the imbalances arisen in the economy of the euro area cannot be solved to a sufficient extent and confidence in the public
economy of the euro area cannot be restored, this may have a material adverse on the Fund’s business, results of the operations,
or financial condition.

Limited operating history of the Fund

The Fund was formed in 2016 and has limited prior operating history upon which an investor can base his/her expectations for
future success or failure. However, before formation of the Fund the Management Company has been engaged in the management
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of BOF which was merged into the Fund. The Management Company has significant experience from managing the property that
was transferred to the Fund through the Merger. Therefore, the experience from managing of BOF and success in the business in
general and in structuring and negotiating acquisitions and investments in particular can be used in the managing of the Fund. Still,
the past performance of these investments is not necessarily indicative of the future investment results of the Fund.

Implementation of investment strategy

As at the date of this Offering Circular, the Fund owns seven commercial properties, representing a total rentable area of 97.410 sq.
m. Using proceeds from the Offering and borrowed funds, the Fund targets to expand the property portfolio substantially by
acquiring attractive commercial, primarily office and retail, real estate assets at central and strategic locations in Lithuania, Latvia
and Estonia. To ensure a rapid deployment of the proceeds, the Management Company has prepared an investment pipeline of the
Fund comprised of potential acquisition targets and entered into negotiations with owners of the most attractive properties (see
subsection 6.10 “Investment Pipeline”). The successful implementation of the investment strategy is subject to risks such as limited
availability of attractive commercial properties for sale, unfavourable economic terms of potential investment targets, intensive
competition among investors for high quality properties and inability to raise debt financing at attractive terms.

Availability of properties for potential acquisitions depends on the total size of the real estate market, development activity of new
projects, yield dynamics and general macroeconomic conditions. According to Colliers, in 2015 volume of property transactions in
the Baltics reached EUR 1.4bn of which office and retail properties accounted for EUR 1.0bn. At the end of 2015 office stock
amounted to 1,624 thousand sqm GLA and space in shopping centers was 1,786 thousand sqm GLA in the capital cities of the Baltic
States. Development of new projects has accelerated in recent years. Not all properties fall under the Fund’s selection criteria for
investment targets. The Fund is pursuing top-of-the-market assets at central and strategic locations and in high demand from
tenants.

Availability of commercial properties is also determined by their owners’ willingness to sell which tends to increase with declining
yield requirements in the real estate market. However, this may result in assets being too highly priced and, hence, economically
unattractive for investment. Property prices may also be pushed up by intensive competition among real estate investors.
Competitors could have greater financial resources and lower cost of capital than the Fund allowing them to pay higher prices.

The Fund plans to acquire new assets using both capital raised in the Offering and debt financing. The Fund targets LTV ratio of
50%. Ability to borrow at attractive terms plays a major role in the investment strategy. Availability and attractiveness of debt
financing are linked to interest rates and general situation in financial markets. Increased interest rates and a negative climate in
the markets could limit the Fund’s ability to pursue its investment strategy. In addition, should the Management Company partly
cancel the Offering, or not exercise the Upsizing Option, and consequently raise less funds than initially envisaged, the Fund will not
be able to fully implement its planned investment strategy.

The past performance is not a guarantee of the future performance of the Fund

The Fund is reliant on the Management Company to identify and manage prospective investments in order to create value for Unit-
holders. This Offering Circular includes certain information regarding the past performance of the Fund, however, the past
performance of the Fund is not indicative, or intended to be indicative, of the future performance or results of the Fund. As a
result, none of the historical information contained in this Offering Circular is directly comparable to the Fund’s business or the
returns which the Fund may generate. In addition, the previous investments of the Fund may not be directly comparable with the
Fund’s proposed business.

Acquisition of properties and their performance

Any decision by the Fund to acquire a property is based on thorough evaluation and due diligence of an asset. Numerous factors
that the Fund assesses include the technical shape of a property, operating and financial performance, tenants mix, future cash
flow generation, rate of return and how an asset fits the Fund’s investment strategy and existing portfolio. However, there is a risk
that the Fund in its examination of potential investment target could fail to identify and address certain important factors and
associated risks.

The Fund aims to acquire full title to each property, however in some cases the Fund may decide to acquire property in co-
ownership with third parties. Thus, situations may arise where the Fund may be prevented from the use of land on commercially
acceptable terms due to the use of land or conditions set by other co-owners. For example, Europa SC is located on land plots in co-
ownership with third persons. Although, Europa SPV is in the process of agreeing on specific land use and lease terms with the
other co-owner, there is a risk in such situations that the Fund may be obliged to pay unplanned rent for the use of the land (also
retrospectively). In addition, disagreements or lack of agreements with other co-owners may restrict the Fund to obtain relevant
construction permits for reconstruction or repair the property. For more detailed information on the Europa SPV property holding
see section 6.9.1 “Property Portfolio — Europa SC”. If the co-ownerships were to develop in a way that is disadvantageous to the
Fund, this could have a negative impact on the Fund’s operation, financial positions and earnings.
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In addition, the Fund could overestimate the value of an asset. There is no guarantee that cash flow projections in property
appraisals will resemble actual future cash flows. Hence, newly acquired real estate assets could require unforeseen investments
and/or demonstrate lower than expected performance and financial return adversely affecting the Fund’s financial position and
cash flows.

Specific investment risks

With respect to investments in the form of real estate property, the Fund will incur the burden of ownership, which includes the
paying of expenses, taxes, maintaining such property and any improvements thereon and ultimately disposing of such property. In
order to meet demands from the market or government authorities or other legal requirements, maintenance costs may be
substantial and unforeseen. In addition, certain of the mortgage financing is structured so that all or a substantial portion of the
principal will not be paid until maturity, which increases the risk of default at that time. The risk of partial or a total loss of capital
does exist and investors should not subscribe unless they can readily bear the consequences of such a loss.

Tenants and rental income

The Fund’s revenue will be mainly comprised of rents paid by tenants at its retail and office properties. If a tenant decides not to
renew or extend a lease agreement, there is a risk that a new tenant may not be found at the equivalent economic terms or at all
for some time adversely affecting rental income of the property. The Fund seeks to minimize this risk by limiting concentration of
tenants, signing long term lease agreements and scattering their ending dates over time horizon (to avoid many lease contracts
ending at one point in time). There is also a risk that a tenant may not pay rent on time or at all failing to meet its contractual
obligations to the Fund. This risk increases in the times of economic downturn. Any decrease in rental income is likely to negatively
affect the Fund’s value of properties, financial position and cash flows.

In one of the properties belonging to the Fund - Coca Cola Plaza in Tallinn - there is a single tenant, Forum Cinemas AS, occupying
100% of the property. If it terminates the lease agreement, there is a risk involved with obtaining a new tenant wishing to operate a
cinema. Furthermore, the premises may have to be renovated and adjusted to serve new tenants, which could affect the Fund’s
financial condition and returns negatively.

If tenants risk realizes, the Fund’s ability to comply with the loan agreements may be endangered. Should the Fund breach the
covenants of the loan agreements, additional financing costs may arise and accelerated debt repayments may be demanded. That
may lead to additional capital raisings by the Fund or its restructuring.

Competition

Commercial real estate is a competitive industry. To maintain the attractiveness of its properties the Fund has to react quickly to
changes in the competitive environment. Possible responses to competitors’ actions include upgrading properties with new
features (for instance, smart technologies and environmental solutions), their refurbishment, rent discounts and greater promotion
and marketing activities. These could result in unforeseen substantial expenses adversely affecting the Fund’s financial position and
cash flows.

Supply of commercial premises increases with commissioning of newly developed properties. If additions to the supply are not
matched by an increase in demand for commercial space, new properties could raise vacancy levels and reduce rent rates in the
market, especially, for older and lower quality premises as tenants tend to prefer newer spaces. Therefore, elevated development
activity in office and retail property markets in the Baltics may have an adverse effect on the Fund’s rental income and, in turn, on
its value of properties, financial position and cash flows.

Fluctuations in value of property portfolio

The Fund’s properties will be recognized at fair value on the balance sheet while changes in this value are recorded on the income
statement. The fair value of each property is estimated by an independent appraiser once a year. Valuation is based on a
discounted cash flow model which takes into account property-specific factors (rents, vacancy rates and operating costs) and
industry-specific factors (costs of capital and exit yield). Since these factors are subject to variation over time, the fair value of the
Fund’s properties could both appreciate and depreciate. Weakening characteristics of the property portfolio (declining rents and
occupancy) and/or negative climate in the real estate industry (increased cost of capital and higher yield requirement) would result
in the decrease in the fair value of the Fund’s assets adversely affecting its earnings and financial position.

Real estate investments are relatively illiquid

Investments in property can be relatively illiquid for reasons including but not limited to the long-term nature of leases, commercial
properties being tailored to tenants’ specific requirements and varying demand for commercial property. Such illiquidity may affect
the Fund’s ability to vary its portfolio or dispose of properties in a timely fashion and/or at satisfactory prices in response to
changes in economic, property market or other conditions. This may have a material adverse effect on the Fund’s business,
financial condition, results of operations and prospects.
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If the Fund is required to dispose of investments at any time (for example due to a requirement of the lending bank), there can be
no assurance that, at the time the Fund seeks to dispose of assets (whether voluntarily or otherwise) relevant market conditions
will be favourable or that the Fund will be able to maximise the returns on such disposed assets. It may be especially difficult to
dispose of certain types of real estate during recessionary times. To the extent that market conditions are not favourable, the Fund
may not be able to dispose of property assets at a gain and may even have to dispose of property assets at a loss. Furthermore, the
Fund may be unable to dispose of investments at all, which would tie up the capital invested in such assets and could impede the
Fund’s ability to take advantage of other investment opportunities.

Interest rate risk and leverage

Debt is a significant source of financing for the Fund. It targets 50% LTV ratio implying that half of the capital requires interest
payments. The Fund’s cost of debt depends primarily on the market interest rates, margin demanded by credit providers and
Fund’s targeted debt management strategy — weights of fixed and variable debt, duration of debt. Fluctuations in interest rates
could adversely affect the Fund’s financial position, cash flows and its ability to acquire new properties.

The Management Company has employed and will continue to employ hedging techniques designed to protect the Fund against
adverse movements in interest rates. Specifically, the Fund may use interest rate swap contracts to exchange floating interest rates
into fixed. While these hedging mechanisms enable to fix interest rates that the Fund pays, a decline in variable interest rates in the
markets may result in a poorer overall performance of the Fund than if it had not entered into such hedging transactions.

Borrowed capital creates a leverage effect for equity holders. The more debt an entity has, the more magnified both profits and
losses are for equity holders. What is more, debt leverages up the effect of changes in property value for equity holders. Hence,
fluctuations in the Fund’s earnings and value of property portfolio will be more pronounced than the case where an entity has no
financial debt.

Refinancing risk

At maturity of the Fund’s debts, the Fund will be required to refinance such debt. The Fund’s ability to successfully refinance such
debt is dependent on the conditions of the financial markets in general at such time. As a result, the Fund’s access to financing
sources at a particular time may not be available on favourable terms, or at all. The Fund’s inability to refinance its debt obligations
on favourable terms could have a material adverse effect on the Fund’s business, financial condition and results of operations.

Credit risk

Credit risk is the risk that a counterparty is unable to fulfill its financial obligations to the Fund. Credit risks exists e.g. in relation to
the Fund’s tenants, when investing excess liquidity and when entering into loan agreements. Should these counterparties be
unable to fulfil their financial obligations towards the Fund, this could have a material adverse effect on the Fund’s business,
financial condition and results of operations.

Liquidity risk

Liquidity risk is the risk that the Fund cannot meet its payment obligations at the due date without the cost of obtaining means of
payment increasing substantially. If the Fund’s sources of funding are not deemed sufficient, this may have a material adverse
effect on the Fund’s business, financial condition and results of operations.

Property development risks

The Fund may, to a limited extent, invest in distressed assets, undeveloped land and certain development properties. Such
investments may also be made in companies or ventures, with a view to acquiring or leasing land upon which such co-investors
may become tenants on favourable terms. Undeveloped land and development properties typically involve greater risk than
existing properties as they do not generate operating revenue while incurring costs, including construction and development costs,
property taxes and insurance. Risks associated with development activities also include the risk of spending capital and resources
on projects that may end up being abandoned, construction cost overruns, time delays and that occupancy levels and rental rates
are lower than originally anticipated.

Moreover, if the Fund’s third party contractors fail to successfully perform the services for which they have been engaged, either as
a result of their own fault or negligence, or due to the Fund’s failure to properly supervise any such contractors, this could have a
material adverse effect on the Fund’s business, financial condition, results of operations and prospects.

Reliance on the performance of the Management Company

The Fund’s asset portfolio is to be externally managed and the Fund will rely on the Management Company, and the experience,
skill and judgment of the Management Company, in identifying, selecting and negotiating the acquisition of suitable investments.
Furthermore, the Fund will be dependent upon the Management Company’s successful implementation of the Fund’s investment
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policy and investment strategies, and ultimately on its ability to create a property investment portfolio capable of generating Unit-
holder returns. There can be no assurance that the Management Company will be successful in achieving the Fund’s objectives.

The Management Company is also responsible for carrying out the day-to-day management and administration of the Fund’s affairs
and, therefore, any disruption to the services of the Management Company could cause a significant disruption to the Fund’s
operations until a suitable replacement is found. The Management Company holds an alternative investment fund manager license
issued by EFSA. If due to any reason the license is revoked or suspended, the Management Company will not be allowed to manage
the Fund. In such case the management of the Fund will be transferred to the Depositary of the Fund, who will have to find a new
management company, or start liquidation. During such period the Fund will not have active management, which may have
negative consequences for the financial results of the Fund.

Moreover, there may be circumstances in which the members of the Management Board or Supervisory Council of the
Management Company have, directly or indirectly, a material interest in a transaction being considered by the Fund or a conflict of
interest with the Fund. The Supervisory Board of the Fund has the right to decide on the situations of conflict of interest. See
subsection 6.5 “Governance structure of the Fund — The Supervisory Board”.

The Fund or its subsidiaries employ no staff. However, the Management Company of the Fund needs personnel in order to facilitate
management of the Fund and provide related services. Therefore, the success of the Fund’s operations depends on its
Management Company’s ability to hire, motivate and retain professionals with required skills, knowledge and experience. An
unexpected departure of a fund manager and delays in selection of a replacement may negatively affect the Fund’s operations,
implementation of its strategy and financial results.

Insurance coverage

The Fund’s insurance policies could be inadequate to compensate for losses associated with damage to its property assets,
including loss of rent. According to the Fund’s strategy, insurance of each property has to include rent coverage of at least 18
months in the case of fire, destruction or other events that could damage a property. Any losses exceeding amounts covered by
insurance contracts may have an adverse effect on the Fund’s business operations, financial position and cash flows.

Technical risks

Although the Fund invests in the maintenance of its existing properties and conducts a thorough technical examination of potential
investment targets, its properties could be subject to technical problems such as construction defects, other hidden defects and
contamination. Elimination of these problems could require substantial investments and, thus, have an adverse effect on Fund’s
financial position and cash flow.

Changes in legislation and taxes

The Fund’s operations are regulated by the legislation of each country where itself or its SPVs operate. In addition, the Fund’s
operations may be affected by regional or supranational regulations, such as EU legislation. In the view of the Management
Company, the Fund complies with all legislative requirements and other regulations as at the date of this Offering Circular.
Legislation and other regulations may, however, change, and the Management Company cannot guarantee that it would in such
cases be able to comply immediately, without material measures, with the requirements of changed legislation or other
regulations. For instance, changes in law and regulations or their interpretation or application practices concerning investment
activities, environmental protection and taxation may have a material adverse effect on the Fund’s operations. Adapting the Fund'’s
operations to any of the changes described above may incur costs for the Fund that are difficult to anticipate, which in turn may
have a material adverse effect on the Fund’s business, results of operations, and financial condition.

Dispute risks

The Fund’s business is investing in real estate properties whose space is leased out to tenants. There is a risk that the Fund may be
drawn into legal disputes with tenants or counterparties in real estate transactions. Negative outcome of such disputes could
adversely affect Fund’s operations, financial position and cash flows. The Management Company uses its best endeavors to
conclude agreements correctly and communicate in a respectful manner with all counterparties. All misunderstandings are tried to
be settled by a mutual agreement. Nevertheless, the emergence of disputes cannot be excluded.

Use of external service providers

The Management Company utilises external service providers in its operations in connection with maintaining and constructing the
Fund’s properties, generally in relation to the Fund management, as well as in connection with the planning development projects.
The availability, terms and conditions, price, and quality of these external services, as well as the possibility of transferring any
increases in the cost of these services to the tenants, are material to the Fund’s business. The failure to procedure services or to
transfer the increase in their costs to tenants may have a material adverse effect on the Fund’s business, result of operations, and
financial condition. Nevertheless, the Management Company does not regard this risk as a major risk, because firstly, the
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Management Company chooses service providers with due care, and secondly, in case of a failure of a service provider to provide a
service, the Management Company is able to find a replacement or is able to provide the services itself.

Environmental liabilities

As the owner of real estate property the Fund could be held liable for possible environmental damage caused by operations carried
out in such property if such operations have not been carried out in accordance with applicable regulations. Although in the
Management Company’s view properties that the Fund targets to invest in are generally not used for operations that could be
particularly harmful to the environment, it cannot be ruled out that the Fund could be held liable for environmental damage
incurred in a property owned by the Fund. Such environmental liability could, if materialised, have a material adverse effect on the
Fund’s business, results of operations, and financial condition.

Damage to the Fund’s reputation risk

The Fund’s ability to attract and retain tenants at its properties as well as Management Company’s ability to retain personnel in its
employment may suffer if the Fund’s reputation is damaged. Matters affecting the Fund’s reputation may include, among other
things, the quality and safety of its properties and compliance with legislation and official regulations. Any damage to the Fund’s
reputation may have a material adverse effect on the Fund’s business, results of operation, and financial condition.

Risks Related to the Listing and the Units
Market risks and volatility

Prior to the Offering the Units have not been listed on the Nasdag Stockholm. No assurance can be made that following the
Offering the Units will be actively traded on Nasdaqg Stockholm. Since 6 July 2016 the Units have been listed on Nasdaq Tallinn
where the total turnover of trading in the Units since listing has been approximately EUR 370,000. There is no guarantee that an
active trading market on Nasdaq Tallinn will be developed or sustained.

The level of liquidity of the Units will affect formation of their market price. The Offer Price may not be representative of the Unit
market price after the Listing. What is more, market price and trading volume could fluctuate substantially reacting to a number of
factors including changes in the Fund’s actual results and investors’ and analysts’ expectations of its future results, developments in
real estate market and general economic conditions, valuations of comparable companies and general stock market trends. Such
factors as general macroeconomic and stock market trends fall out of control of the Fund and the Management Company. Hence,
there is a risk that Unit price performance will not reflect operating performance of the Fund, especially, during stock market
downturns. Since prices of publicly traded securities can increase as well as decrease, investors that acquire the Units in the
Offering may not be able to resell them in the secondary market at or above the Offer Price.

In addition, the Units are not redeemable at the request of a Unit-holder, which means that the Management Company will not
redeem Units at the NAV of the Unit. The Unit-holder can only dispose its Units via market trade on the stock exchange or over-the-
counter trade with a third person at the price as agreed between the parties. Therefore, the Unit-holder may need to sell its Units
at a price lower than the NAV of the Unit.

New issues of the Fund’s Units

In the future additional Units may be issued in order to finance acquisition of new properties, reduce debt or due to other reasons.
This could lead to dilution of holdings of Unit-holders. In addition, new issues could reduce earnings per Unit and NAV per Unit.
Therefore, offering of additional Units in the future may negatively affect the market price of the Unit.

To the extent that a Unit-holder of the Fund decides not to subscribe, or is restricted from subscribing, for the full amount of Units
such Unit-holder would be entitled to in any possible future Unit issues by the Fund, the proportionate ownership and voting
interest in the Fund of such Unit-holder would be diluted accordingly and the percentage of the Units of the Fund represented by
such Unit-holder’s original Units will be proportionally reduced.

Future sales of the Fund’s Units

After the completion of the Offering, and assuming that the Upsizing Option is exercised in full, existing Unit-holders of the Fund
will own 41.4% of the total number of Units. Certain Unit-holders of the Fund have agreed not to sell, pledge or otherwise dispose
of Units belonging to them after the Listing for certain period of time (see section 8.4 “Lock-up”). After these restrictions expire,
although the Management Company does not expect the existing Unit-holders of the Fund to exit, a sale of a large number of Units
(or an expectation of such a sale by the market) may negatively impact the Unit market price.
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The Fund is subject to regulatory and legal risks related to the securities’ issues

An issuance of Units or other securities by the Fund in or into certain jurisdiction may be subject to specific registration, admission
or qualification requirements or other restrictions imposed by local law or regulatory authorities, or be prohibited altogether. The
Management Company uses its best efforts to comply with restrictions, but it cannot be excluded that due to ambiguities related to
the application of and practice related to such restrictions, or due to any other reason, the Fund may become subject to regulatory
or legal proceedings potentially resulting in fines or penalties or liability for damages.

Court proceedings in Estonia and enforcement of judgements by foreign courts

The Fund and the Management Company are registered in Estonia, and the Management Company has its registered office in
Estonia. Any disputes regarding the rights and obligations under the Fund Rules and regarding the operations of the Management
Company thereunder shall be resolved in the courts of Estonia. Therefore, for the investors in Sweden, Finland or Denmark, or
elsewhere outside Estonia, it may be more difficult and expensive to file claims or other documents relating to the court
proceedings in Estonia than in their home country. For example, investor may need to translate the prospectus or other fund
documentation in foreign language into Estonian. Should a foreign court accept proceedings against the Fund or the Management
Company, the judgements of the courts of the member states of the European Union (except Denmark) must be recognised and
enforced in Estonia either under Council Regulation (EC) No 1215/2012 or Regulation (EC) No 805/2004 of the European Parliament
and of the Council without any special procedure being required. However, the enforcement process may be more complicated and
expensive than in the investor’s home country.

Taxation of Swedish investors

The Fund is an Estonian real estate investment fund, investing directly and/or indirectly in real estate located in the Baltic States
which is structured differently from most other investment vehicles that are offered on the Swedish market. From a Swedish
perspective, an investment vehicle cannot be characterized as an investment fund or a special fund if it directly or indirectly invests
in real estate. Therefore, the Fund, as a contractual fund, from a Swedish tax perspective most likely would be considered as
transparent. Swedish Unit-holders, investing directly in Units would therefore most likely be considered as holding the Fund’s
assets directly.

The tax consequences for the Swedish Unit-holders therefore would depend on the assets directly held by the Fund and will vary
over time if the Fund’s assets change. The tax treatment of each individual Unit-holder will also depend partly on his or her specific
situation. Therefore, each Unit-holder should seek independent tax advise about the tax consequences that an investment in a Unit
may entail for them, including the application and effects of foreign tax rules and tax treaties. See further for the taxation in Estonia
and Sweden in section 9 “Taxation”.

Future dividends

Neither the payment of future distributions out of the cash flows of the Fund, nor their size can be guaranteed. The Management
Company targets to pay out to Unit-holders at least 80% of the distributable cash flow which is defined as cash flow from operating
activities less capital expenditure to maintain the quality of properties and less financing expenses. The Fund’s ability or willingness
to make distributions will depend on other factors including its financial position, capital expenditure and outlook for future cash
flows. These factors are affected by numerous Fund- and industry-specific risks. Thus, distributions are not certain.

Increased operating costs due to listing

As a publicly traded entity on two stock exchanges, the Fund will have to comply with additional laws, rules and requirements
which could lead to higher general and administrative costs for the Fund. Among the elements that could increase costs are
provision of investor relation services and greater reporting requirements. The Management Company may also need to hire
consultants in order to adjust its accounting and reporting systems in line with the requirements for a public entity.

Risks Related to the Secondary Listing
Double affiliation to CSDs

All Units traded will be registered with the Register. Units traded at the Nasdaqg Stockholm will be held through a custodian and
mirrored in Euroclear Sweden. Euroclear Sweden will hold all interests in relation to the Swedish Registered Fund Units (please see
definition below) for the sole purpose of enabling clearing and settlement of such interests in uncertified and dematerialised book-
entry form in the records maintained by Euroclear Sweden, for the benefit of the ultimate beneficial owners.. There is a risk that
this solution could entail logistic and technical problematics for Unit-holders who have their Units held by Euroclear Sweden. Such
issues may lead to disruptions in e.g. transfers of Units between the CSDs, receipt of dividends and messages sent via the CSDs.
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Secondary listing of Units

In connection with the Offering, the Fund will apply for secondary listing of the Swedish Registered Fund Units on Nasdaq
Stockholm. There is a risk that the secondary listing will be delayed since it may take longer time than expected to obtain necessary
approvals from the Nasdaq Stockholm and/or relevant authorities. It will not be possible to trade in the Units on Nasdaq Stockholm
prior to completion of the secondary listing.

The Nasdaq Tallinn and the Nasdaq Stockholm have different characteristics

The Nasdaq Tallinn and the Nasdaqg Stockholm have different trading hours, trading characteristics (including trading volume and
liquidity), trading and listing rules and investor bases (including different levels of retail and institutional participation). As a result
of these differences, the trading price of the Units on the Nasdaq Tallinn and the Nasdaqg Stockholm may not be the same at any
given time. Also the liquidity on Nasdaqg Stockholm and Nasdaq Tallinn may be different.

Furthermore, fluctuations in the Unit price on the Nasdaq Tallinn could materially and adversely affect the Unit price on the Nasdaq
Stockholm (and vice versa). Moreover, fluctuations in the exchange rate between the euro and the Swedish krona could materially
and adversely affect the prices of the Units listed on the Nasdaq Tallinn and the Nasdaq Stockholm.

As a company due to be listed on the Nasdaq Tallinn and the Nasdaq Stockholm, the Fund will be subject to both Estonian and
Swedish laws, regulations and policies

Swedish laws, regulations and policies may differ in some respects from comparable laws, regulations and policies in Estonia. The
differences in compliance requirements may subject the Fund to additional regulatory burdens. In the event of any conflict
between the applicable laws, regulations and policies in Estonia and those in Sweden, the Fund will have to comply with the more
onerous rules and may incur additional costs and require additional resources.

Certain Swedish regulations will not apply to the Fund

The Fund, whose primary listing will be on the Nasdaq Tallinn, has applied for, and the Nasdaq Stockholm has granted, a number of
waivers and exemptions from Nasdaq Stockholm listing requirements. Unit-holders therefore will not obtain the rights and benefits
afforded under those Nasdaq Stockholm listing requirements for which the Fund has been granted waivers and exemptions by
Nasdaqg Stockholm. Additionally, if any of these waivers or exemptions were to be revoked, the Fund may be subject to additional
legal and compliance obligations, which might be costly and time consuming to comply with, which could adversely affect the Fund
and Unit-holders.

Exchange rate fluctuations

The Fund conducts its business in euro — the official currency in all three Baltic States. Properties in the Fund’s portfolio generate
cash flows in euro and, thus, their primary values are also in euro. Should the Fund pay dividends, such dividends will be paid in
euro as well, however, Unit-holders of Units held with Euroclear Sweden will, in general, receive dividend distributions in SEK. The
conversion in relation to dividends will be made by Euroclear Sweden. Any depreciation of euro in relation to SEK could reduce the
value of the investment or of any dividends, and any appreciation of euro could increase the value in any such investment or
dividends. Furthermore, the holding of Units held with Euroclear Sweden by an investor whose principal currency is not SEK would
expose the investor to additional foreign currency exchange rate risk.
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5. INDUSTRY AND MARKET OVERVIEW

5.1. MACROECONOMIC OVERVIEW

This section discusses the current macroeconomic situation and its outlook in the Baltic States. Unless stated otherwise, historical
macroeconomic data presented in the section was sourced from Eurostat, the statistical office of the EU, while future projections
were taken from the EC’s May 2016 economic forecastl. Figures for years through 2015 represent actual data while those for 2016
and 2017 are forecasts.

All three Baltic States are members of the EU and have euro as the national currency. Lithuania has the largest economy of the
Baltic countries. In 2015 Lithuania’s GDP amounted to EUR 37.2bn whereas Latvia’s was EUR 24.4bn and Estonia’s was EUR 20.5bn.
The differences are primarily explained by population size. Lithuania with 2.9m of people is the largest followed by Latvia with 2.0m
and Estonia with 1.3m. In terms of productivity, Lithuania and Latvia are very similar — 2015 GDP per capita of EUR 12.8 thousand
and EUR 12.3 thousand respectively — while Estonia’s GDP per capita is somewhat higher at EUR 15.6 thousand.

Almost 1.6m people live in the capital cities of the Baltic States representing approximately a quarter of total population in the
countries. The largest city is Riga, the capital of Latvia, with population of 641 thousand. It is located on the shore of the Baltic Sea
at the southern tip of the Gulf of Riga. Riga is also Latvia’s largest sea port. Vilnius, the capital of Lithuania and the second largest
city in the Baltics, has a population of 532 thousand. It is based in the south east of Lithuania. Thanks to its relatively close location
to Minsk, the capital of Belarus with 1.9m population, Vilnius is a popular shopping destination for Belarussians. Tallinn has the
smallest population of the three Baltic capital cities — 414 thousand people live in the capital of Estonia. It is located on Estonia’s
north coast and is also the country’s most active port. Helsinki is just on the opposite side of the Gulf of Finland or less than 2 hours
by ferry away from Tallinn. Tallinn — Helsinki ferry route is one of the most active in the Baltic Sea.

Figure 1: Nominal GDP (EURbn), 2015 Figure 2: Country population (m), 2015 Figure 3: Capital city population
(thousand), 2015
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Baltic economies have been among the fastest growing in the EU. Their GDP growth has significantly outperformed EU average. In
2015 economies of Baltic countries were 19-20% larger in real terms compared to 2010 level. In contrast, EU’s GDP increased by
only 5% real over the same period. The EC forecasts that buoyed by growing private consumption the Baltic countries will continue
expanding at a considerably faster pace than EU as a whole. Overall EU is expected to achieve real GDP growth of 1.8% in 2016 and
1.9% in 2017. In contrast, the EC forecasts both Lithuania and Latvia to deliver growth of 2.8% in 2016 and 3.1% in 2017 and Estonia
to grow by 1.9% in 2016 and 2.4% in 2017.

Figure 4: Real GDP growth forecast (%), ranked by 2017F
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! Available publicly at: http://ec.europa.eu/economy_finance/eu/forecasts/2016_spring_forecast_en.htm
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Confidence in the EU economy, especially its southern states, was hit by sovereign debt crisis that started in 2010. However,
government finances of the Baltic States stand out in the European context as prudent, fiscally responsible and not overburden by
debt. The Baltic countries have one of the lowest government debt levels in the EU. Whereas the overall EU is forecast by the EC to
reach government debt to GDP ratio of 86% in 2017, Estonia’s government debt is projected to be only 9% of GDP (the lowest in
the EU), Latvia’s 36% (the 4th lowest) and Lithuania’s 43% (the 9th lowest). Healthy debt levels mean a greater potential for
economic expansion as governments can concentrate on supporting growth rather than reducing debt which is normally
implemented through aggressive austerity measures which depress economic growth.

Figure 5: General government debt to GDP forecast (%), ranked by 2017F
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When speaking of a demographic situation in the Baltics, a distinction has to be made between total population and population in
capital cities. Demographic trends in Baltic capital cities have been significantly more positive than in the overall region. Historically,
declines in capital cities population have been substantially smaller compared to decreases in country populations and, more
importantly, since 2013 Baltic capital cities have been growing in size (see Figure 6). This is attributable to two major trends. Firstly,
because of internal migration, people from smaller towns and cities have been moving to capitals - economic and cultural centers.
Secondly, residents of capital cities have been less likely to emigrate abroad than those living in other regions. The Management
Company expects these trends to continue. The healthier demographic situation in capital cities supports the Fund’s investment
strategy to focus on properties located in capitals. On the other hand, total Baltic population dynamics have been improving in
recent years as well. After annual declines peaked at 2% in 2010 caused by increased emigration due to a recession in 2009, they
have normalized to close to 0.5% per annum recently.

Figure 6: Population growth, % per annum
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The Baltic States rank relatively high in World Bank’s Ease of Doing Business index which evaluates business regulations and their
enforcement. The index indicates how easy it is to set up a new business and operate it. According to June 2015 rankings, Estonia is
16th, Lithuania 20th and Latvia 22nd out of 189 world countries. They outrank such developed countries as France (27th), the
Netherlands (28th) and Japan (34th) as well as such emerging economies as Poland (25th), Czech Republic (36th) and Russia (51st).
The Baltic States also fare well in Global Competitiveness Index (GCI) rankings, conducted by World Economic Forum. This index
defines competitiveness as the set of institutions, policies and factors that determine the level of productivity of a country. The
level of productivity, in turn, sets the level of prosperity that can be earned by an economy. Based on GCI 2015-2016 rankings, out
of 140 countries Estonia stands at 30th position, Lithuania at 36th and Latvia at 44th.
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The Baltic economies are closely interrelated with Nordic countries: Sweden, Finland, Denmark and Norway. Scandinavian firms are
among the largest investors in the Baltics. They are especially prominent in financial and telecommunications sectors. The largest
Baltic banks belong to Swedbank, SEB, Nordea (all three from Sweden), DNB (Norway) and Danske (Denmark). The largest Baltic
telecommunications companies, fixed-line and mobile network operators, are owned by Teliasonera, Tele2 (both from Sweden)
and Elisa (Finland). Other major Nordic companies with substantial investments in Baltics include ICA Gruppen (owner of
supermarket chains, headquartered in Sweden), Calsberg (a brewer based in Denmark), Ericsson (a technology firm based in
Sweden), Neste (an oil refiner and petrol retailer based in Finland). Moreover, Scandinavian countries are very important trading
partners. In 2015 they accounted for 42% of exports from Estonia, 13% of exports from Latvia and 11%of exports from Lithuania.

Lithuania

Lithuania’s economy has been successfully recovering after the global financial crisis with average real GDP growth of 3.6% per
annum over 2011-2015. The recovery was driven primarily by strong exports and increasing private consumption. Exports were
boosted by an internal devaluation — reductions in employee compensation in both private and public sectors — which the country
underwent in 2009-2011. That raised competitiveness of Lithuania’s exports in foreign markets. Households, on the other hand,
were gradually increasing consumption as unemployment declined, real wage growth returned and consumer confidence
improved.

In 2015 Lithuania’s real GDP growth temporarily slowed down to 1.6% while it is forecast to pick up to 2.8% in 2016 and 3.1% in
2017. The economy in 2015 delivered growth despite a fall in exports to Russia impacted by 1) import sanctions imposed by the
Russian government in August 2014 (and extended in August 2015), 2) depreciation in Russian rouble exchange rate and 3)
economic recession in Russia. In 2015 exports to Russia dropped by 38% leading to a 5.8% decline in total exports despite positive
growth in exports to other countries. However, real GDP continued expanding in 2015 supported by private consumption which is
expected to remain the main growth driver going forward. Households are benefitting from a number of favourable factors:
decreasing unemployment, growing wages and low inflation. In March 2015 consumer confidence index in Lithuania reached the
highest reading since the beginning of 2008. Real GDP growth in 2016, the EC projects, will return to a higher pace of almost 3%
and accelerate further in 2017 as 1) household consumption continues performing strongly, 2) investments pick up on the back of
high capacity utilization and higher disbursements from EU’s structural funds and 3) exports to Russia level off.

Declines in energy and food prices led to a 0.7% deflation in 2015. Lower energy prices are good news to Lithuania (since it is a net
energy importer) and its consumers who, thanks to lower fuel and heating bills, have more spare money to spend. Due to ongoing
weakness in global energy prices, somewhat low inflation of 0.6% is forecast for 2016 further supporting consumption. As the
effect of lower energy prices fades out, the inflation is expected to normalise to the territory of 2% in 2017.

Lithuanian labour market has been gradually improving with unemployment declining and wages returning to growth in real terms.
Unemployment rate fell from 15.4% in 2011 to 9.1% in 2015 — slightly lower than 9.4% unemployment in the EU and substantially
below 10.9% in the euro area. Wages rose on average by 3.2% per annum in real terms over 2011-2015. The EC forecasts these
trends to continue. Unemployment is expected to improve further to 7.8% in 2016 and 6.4% in 2017. The tightening labour market
will fuel growth in employee compensation. Government’s actions in raising minimum wage will also contribute to that growth.

Government budget deficit has been contracting since 2012 and dropped to only 0.2% of GDP in 2015 which was the lowest deficit
since 2006 in Lithuania. This was an impressive achievement, especially when compared against average deficits in the overall EU
(2.4%) and the euro area (2.1%). In 2016 the budget deficit is set to increase slightly on the back of planned higher pensions and
public wages, however, assuming no policy change in 2017 the deficit, the EC forecasts, should fall to 0.4% of GDP thanks to solid
economic growth and no major increases in spending expected. Gross government debt has been fluctuating around 40% of GDP
over 2012-2014. It rose to 42.7% in 2015 explained by a pre-financing of upcoming bond redemptions. While the government debt
is expected to drop in 2016 thanks to expanding GDP, pre-financing of future bond redemptions is projected to push the debt close
to 43% of GDP in 2017.

Table 6: Macroeconomic indicators, historical data and forecasts — Lithuania

2012 2013 2014 2015 2016F 2017F
Real GDP growth, % 3.8 3.5 3.0 1.6 2.8 3.1
Nominal GDP, EURbn 333 35.0 36.4 37.2 38.9 40.8
CPI growth, % 3.2 1.2 0.2 -0.7 0.6 1.8
Unemployment rate, % 13.4 11.8 10.7 9.1 7.8 6.4
Compensation of employee per head real growth, % 11 43 3.7 5.0 3.9 3.2
General government budget balance, % of GDP -3.1 -2.6 -0.7 -0.2 -1.1 -0.4
General government debt, % of GDP 39.8 38.8 40.7 42.7 41.1 429
Retail trade (excl. cars and motorcycles) real growth, % 3.6 4.4 5.4 5.4 - -

Source: Eurostat (historical data), EC (forecasts)
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Latvia

Over the period from 2011 to 2015 Latvia’s economy was growing by real 3.4% per year on average thanks to recovering domestic
expenditure and expansion in exports. Country-wide reduction in wages over 2009-2010 led to lower production costs and, in turn,
strengthened Latvia’s competitiveness in global markets. On the other hand, rising employment and wage growth that returned in
2012 were fuelling consumption. Somewhat slower economic growth of 2.7% in 2015 was impacted by the same reason as in other
two Baltic countries — a drop in exports to Russia. In 2015 they were down by 25%. However, unlike Lithuania and Estonia, Latvia
still managed to achieve small but positive 1.4% growth in total exports owing to lower Russia’s weight in Latvian exports (half of
Russia’s weight in Lithuanian exports) and a stronger increase in exports to other countries (especially compared to Estonian
exporters’ performance). Despite problems with Russia, private consumption was holding strong in 2015 with no serious signs that
geopolitical tensions had a negative effect on households expenditure. In March 2015 consumer confidence index reached the
highest point since 2007.

The EC projects real GDP growth to accelerate to 2.8% in 2016 and 3.1% in 2017. Consumption is expected to remain the primary
growth source supported by wage growth, weakening unemployment and a reduction in energy prices. In addition, investment
growth is forecast to pick up with the help of EU’s structural funds and gradually increasing bank lending. There were signs in 2015
that investment activity was starting to recover with credit demand and new lending growing. Finally, Russia’s negative impact on
exports growth will fade out because majority of that effect was attributable to a one-time drop in exports due to trade sanctions.
A lift-off of sanctions (which is not assumed by the EC) is an upside risk to economic growth in all three Baltic countries.

A moderate inflation has been observed in Latvia since 2013. A decrease in fuel prices and cheaper food resulted in only 0.2%
growth in consumer prices in 2015. Fuel and heating costs comprise approximately 10% of household spending, hence, lower
energy prices is a substantial tailwind for consumers. The EC expects inflation to remain weak at 0.2% in 2016 while flattening
commodity prices and pressure from wage growth should push inflation to 2.0% in 2017.

Unemployment is expected to keep declining, although at a slower pace than previously, leading to continued real wage growth.
Unemployment rate, the EC predicts, will decline from 9.9% in 2015 to 9.3% in 2017. Employee compensation should record real
growth of 3-5% per annum in 2016-2017 — a slight moderation from higher increases in previous two years. Higher wages, together
with lower energy prices, will improve economic capacity of households retaining private consumption as the main driving force
behind GDP growth.

Latvia showed exemplary fiscal responsibility in the years 2012-2013 — government budget deficit did not exceed 1.0% of GDP. 1.6%
deficit recorded in 2014 was boosted by a one-off payment (accounting for 0.4% of GDP) to European Bank for Reconstruction and
Development related to Citadele bank restructuring. The EC forecasts the fiscal deficit to decline from 1.3% in 2015 to 1.0% in 2016
and 2017 mainly thanks to net-deficit-reducing measures. Government revenue is expected to follow GDP growth to the large
extent. Expenditure increases will be mainly associated with social spending and defence. Latvia’s government debt to GDP ratio
fell to 36.4% in 2015. After a brief increase in 2016 due to pre-financing of sizeable bond repayments, debt is set to drop to 35.6%
of GDP in 2017.

Table 7: Macroeconomic indicators, historical data and forecasts — Latvia

2012 2013 2014 2015 2016F 2017F
Real GDP growth, % 4.0 3.0 2.4 2.7 2.8 3.1
Nominal GDP, EURbn 22.0 22.8 23.6 24.4 253 26.7
CPI growth, % 2.3 0.0 0.7 0.2 0.2 2.0
Unemployment rate, % 15.0 11.9 10.8 9.9 9.6 9.3
Compensation of employee per head real growth, % 2.7 4.8 7.6 6.6 49 33
General government budget balance, % of GDP -0.8 -0.9 -1.6 -1.3 -1.0 -1.0
General government debt, % of GDP 41.4 39.1 40.8 36.4 39.8 35.6
Retail trade (excl. cars and motorcycles) real growth, % 7.4 3.8 3.7 49 - -

Source: Eurostat (historical data), EC (forecasts)
Estonia

Post-crisis recovery in Estonia was driven primarily by expanding household consumption which was supported by real wage
growth and rising employment. The country achieved average real economic growth of 3.8% per year over 2011-2015. Estonia
boasts exemplary government finances. The country has the lowest government debt to GDP level in the EU which in 2015 stood at
9.7% (the second least indebted, Luxembourg, had 21.4%). Estonia ran a budget surplus of 0.4% in 2015 that makes it one of only
three countries in the EU (the others are Germany and Luxembourg) with positive budget balance that year. The EC forecasts
Estonia to record a marginal fiscal deficit of 0.1-0.2% of GDP in 2016 and 2017. In contrast, the overall EU is projected to run deficits
of 2.1% in 2016 and 1.8% in 2017.
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Real GDP expanded by 1.1% in 2015 which was markedly slower than the growth achieved the year before. That owes to weaker
investment activity (as major investment projects in energy sector were completed in 2013 and 2014) and a decline in exports to
Russia. In 2015 exports to Russia fell by 35% leading to a 3.8% decrease in total exports. Economic expansion is forecast to pick up
to 1.9% in 2016 and 2.4% in 2017. Although consumption growth is expected to gradually decelerate on the back of moderation in
real wage increases, it should be more than offset by a rebound in investment. The need for companies to invest in productivity
improvements will be supported by favourable lending conditions. Public investments are likely to increase due to the start of a
new programming period of EU’s structural funds.

Before 2014 consumer prices in Estonia were growing by more than 3% per annum. But due to a fall in global oil prices, inflation
slowed down materially in 2014 and was just 0.1% in 2015. The EC forecasts price growth to accelerate to 0.8% in 2016 and 2.9% in
2017 as commodity prices bottom out, excise taxes are raised and wages continue growing.

A labour market has delivered a significant improvement with unemployment rate dropping from 12.3% in 2011 to 6.2% in 2015 —
the lowest level among the Baltic States. A labour market reform, expected to be introduced in mid-2016, could attract a
substantial number of pensioners to return to the labour market. As a result, the EC sees unemployment rate going up to 7.7% in
2017. Real wage growth is projected to decelerate in 2017 given an expected moderation in public sector employees’
compensation.

Although Estonia’s government budget surplus decreased from 0.8% in 2014 to 0.4% in 2015, it still was one of only three countries
in the EU with surplus budget. Taking into account already known legislative changes, the EC forecasts the fiscal budget to record
limited deficits in 2016 and 2017. Estonia’s government debt to GDP, which stood at 9.7% in 2015 — the lowest in the EU, should
gradually decline to 9.3% in 2017.

Table 8: Macroeconomic indicators, historical data and forecasts — Estonia

2012 2013 2014 2015 2016F 2017F
Real GDP growth, % 5.2 1.6 2.9 1.1 1.9 2.4
Nominal GDP, EURbn 18.0 19.0 20.0 20.5 21.2 223
CPI growth, % 4.2 3.2 0.5 0.1 0.8 29
Unemployment rate, % 10.0 8.6 7.4 6.2 6.5 7.7
Compensation of employee per head real growth, % 34 2.7 5.0 4.0 5.0 2.6
General government budget balance, % of GDP -0.3 -0.2 0.8 0.4 -0.1 -0.2
General government debt, % of GDP 9.5 9.9 10.4 9.7 9.6 9.3
Retail trade (excl. cars and motorcycles) real growth, % 5.6 1.9 7.1 4.4 - -

Source: Eurostat (historical data), EC (forecasts)
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5.2. PROPERTY MARKETS

This section provides a review of Baltic commercial property markets. It focuses on a transaction market and office and retail
sectors. The review have been prepared using data and research provided predominantly in annual Colliers Baltic Real Estate
Market Overviews, the latest of which was published in March 2016.

Lithuania
Transaction market

Activity in Lithuania’s real estate transaction market has been growing rapidly since 2013. In 2015 transaction volume reached an
all-time record of EUR 444m surpassing a pre-financial crisis peak achieved in 2008. The growing activity is explained by the stable
macroeconomic situation in Lithuania, increase in newly built properties, positive dynamics in a property market (declining vacancy
and growing rent rates) and an increasing number of SSCs, launched by international firms, which fuels investors’ interest in an
office sector. The adoption of euro on 1 January 2015 is believed to have provided an additional boost to the investment activity.
Although Litas was already a stable currency due to its peg to euro, becoming a full-on member of euro zone minimized currency
risk and increased confidence in the Lithuanian economy. This was one of the main reasons why Lithuania saw an increased interest
from international property investors in 2015.

Office and retail sectors have been the key focus of investors. Over 2013-2015 they together accounted for more than 70% of total
transaction turnover. In contrast to previous years, when the number one market was Vilnius offices, in 2015 retail sector was the
most active with transactions involving shopping centres not only in Vilnius but also in smaller cities. Retail properties comprised
50% of transaction volume in 2015 — up from 22% in 2014 — while office buildings constituted 27% - down from 56% the year
before. Colliers expects that office and retail properties generating stable cash flows and located in prime locations will retain the
primary focus of real estate investors.

Figure 7: Property transaction volume in Lithuania, EURm Figure 8: Transaction volume by sector, EURm
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The largest investors in 2015 included Nordic, Baltic and major international funds while Russian capital was less active compared
to previous years. According to Colliers, the top three investors were EfTEN Capital (an Estonian manager of private real estate
funds with EUR 0.4bn in assets under management), Partners Group (a global private markets investment manager, headquartered
in Switzerland, with USD 50bn in assets under management) and Northern Horizon Capital group (including BOF). It is important to
highlight that EfTEN and Partners Group were newcomers to the Lithuanian property market. The entry of Partners Group to the
Baltic market is a particular highlight. In February 2015 it set up Laurus, a joint-venture with Northern Horizon Capital, which
acquired a 112,000 sgm portfolio of properties from BPT Optima, a fund managed by Northern Horizon Capital, for EUR 163m.
Partners Group is looking to make further acquisitions in the Baltics. In March 2016 Laurus purchased a portfolio of 42 Baltic
properties with 82 thousand sqm of space (predominantly leased to SEB, a Nordic bank) from Geneba, a real estate investment
company based in the Netherlands. The fact that global real estate investment managers are entering the Baltic property market
(in addition to Partners Group, Blackstone bought assets in Riga in 2015) indicates that it offers compelling returns in the European
context.

In 2014 the top three investors in Lithuania’s transaction market were East Capital (an emerging and frontier market asset manager
based in Sweden with EUR 2.1bn in assets under management), Nordic and Baltic Property Capital Group (a Swedish private equity
firm) and Capital Mill (an Estonian commercial real estate investor).

Prime vyields in Vilnius have been gradually contracting since 2010 on the back of strengthening economy, improving real estate
market fundamentals, declining borrowing costs and convergence to lower yields in other European property markets. At the end
of 2015 prime yields stood at 7.0% for office and retail assets and 8.75% for industrial properties marking a decrease from 7.5% and
9.0% respectively in 2014. Colliers forecasts that due to continuing strong interest in office and retail properties in Vilnius, yields in
these sectors will continue going down in 2016. However, despite a downward trend, returns in Vilnius (and the Baltics overall) are
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still considerably higher than in Poland and even more so than in Nordics. Colliers estimates that at the end of 2015 prime yields for
office and retail (SCs) properties were between 5.0-6.0% in Warsaw, 4.5-5.0% in Copenhagen, 4.25-4.50% in Stockholm and 4.0-
4.25% in Oslo.

Figure 9: Prime yields in Vilnius, %
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Accelerated economic growth in pre-crisis Lithuania resulted in a phase of rapid expansion in office supply. During 2007-2009 stock
of modern office space almost doubled. After that, developers took a more careful approach to investing in new office space that
led to normalization in a growth rate. Stock was rising stably by 4-6% per annum over 2010-2014. However, as demand for office
space grew faster (illustrated by dropping vacancy rates), development activity has picked-up again. In 2015 modern office stock in
Vilnius expanded by 9% to 468 thousand sqm of GLA. Class A offices made up 33% of total supply — the highest share in the Baltic
capital cities. Class B1 accounted for 50% while class B2 constituted the remaining 17%.

The development activity remains elevated in Vilnius office market. Based on the project pipeline for 2016 (see Table 10), 98
thousand sqm of new office space will be constructed representing around a fifth of total stock at the end of 2015. Approximately a
third of the new supply will come from a single project - class A office complex Quadrum developed by Schage, a Norwegian
developer. Once constructed, Quadrum will be the largest office property in Vilnius CBD.

Figure 10: Office stock in Vilnius
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The recent jump in development activity is a response to growing demand for office space indicated by vacancy rates falling close
to pre-crisis levels. According to Colliers, there are two main reasons why demand has been strong in Vilnius office market. Firstly,
Lithuania’s economy has been successfully recovering with real GDP expanding and unemployment falling. Secondly, Lithuania and
especially Vilnius has become an attractive location for shared service centers (SSCs) of international companies. According to
Invest Lithuania, a government agency responsible for attracting foreign investments, a number of SSCs in Lithuania increased from
17 in 2004 to 60 in 2015. They now employ more than 12,800 people. A great majority of SSCs in Lithuania are located in Vilnius.
Demand for office space from SSCs is expected to continue growing since existing ones are actively expanding and new ones are
being established. For instance, in 2015 Skandia, a Swedish life insurer, Nasdag, a global stock exchange operator, and AlG, a global
insurance group, launched their SSCs in Vilnius.
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Table 9: Largest SSCs of foreign companies in Vilnius

Company Industry Country Functions carried out by SCC Headcount Established

Western Union Payments USA IT, accounting, compliance 1,500 2010
Barclays Banking UK IT development and support 1,270 2009
Danske bank Banking Denmark F&A services, IT 1,100 2012
SEB Banking Sweden IT and support, F&A, HR operations 600 2008
csc IT USA IT development and support 460 2007
Citco F&A USA Accounting and legal services 270 2007

Source: Invest Lithuania, March 2016

Developments of new office properties in Vilnius are carried out not only by local and Baltic firms but also by international players.
Vastint, part of Inter IKEA group, commissioned a 7,000 sqm Uniq business center near CBD in 2015. 2016 pipeline contains two
projects by international developers. In addition to aforementioned Schage’s Quadrum complex, the other project by a foreign real
estate company is 21,600 sqm Delta office building developed by Technopolis, a listed Finnish property investment firm. This is an
expansion of Technopolis’ Vilnius business park (existing GLA of more than 40 thousand sqm) located in Ozas district, area favoured
by SSCs. What is more, East Capital is planning an extension to its 3 Bures business complex in CBD. According to East Capital, a
construction permit is expected in Q1 2016 after which a tender for a general constructor can be launched. Presence of
international real estate companies and their active engagement in development of new projects indicate the attractiveness of
Vilnius office market. That also raises a bar to local players which need to deliver quality projects to remain competitive in the
market.

Table 10: Pipeline of office projects in Vilnius for 2016

Project GLA, sqm Address Developer
Quadrum (1st stage) 33,160 Konstitucijos Av. 21 Schage RE
Zalgirio 135 8,400 Zalgirio St. 135 Eika

Green Hall (2nd stage) 7,400 Upes St. 21 SBA

City 18,000 Zalgirio St. 90 Hanner
Delta 21,600 J. Balcikonio St. 9A Technopolis
Highway 4,900 Savanoriu Av. 178 Inreal
Fabrikas 4,800 Saltoniskiu St. 29 ZIA Valda
Total 2016 98,260

Source: Colliers

Although the new supply in 2015-2016 exceeds annual additions over the previous five years, a significant amount of new space is
pre-leased. Vastint pre-leased 100% of its Uniq office building to a single tenant, Danske bank IT centre. At the upcoming Qadrum
complex by Schage, over 50% of space is rented out of which 10,000 sqm is signed up by DNB, the third largest bank in Lithuania,
that will relocate its Lithuanian headquarters to the property.

Figure 11: Vacancy rates in Vilnius office market, %
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Vacancy rate in Vilnius office market reached 4.3% in 2015, down from 6.5% in 2014 and 9.3% in 2013. The amount of vacant space
has been declining as growth in demand has outpaced additions to supply. A significant reduction in vacancy in the recent years
was among the main catalysts that sparked acceleration in development activity. There is observed a meaningful difference in
vacancy rates between class A and B properties. Class A offices, of which supply is lower, achieved a very low — only 0.8% - vacancy
level in 2015 (down from 1.6% in 2014). Class B properties, on the other hand, had a higher vacancy at 6.1% (8.6% in 2014). Colliers
projects that the elevated development activity is likely to push the overall vacancy up in coming years. An ability of the market to
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take up the new supply will depend on whether Vilnius will continue to attract new international companies to launch their SSCs in
the city.

Fuelled by declining vacancy Vilnius office rent rates has been gradually improving since hitting the bottom in 2009. Overall rent
rates increased by around 2.8% in 2015 (slightly weaker growth than 4.0% in 2014) mostly driven by rents for class A and B1 offices
which grew by 3.6% and 3.7% respectively. Landlords were asking for 13.0-17.5 EUR/sgm/month for class A premises, 9.0-13.5
EUR/sgm/month for class B1 and 6.6-9.6 EUR/sqm/month for class B2. Colliers expects that due to increased additions of new
supply, market rates will come under pressure but should remain relatively stable in 2016.

Figure 12: Asking rent rates in Vilnius office market, EUR/sqm/month (excluding VAT and operating expenses)
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Retail

At the end of 2015 supply of retail space in Vilnius amounted to 597 thousand sqm (taking into account properties with at least
5,000 sgm GLA). The three largest shopping malls (Akropolis, Ozas and Panorama) each exceeding 45,000 sqm together
represented 33% of the total supply. 10 properties with 15,000-45,000 sqgm GLA constituted 33% of the market while SCs with
5,000-15,000 sgqm made up the remaining 34%. Growth in Vilnius retail space returned in 2013 when IKEA store, the first and still
the only one in the Baltics, was opened. It was the first large new SC in Vilnius since 2010. In 2014-2015 expansion in retail space
was mainly driven by completion of new neighborhood type SCs where anchor tenants were grocery chains. Developments of this
type are expected to remain one of the main forces behind further retail space expansion as the competition among grocery
retailers in Lithuania is high. The focus is not only on building new grocery stores but also on refurbishing the older ones to attract
more consumers. Existing players in the grocery market are preparing themselves for an even more competitive environment when
Lidl opens its shops. According to Verslo Zinios, the Lithuanian business daily, the German discount retailer plans to have a store in
every town with population of more than 20,000. Lidl’s first stores in Lithuania are expected to be opened in June 2016. Depending
on its success here, Lidl might later enter Latvian and Estonian markets.

Figure 13: Retail space in Vilnius
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Nordika SC with 35,400 sgm retail space is currently the only large new SC under construction in Vilnius. It is located close to IKEA
store and has Senukai, DIY chain, and Rimi, a pan-Baltic grocery chain owned by ICA Gruppen, signed as anchor tenants. Together
with IKEA it will form a new shopping district for Vilnius residents. The first stage (13,300 sqm) of Nordika opened doors in the

41



second half of 2015 whereas the second stage should be completed in 2016. One of its developers, VPH, has also started working
on a project for a new shopping mall of 37,000 GLA in the territory of former Audejas factory, not far from Vilnius old town.
Construction is expected to begin in 2016 and to be finished in 2018.

Attention from existing larger SCs will be on quality improvements as has been the case for several years already. Facing
competition from online stores, managers of SCs have been focusing on improving tenants mix and expanding entertainment and
leisure activities. For instance, in 2015 Panorama, one of the three largest malls in Vilnius, added a number of new restaurants
while Europa SC launched a fitness gym. The goal of SCs, Colliers says, is to offer consumers a wide-ranging experience.

Table 11: Pipeline of retail projects in Vilnius for 2016
Project GLA, sqm Address Developer
Nantucket Holdings, Ziempre Investment

Nordika SC (2nd stage) 20,100 Zirniu St. Limited, Zenith Capital, VPH
Unideco 6,500 Verkiu St. 44 MC Grupe

Parkas Outlet (expansion) 4,540 Verkiu St. 29 Ogminos centras

Domus Pro (2nd stage, completion) 2,200 Bieliunu St. 1 Baltic Opportunity Fund
Laisves SC 5,230 Laisves Av. 62 Audejas

Total 2016 38,570

Source: Colliers

Demand for retail space is strong buoyed by growing private consumption. In 2015 retail trade (excl. motor vehicles and
motorcycles) in Lithuania increased by 5.4% in real terms exceeding 3.0% rise in the EU and 2.4% in the euro area. Successful SCs
with high customer flows practically have no vacant space in Vilnius. Overall vacancy in Vilnius SCs remained at 1.9% in 2015.
Colliers forecasts vacancy to remain low since a large portion of new retail space is already pre-let.

Figure 14: Vacancy rates in Vilnius shopping centres, %
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Rent rates have been trending upwards since 2010, especially, for small retail units. Overall rent growth in 2015 was in the range of
3-4%. Rents amounted to 22-42 EUR/sqm/month for small spaces (up to 100 sqm), 13-24 EUR/sqm/month for medium-size spaces
(150-350 sgm) and 6-11 EUR/sgm/month for large spaces. On the back of a low vacancy and intensifying competition among retail
tenants, Colliers projects rent rates to keep rising at a modest pace.

Figure 15: Asking rent rates in Vilnius shopping centres, EUR/sqm/month (excluding VAT and operating expenses)
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Latvia
Transaction market

Activity in a property transaction market in Latvia has intensified since 2013 with volume surpassing EUR 300m mark each year. In
2015 it increased to EUR 394m — close to an all-time record of EUR 418m achieved in 2007. That could be attributed to
strengthening economy, positive dynamics in property market and high demand for cash yielding assets boosted by a low yield
environment. Retail assets dominated transaction market in 2015 comprising 77% of total volume. The high share of the retail
sector was explained by Blackstone’s acquisition of three shopping centres (Alfa, Mols and Dole) in Riga as a part of its purchase of
10 Nordic real estate funds managed by Obligo Investment Management. This transaction alone constituted 60% of total volume.
Office sector was the second most popular with 15% of total transaction turnover. In previous years sector shares were much more
comparable with a single sector typically not exceeding 30% of total. The largest transaction volume in 2014 was generated by
mixed-use properties (25% of total) which mostly included assets for redevelopment purposes. This group was boosted by two
Skonto stadium deals. The second largest in 2014 was office sector with 18% of total investment. Industrial and retail accounted for
around 15% each. Colliers forecasts investment activity to remain elevated in 2016 and to reach volume comparable to the one
achieved in 2015. Furthermore, a lack of cash flow generating properties is expected to lead to an increased development activity
which has been subdued in recent years, especially, when compared to Vilnius and Tallinn markets.

Before 2015 the key investors in Latvian real estate market were from Scandinavia, Baltics and Russia. What distinguished Latvia
from Lithuania and Estonia was the presence of private Russian investors. Compared to institutional investors, they were more
interested in risky projects offering higher returns and assets with development opportunities. Yet, tensions between Russia and
the EU, the economic downturn in Russia and a significant drop in value of Russian rouble reduced the enthusiasm of Russian
investors. On the other hand, 2015 saw an entry of global asset managers into the Latvian property market. An acquisition by
Blackstone, the largest alternative asset manager in the world with over USD 300bn in assets under management, of three
shopping centres in Riga was its first investment ever in the Baltics. Partners Group bought Olimpia SC as a part of the acquisition of
BPT Optima portfolio. This proves that the Baltic real estate market can be interesting to global institutional investors. Colliers
expects interest from investment funds to increase further in the future.

Figure 16: Property transaction volume in Latvia, EURm Figure 17: Transaction volume by sector, EURm
500 - 100% -
418 394 90% | 16 Residential
400 80% - )
70% - 79 B Mixed-use
300 60% -
50%‘: J 42 304 M Hotel
200 40% - 49 .
30% - 16 M Industrial
100 20% A .
10% - 57 59 H Retail
0 0% T .
H Office
2007 2008 2009 2010 2011 2012 2013 2014 2015 2014 2015
Source: Colliers Source: Colliers

Prime yields in Riga property market have compressed from the peak in 2009 owing to the macroeconomic recovery, positive
trends in commercial real estate (growing rent rates and low vacancy) and cheaper debt. Regardless of the contraction, prime
properties in Riga can still be acquired at higher prospective returns compared to Nordic countries and Poland. At the end of 2015
the yield was estimated at 7.0% for retail premises (down from 7.5% at the end of 2014), 7.25% for office (7.75%) and 8.75% for
industrial (9.0%). Prime yields, Colliers expects, will continue trending downwards in 2016 as demand from investors for high
quality cash flow generating properties will remain high while supply of such assets will be limited.

Figure 18: Prime yields in Riga, %
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Office

A decade ending in 2010 was marked by rapid expansion in Riga’s office market. Buoyed by accelerated macroeconomic growth in
Latvia, modern office stock increased approximately five-fold over 2004-2010. Since then supply has been rather stable with limited
number of new offices constructed. 2014 was an exception - office stock jumped by around 56 thousand sgm which was mainly
attributable to a single built-to-suit property — 43,000 sqm new headquarters of State Revenue Service. In 2015 around 5 thousand
sgm of new office space was added resulting in total supply of 597 thousand sqm. Class A premises constituted 17% of total —
below 33% in Vilnius but above 11% in Tallinn. According to Colliers, because of limited development activity in recent years, a
shortage of large office spaces now exists in Riga. Although expansion in stock is expected to be somewhat higher in 2016 at
approximately 20 thousand sgm GLA (see Table 12), that still lags substantially behind development activity in Vilnius and Tallinn.
An increasing number of developers, on the other hand, are starting to draw plans for new office projects in Riga. They are unlikely
to be built earlier than 2018 though. As a result, in the next several years Riga’s office market will remain landlord dominated
where property owners have a greater advantage in lease negotiations than tenants.

Figure 19: Office stock in Riga
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Financial and IT companies are the most active in renting office space. SSCs also constitute a sizeable portion of demand; however,
it is problematic for them to find large spaces. So far, they have not been as important driver of demand for office space as in
Vilnius. In recent years there has been a trend that new buildings are pre-leased to tenants before completion of construction. This
could potentially help accelerate development activity because pre-lease agreements increase confidence of developers to invest in
new projects and reduce their risk.

Table 12: Pipeline of office projects in Riga for2016

Project GLA, sqm Address Developer
Katrinas Osta 1,700 Katrinas Dambis St. 20 SIA Catri
Tele2 1,700 Mukusalas St. 42 -
Mukusala BC 2,000 Mukusalas St. 42 -

Place 11 15,000 Sporta St. 11 Hanner
Total 2016 20,400

Source: Colliers

Vacancy rates have returned to pre-crisis levels in 2013. Overall vacancy in Riga’s office market was stable at 5.7% in 2015. Empty
space at class A premises amounted to 5.0%. Colliers projects vacancy to remain at similar levels in 2016. New demand will be
limited because of absence of large spaces. This is an opportunity for new developments.

Figure 20: Vacancy rates in Riga office market, %
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Rent rates have been on the upwards trajectory since 2010 with the growth accelerating in 2012. At the end of 2015 class A
premises demanded 13-16 EUR/sgm/month, followed by 8-12 EUR/sgm/month for class B1 and 6-9 EUR/sqm/month for class B2.
Colliers expects rents to remain stable in 2016.

Figure 21: Asking rent rates in Riga office market, EUR/sqm/month (excluding VAT and operating expenses)
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Retail

Fundamentals for retail sector have been strong in recent years. Declining unemployment and growing wages (which the EC
projects to continue) have been fuelling private expenditure. Lower energy costs since the second half of 2014 has been providing
an additional boost to consumers. In 2015 retail trade (excl. motor vehicles and motorcycles) expanded by 4.9% in real terms
marking an acceleration from 3.7% growth in 2014 and exceeding the retail trade growth in the EU (3.0%). Growing consumer
expenditure should keep demand for retail space in Riga at elevated levels.

Figure 22: Retail space in Riga

700 1 575 612 622 622 627 639 640 - 12%
600 /’/ - 10%
500 / - 8%
400 /
/ - 6%
300 /
- 0,
200 % 4%
100 / - 2%
y
O T I~ O%
2007 2008 2009 2010 2011 2012 2013 2014 2015 2016F

mmmm GLA, thousand sqm  ==fll==Growth YoY

Source: Colliers

Riga’s retail stock reached 639 sqm of GLA at the end of 2015. SCs accounted for the largest share of the total space at around 60%.
Hypermarkets constituted 16%, DIY stores 14% and department stores 10%. In the near term a major expansion in supply is not
expected (see Table 13). Larger additions are forecast in the medium term. According to Colliers, Linstow — one of the leading real
estate managers in Norway and the Baltics — is working on plans to expand its Alfa SC and Origo SC by adding 11,150 sqm and
15,750 sgm of new retail space respectively. In addition, Akropolis Group (held by owners of Maxima retail chain) is preparing a
technical project for 60,000 sqm Riga Akropole which had long been in its plans. Akropolis is the strongest shopping mall brand in
Lithuania with the largest SCs in top 4 (by population) cities.

Table 13: Pipeline of retail projects in Riga for 2016

Project GLA, sqm Address Developer
Damme SC (expansion) 1,000 Kurzemes av. 1 -
Total 2016 1,000

Source: Colliers
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As vacancy rates are low or close to zero in the most successful SCs, their managers have been concentrating on improving tenant
mix. Preference has been towards international well-known brands as well as offering activities other than shopping to visitors (for
instance, fitness clubs). International retailers see Baltic States as prospective development area once they fully establish their
positions in developed markets. Usually, international retailers enter Baltics via a local franchiser.

Market vacancy in SCs normalised to pre-crisis levels in 2012. It stood at 2.7% at the end of 2015. Importantly, empty space in the
most successful properties (for instance, Spice SC, Spice Home SC and Alfa SC) was non-existent. In contrast, vacant space in less
successful SCs comprised more than 10%. Overall vacancy rate, Colliers forecasts, may decline in near term as free space in less
popular SCs is reduced.

Figure 23: Vacancy rates in Riga shopping centres, %
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After an accelerated growth in rent rates in 2012 and 2013, they were stable in 2015 and amounted to 30-55 EUR/sqm/month for

an up to 100 sqgm space and 15-35 EUR/sgm/month for 150-350 sgm unit. Rents for anchor tenants fluctuated in the region 4-11
EUR/sgm/month. Colliers projects rent rates to remain stable in 2016.

Figure 24: Asking rent rates in Riga shopping centers, EUR/sqm/month (excluding VAT and operating expenses)
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Estonia
Transaction market

Activity in Estonian transaction market returned in 2011. Since then improving economic and real estate market conditions have
supported continuous recovery in transaction turnover. In 2015 it reached an all-time record of EUR 544m — an increase of over
100% above 2014 level. The single largest deal was an acquisition by LCN Capital Partners, a private equity firm with offices in New
York and London, of a portfolio of municipal rental apartments (eight buildings with 1,200 apartments) for EUR 100m. This far
exceeded the number one transaction in 2014 — East Capital’s purchase of Metro Plaza office building in CBD for EUR 28m. Sector-
wise, office and retail properties each constituted 29% of total transaction volume in 2015 whereas in the previous year industrial
premises took the lead comprising 34% of total turnover followed by retail with 29% and office with 20%. As investors have
accumulated significant amounts of capital ready to be deployed, Colliers expects the transaction market to maintain high activity
with turnover exceeding EUR 350m in 2016. Retail and office properties, Colliers believes, will be the primary target of investors.

In terms of geographic locations of the main investors, the situation in Estonia is similar to Lithuania and Latvia. The market has
been dominated by investors from Nordics, Russia and Baltics. In 2015 domestic spend made up around a third of total turnover —
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similar to 2014. Partners Group and LCN Capital Partners were new entrants to the Estonian real estate market together accounting
for 43% of the volume. Top three investors in 2014 included East Capital, Zenith Capital and Capital Mill. Zenith Capital, Estonia-
based independent business advisor and wealth manager, was a newcomer to the market. Most of the deals exceeding a EUR 3m
mark are made either by local investors or local managers representing foreign capital. That signifies the importance for a property
investor to have local presence and local knowledge of the market. For 2016, Colliers expects to see more international players
discovering Estonian real estate market.

Figure 25: Property transaction volume in Estonia, EURm Figure 26: Transaction volume by sector, EURm
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Prime yields in Tallinn have been trending downwards since 2010. At the end of 2015 prime office and retail properties could be
acquired at 6.75% yield (down from 7.0% at the end of 2014) while industrial assets changed hands at 8.0% (8.2%). These levels are
slightly below ones observed in Vilnius and Riga but substantially above returns in Nordic capitals and Warsaw. Yield compression
in 2015, as well as in previous several years, was attributable to a decreasing cost of financing, shortage of investment grade
properties, increasing demand for cash flow generating assets and growing presence of international investors that discover Baltic
property markets. Colliers forecasts prime yields in Tallinn to be stable in 2016.

Figure 27: Prime yields in Tallinn, %

14 -

13 -
12 A
11 A
10 A
i \

2007 2008 2009 2010 2011 2012 2013 2014 2015

Ul o NN 0w

e Office e Retail e |ndustrial
Source: Colliers

Office

Rapid expansion in Tallinn’s office space supply fuelled by strong pre-crisis economic growth ended in 2010. Over a three year
period from 2010 to 2012 office stock barely grew. But with Estonia’s economy recovering and both vacancy and rent rates on
positive trajectories, the supply started increasing again in 2013. At the end of 2015 Tallinn had 559 thousand sqm GLA of modern
office space. Given the current elevated activity in development of new projects, the supply in the next several years is forecast to
continue growing at a higher pace (already observed in 2015). Developers are expected to add around 45 thousand sqgm of new
offices in 2016 (see Table 14).
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Figure 28: Office stock in Tallinn
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The supply of class A offices in Tallinn is relatively low. According to Colliers, at the end of 2015 class A constituted only 11% of total
stock which is below both Vilnius (31%) and Riga (17%). Class B1 and B2 accounted for 57% and 32% of the market respectively.
Class A office space is particularly sought after by foreign companies and their back offices. Location-wise, supply in CBD is also low.
Primary tenants of office buildings in CBD are businesses operating in finance and advising fields whereas IT and communication
firms, another large group of tenants in Tallinn, normally prefer locations more distant from the city centre.

Table 14: Pipeline of office projects in Tallinn for 2016

Project GLA, sqm Address Developer

Explorer Office Building 5,000 Kai 1 Capital Mill

R14 and R12, Rotermann Quarter 4,700 Rotermanni 2/4/6A/14/16 Dollimar Invest and Gastorfa
Novira Plaza 4,000 Tartu av. 25 Novira Capital

Buroo 83 Office Building 4,300 Tartu av. 83 Novira Capital

Numeral Office Building 6,900 Endla 15 Mornington Endla

Opik Building 14,100 Valukoja st. 8, Ulemiste City Mainor Ulemiste

P&rnu 18 Business House 1,800 Pérnu av. 18 CBD Varahaldus

Ulemiste Business Centre (expansion) 4,300 Peterburi 2F Ulemiste Arimaja

Total 2016 45,100

Source: Colliers

Vacancy has been gradually declining since 2010 as demand for office space has grown while additions to the stock have been
limited (especially, pre 2013). Overall vacancy rate dropped to 6.0% in 2015. At class A properties vacant space was below 4% while
at class Bl premises it stood at approximately 6.1%. Take-up of new space has been concentrated in information and
communications sector and professional, scientific and technical activities sector. These sectors, Colliers projects, will remain the
most active in leasing new space. Somewhat increased vacancy is expected in 2016 due to higher addition to the stock. However,
this should mostly affect older or low quality properties. Tenants find the new offices to be advantageous not only because of
newer, higher quality work spaces but also due to greater efficiency (lower utility bills). Owners of older buildings will have to invest
in refurbishing them in order to maintain competitiveness against new offerings.

Figure 29: Vacancy rates in Tallinn office market, %
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Following the trend in vacancy rates, office rents in Tallinn have been improving since 2011. In 2015 they grew moderately — by less
than 2% for class A and up to 3% for class B1. The rent prices amounted to 12.5-16.0 EUR/sqm/month for class A offices, 8.5-13.5
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EUR/sgm/month for class B1 and 4.5-8.6 EUR/sgm/month for class B2. Colliers forecasts rents to remain stable in 2016 with a
potential slight increase in rates for the most sought after premises. Higher additions to the supply in the next few years could put
rent prices under pressure, especially for lower quality properties.

Figure 30: Asking rent rates in Tallinn office market, EUR/sqm/month (excluding VAT and operating expenses)
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Retail

Dynamics in Tallinn’s retail sector have been increasingly favourable for landlords. Demand for retail space has been growing
strongly on the back of expanding consumer expenditure whereas increases in supply were limited in 2011 and 2012. Vacancy rates
in SCs have been below 1.0% since 2011. Larger SCs which attract higher customer flows have no available space to offer. Retail
trade (excl. cars and motorcycles) expanded by 4.4% in real terms in 2015 substantially outperforming 1.1% growth in the Estonian
GDP and 3.0% increase in retail trade in the EU. As private consumption is expected to remain one of the main drivers of economic
growth, retail premises will continue to be in high demand.

Figure 31: Retail space in Tallinn
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After two years (2011-2012) of limited additions to retail stock, supply growth accelerated in 2013 and 2014 when nearly
30 thousand sgm of new GLA entered the market each year. 2015 was again a slower year adding only 7 thousand sqm of new
retail space. Tallinn’s retail stock stood at 550 thousand sgm at the end of 2015. Of that, 64% were attributable to SCs, 15% to
hypermarkets, 15% to DIY stores and 5% to department stores.

Development activity in Tallinn’s retail property market is currently elevated. Supply is expected to be supplemented by
49 thousand sqm in 2016 (see Table 15). What is more, two large scale shopping malls should be completed in 2017: T1 SC with
55 thousand GLA (developed by ProKapital) and Porto Franco Centre with 40 thousand GLA (developed by Porto Franco).
Construction work on T1 started in 2015 while Porto Franco Centre is still in a planning phase. On the other hand, development
activity in a grocery sector is starting to slow down after a very active period. In recent years grocery chains (the most active were
Maxima, Rimi and Selver) invested heavily in expanding their networks to remain competitive. But now signs of saturation are
starting to appear in the Tallinn’s grocery sector - retail chains are now more cautious about investing in new stores.
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Table 15: Pipeline of retail projects in Tallinn for 2016

Project GLA, sqm Address Developer
Mustamae Centre 13,500 Mustamae district Mustamae Keskus
Decora Maja 14,150 Mustamae district Hansa Maakler
Kéarberi 6,000 Lasnamae district Megaron Kinnisvara
Arsenal Centre 15,000 Pohja-Tallinn Arsenal Centre
Total 2016 48,650

Source: Colliers, Ober Haus

Vacancy in Tallinn’s shopping centres has been consistently low. Even during the 2008-2009 economic crisis it was at around 1%. At
the end of 2015 vacancy constituted 0.8%. Vacant space is non-existent in larger SCs. New Mustamde and Viimsi SCs were more
than 75% pre-let before the start of construction in 2014. In the near term Colliers forecasts vacancy rates to remain low in the
overall market and close to zero in large SCs. Given strong demand for retail space buoyed by growing private consumption, free
space will be hard to come by before new large-scale projects open their doors.

Figure 32: Vacancy rates in Tallinn shopping centres, %
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Rent rates in shopping centres have been rather stable in the last decade following steady vacancy levels. A growth of 3-5% per
annum in average rents was observed over 2012-2014 due to indexation and fewer discounts offered by landlords. In 2015 rates
were stable and stood at 13.5-48.0 EUR/sqm/month for small premises and 10.5-37.0 EUR/sqm/month for larger units. Anchor
tenants could pay 7.0-12.0 EUR/sgm/month. Colliers expect rents to remain at comparable levels in 2016.

Figure 33: Asking rent rates in Tallinn shopping centres, EUR/sgqm/month (excluding VAT and operating expenses)
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6. THE FUND
6.1. SELECTED FINANCIAL INFORMATION

On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into units of
the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). At the time of the Merger, the Fund had no
assets and liabilities of its own. Thus, historical financial and operational performance of BOF prior to the merger is directly
comparable the Fund’s performance after the merger. In the Fund’s reviewed interim consolidated financial statements for the 6-
month period ended 30 June 2016, BOF’s financial results prior to the merger are presented as those of the Fund. For these
reasons, in this Offering Circular past results of BOF are presented as results of the Fund.

Tables in this section present selected historical consolidated financial information of the Fund. The Fund reports its financial
results in the consolidated form. In years prior to 2015 BOF, the Fund’s predecessor, qualified as an investment entity under IFRS
10. According to consolidation requirements in IFRS 10, investment entities are required to measure subsidiaries at fair value
through profit and loss rather than consolidate them. In 2015 BOF’s objectives expanded beyond simply holding and managing a
portfolio of real estate properties, to include active property management and the possibility to develop real estate projects.
Consequently, BOF no longer met characteristics of an investment entity under IFRS 10 and, hence, was required to consolidate its
subsidiaries. For year 2015, BOF reported statutory consolidated financial statements prepared according to the IFRS. In order to
provide prospective investors with comparable financial information for years prior to 2015, special purpose consolidated financial
statements have been prepared for 2014 and 2013.

The consolidated financial information in this section has been derived as follows:

- For the interim period of January — June 2016 (and the corresponding period of 2015): the Fund’s reviewed interim
consolidated financial statements for the 6-month period ended 30 June 2016 prepared according to the IFRS (provided
in Appendix B).

- For year 2015: BOF’s audited statutory consolidated financial statements for the year ended 31 December 2015
prepared according to the IFRS (provided in Appendix C).

- For years 2014 and 2013: BOF’s audited special purpose consolidated financial statements for the years ended 31
December 2014 and 31 December 2013 (provided in Appendix D). Because prior to 2015 BOF was qualified as an
investment entity under IFRS 10, these statements do not comply with consolidation requirements in IFRS 10 according
to which investment entities are required to measure their subsidiaries at fair value through profit and loss rather than
consolidate them. Apart from this exception, these special purpose financial statements are prepared based on all other
standards and interpretations of the IFRS.

The information in this section should be read in conjunction with, and is qualified in its entirety by reference to, the
aforementioned financial statements and their related notes.

The ratios and indicators set forth in Table 19 are provided to better illustrate the performance and financial situation of the Fund.
These ratios and indicators have been computed using information provided in the consolidated financial statements listed above
and the Fund’s internal management reports. Some of these ratios and indicators are used by the Management Company to
evaluate the Fund’s performance, while others are provided for the benefit of investors considering an investment in the Offer
Units.

BOF’s audited non-consolidated financial statements for years ended 31 December 2014 and 31 December 2013 prepared
according to IFRS are provided in full in Appendices E and F of this Offering Circular. Their financial information are reviewed in
sections 6.12.4 “Results of Operations based on Non-Consolidated Financial Statements” and 6.17.4 “Capital Resources based on
Non-Consolidated Financial Statements”. After the merger with BOF, the Fund does not report results in the non-consolidated
form.

A financial year of the Fund starts on the 1st of January and ends on the 31st of December.
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Table 16: Consolidated income statement of the Fund, EUR thousand

Rental income

Expenses reimbursement revenue
Cost of rental activities

Net rental income

Administrative expenses

Other operating income

Net loss on disposal of investment properties
Valuation gains/losses on investment properties
Operating profit

Financial income
Financial expenses

Profit before tax

Income tax charge
Profit for the period

Earnings per unit (basic and diIuted)l, EUR

2013

2,454
632
-806
2,280

-592

4
1,326
3,018

40
-440
2,618

-102
2,516

0.14

2014

3,048
829
-1,177
2,700

-665

611
2,646

72
-656
2,062

-55
2,007

0.10

2015

6,073
2,062
-2,796
5,339

-984
267
-10
2,886
7,498

17
-1,100
6,415

-890
5,525

0.23

Jan - Jun
2015

2,704
885
-1,220
2,369

-435

-10

1,924
10
-533
1,401

-169
1,232

0.05

Jan - Jun
pLo )

3,276
1,193
-1,554
2,915

-980
78
-441
1,572

8
-533
1,047

-175
872

0.03

Source: audited consolidated financial statements of BOF for years 2013 - 2015 and reviewed interim consolidated financial statements of the Fund

for the 6-month period ended 30 June 2016

! On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into units of the Fund at a
ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). To ensure the comparability of historical per unit figures, numbers of units
prior to the merger were recalculated by multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers or units were

used to compute comparable per unit figures.
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Table 17: Consolidated financial position of the Fund, EUR thousand

Investment properties
Other non-current assets
Total non-current assets

Trade and other receivables
Prepayments

Subscriptions receivable
Cash and cash equivalents
Total current assets

TOTAL ASSETS

Share capital

Cash flow hedge reserve
Retained earnings

Total equity

Interest bearing loans and borrowings
Deferred tax liabilities

Derivative financial instruments
Other non-current liabilities

Total non-current liabilities

Redemption of units payable

Interest bearing loans and borrowings
Trade and other payables

Income tax payable

Derivative financial instruments
Other current liabilities

Total current liabilities

Total liabilities

TOTAL EQUITY AND LIABILITIES

31 Dec
2013

33,135
23
33,158

2,139
13
456
2,608

35,766

18,156
-210
1,510
19,456

15,415
57

211

41
15,724

229
313
44

586
16,310

35,766

31 Dec
2014

46,170

46,170

214
11
2,626
2,851

49,021

22,051
-194
2,458
24,315

22,395
670
149
160

23,374

644
534

60

94
1,332
24,706

49,021

31 Dec
2015

86,810
263
87,073

840
81
1,677
2,598

89,671

25,674
-199
6,218
31,693

39,586
3,673
215
451
43,925

11,608
2,036
112

17

280
14,053
57,978

89,671

87,238
280
87,518

724

98
28,483
1,460
30,765

118,283

46,636
-222
7,090
53,504

41,557
3,811
260
494
46,122

7,521
9,140
1,597
168

1

230
18,657
64,779

118,283

Source: audited consolidated financial statements of BOF for years 2013 - 2015 and reviewed interim consolidated financial statements of the Fund

for the 6-month period ended 30 June 2016
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Table 18: Consolidated statement of cash flows of the Fund, EUR thousand

2013 2014 2015 Jan-Jun  Jan-Jun

2015 2016
Operating activities
Profit before tax 2,618 2,062 6,415 1,401 1,047
Adjustments for non-cash items:
Value adjustment of investment properties -1,326 -611 -2,886 - 441
Gain/loss on disposal of investment property - - 10 10 -
Value adjustment of derivative finance instruments 1 14 18 -2 6
Change in allowance for bad debts 3 29 22 - -
Financial income -40 -72 -17 -10 -8
Financial expenses 440 656 1,100 533 533
Non-realised exchange differences -30 - - - -
Working capital adjustments:
Decrease/-increase in trade and other accounts receivables 176 -81 -156 60 140
-Increase/decrease in other current assets -31 271 -82 -60 -40
-Decrease/increase in other non-current liabilities 32 83 120 20 43
Increase/-decrease in trade and other accounts payable -271 77 69 -24 247
-Decrease/increase in other current liabilities 29 -559 407 210 43
Refunded/-paid income tax -1 -102 -54 -16 -45
Net cash flow from operating activities 1,600 1,767 4,966 2,122 2,407
Investing activities
Interest received 40 - 17 6 8
Acquisition of a subsidiaries, net of cash acquired - -1,357 -7,6571 -7,6571 -
Acquisition of investment properties -11,919 - - - -
Disposal of investment properties - - 990 990 -
Capital expenditure on investment properties -25 -468 -2,213 -805 -1,623
Net cash flow from investing activities -11,904 -1,825 -8,863 -7,466 -1,615
Financing activities
Proceeds from bank loans 8,150 499 4,804 2,539 445
Repayment of bank loans -156 -463 -2,684 -315 -954
Granted loans -2,000 - - - -
Proceeds from issue of units 1,197 3,019 3,160 2,660 -
Profit distribution to unitholders -1,235 -184 -1,302 - -
Interest paid -427 -643 -1,030 -500 -500
Net cash flow from financing activities 5,529 2,228 2,948 4,384 -1,009
Net change in cash and cash equivalents -4,775 2,170 -949 -960 =217
Cash and cash equivalents at the beginning of the year 5,231 456 2,626 2,626 1,677
Cash and cash equivalents at the end of the year 456 2,626 1,677 1,666 1,4602

Source: audited consolidated financial statements of BOF for years 2013 - 2015 and reviewed interim consolidated financial statements of the Fund
for the 6-month period ended 30 June 2016

! In BOF’s audited consolidated financial statements for 2015 and the Fund’s reviewed interim consolidated financial statements for the 6-month
period ended 30 June 2016, acquisition of subsidiaries, net of cash acquired, in year 2015 and the first 6 months of 2015 is equal to EUR 6,324
thousand which is comprised of EUR 7,657 thousand payment (net of cash acquired) for an acquisition of Europa SC reduced by EUR 1,333 thousand
cash and cash equivalents held by SPVs at the beginning of 2015. The subtraction of SPVs’ cash position is due to the change in BOF’s status under
IFRS 10 from an investment entity at the end of 2014 to a non-investment entity in 2015. In BOF’s consolidated statements of cash flows for the
year 2015 and the first 6 months of 2015, cash and cash equivalents at the beginning of 2015 reflect non-consolidated position, i.e. only cash held
by BOF itself (EUR 1,293 thousand). In order to consolidate cash held by SPVs at the beginning of 2015, the amount is recognised under acquisition
of subsidiaries, net of cash acquired, as a positive cash flow item. This EUR 1,333 thousand consolidation adjustment is eliminated from the table
above because in it cash and cash equivalents at the beginning of 2015 already reflect consolidated position, i.e. cash held by both BOF itself (EUR
1,293 thousand) and all its SPVs (EUR 1,333 thousand).

? Of that, EUR 400 thousand were restricted following requirements set in bank loan agreements.
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Table 19: Key indicators of the Fund
Jan-Jun  Jan-Jun

2013 2014 2015 2015 2016

Property-related
Value of investment properties, EUR'000 33,135 46,170 86,810 81,733 87,238
Number of properties, period end 3 4 5 5 5
Rentable area, sqm

Period end 23,268 30,928 48,651 47,173 50,889

Period average:l 21,825 28,322 44,718 41,771 49,032
Vacancy rate

Period end 3.7% 6.3% 2.0% 1.6% 3.6%

Period average2 4.0% 9.8% 2.8% 2.8% 3.6%
Net initial yield3 7.8% 6.6% 7.1% 6.9% 6.7%
Financial
EPRA NAV per unit4’5, EUR 1.09 1.16 1.48 1.36 1.40
NAV per unit4, EUR 1.07 1.12 1.27 1.17 1.27
Earnings per unit4, EUR 0.14 0.10 0.23 0.05 0.03
ROE® 13.8% 9.2% 19.7% 9.4% 8.5%
Cash earnings7, EUR'000 1,291 1,349 3,485 1,385 1,443
Cash earnings per unit4, EUR 0.07 0.07 0.15 0.06 0.06
Cash ROE® 7.1% 6.2% 12.4% 10.5% 12.1%
AFFO®, EUR'000 1,263 983 2,701 606 1,236
AFFO per unit®, EUR 0.07 0.05 0.11 0.03 0.05
Dividends per unit®, EUR 0.07 0.05 0.07 - -
Interest coverage ratio™ 3.9 3.2 4.3 3.8 3.8
v 47.2% 49.9% 59.0% 62.8% 58.1%

! Computed as average of monthly estimates.

2 Computed as average of monthly estimates.

*Net initial yield = net rental income / value of investment properties. Calculated as average of monthly estimates.

* On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into units of the Fund at a
ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). To ensure the comparability of historical per unit figures, numbers of units
prior to the merger were recalculated by multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers or units were
used to compute comparable per unit figures.

®> EPRA NAV is a measure of long term NAV, proposed by European Public Real Estate Association (EPRA) and widely used by listed European
property companies. It is designed to exclude assets and liabilities that are not expected to crystallise in normal circumstances such as the fair value
of financial derivatives and deferred taxes on property valuation gains. EPRA NAV = NAV per financial statements + derivative financial instruments
liability net of related deferred tax asset + deferred tax liability related to investment property fair and tax value differences. Calculation of EPRA
NAV is explained in greater detail in section 6.15 “NAV”.

® Return on average equity (ROE) = profit for the period / average total equity; where average total equity = ( total equity at the beginning of the
period + total equity at the end of the period ) / 2. Estimates for interim periods were annualized. When calculating ROE for January — June 2016,
profit for the period was adjusted to exclude EUR 500 thousand one-off expenses related to the capital raising completed on 29 June 2016 and total
equity at the end of the period was adjusted to exclude EUR 21.0m of new equity relating to the said capital raising as cash proceeds were received
only after the reporting period (on 5 July 2016). The purpose of these adjustments was to present a figure for January — June 2016 that is
comparable to past performance figures.

7 Cash earnings = profit before tax - valuation gains or losses on investment properties - net gains or losses on disposals of investment properties -
paid income taxes.

& Cash ROE = cash earnings for the period / average total equity. Estimates for interim periods were annualized. When calculating cash ROE for
January — June 2016, cash earnings for the period were adjusted to exclude EUR 500 thousand one-off expenses related to the capital raising
completed on 29 June 2016 and total equity at the end of the period was adjusted to exclude EUR 21.0m of new equity relating to the said capital
raising as cash proceeds were received only after the reporting period (on 5 July 2016). The purpose of these adjustments was to present a figure
for January — June 2016 that is comparable to past performance figures.

° Adjusted funds from operations (AFFO) = net rental income - administrative expenses + financial income - financial expenses - capital expenditure
on investment properties (excl. investments in development projects and acquisitions).

 Interest coverage ratio = ( operating profit - valuation gains or losses on investment properties - net gains or losses on disposals of investment
properties ) / interest on bank loans.

" Loan-to-value (LTV) = total interest bearing loans and borrowings / value of investment properties.
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6.2. GENERAL INFORMATION
Regulatory Status of the Fund

The Fund is a closed-ended contractual investment fund registered in Estonia and acting in accordance with the Estonian
Investment Funds Act (“IFA”). A contractual fund is not a legal person, whereas it is the money collected through the issue of units
and other assets acquired through the investment of such money, which is owned jointly by the unit-holders. A unit represents the
unit-holder’s share in the assets of a fund.

The Fund is a real estate fund as defined in the IFA investing primarily in real estate, portfolios of real estate, and/or real estate
companies. Northern Horizon Capital AS, registry code 11025345, is acting as the management company of the Fund. Further
information on the Management Company is set out in section 7.2 “The Management Company”.

Fund Rules were registered with Estonian Financial Supervision Authority on 23 May 2016. The Fund and the Management
Company are regulated and supervised by Estonian Financial Supervisory Authority. The Fund and the Management Company
operate under the laws of Estonia and any disputes regarding rights and obligations under the Fund Rules and regarding the
operations of the Management Company thereunder shall be resolved in the courts of Estonia. The Fund Rules are enclosed to the
Offering Circular as Appendix A.

The Fund is established without specified term.

The Fund is a public fund. Units of the Fund are made available to the public in accordance with the Fund Rules and applicable laws.
Units of the Fund are listed on Nasdaq Tallinn. In connection with the Offering, the Management Company has applied for a
secondary listing of the Units on the Alternative Investment Funds market on Nasdaq Stockholm and part of the New Units are
listed on the Fund List of Nasdaq Tallinn. See section 8.8 “Admission to Trading and Dealing Arrangements”.

A typical investor of the Fund is either an institutional or a retail investor seeking to have a medium or long term indirect exposure
to commercial real estate property. Investors should be ready to accept investment risk generally inherent to real estate markets.
Provided that Fund’s investments are made with a long term perspective with a view to gain both from the increase of the property
value over economic cycles and through continuous cash flow generation, also investors are expected to invest with a long term
view. Furthermore, investors who expect regular distributions out of cash flows (e.g. dividends, interests) should consider an
investment in the Fund. Any investor, who has had no or very little experience in investing in real estate funds or directly in
commercial real estate property, should consult their professional adviser in order to learn about the characteristics and risks
associated with such investments.

History

On 30 June 2016 the Management Company completed the merger of the Fund with BOF. BOF was a closed-ended contractual
investment fund under the management of the Management Company. As a result of the Merger, the Fund received all assets of
BOF and BOF unit-holders became Unit-holders of the Fund. Therefore, history of BOF is also history of the Fund.

In December 2010, BOF closed its first capital raising that amounted to EUR 5.5m. The investment preposition of the fund was to
take advantage of a potential post-crisis recovery of Baltic property markets.

BOF made its first investment in July 2011 when Lincona office complex in Tallinn was acquired for EUR 15.4m. As Lincona was
generating strong cash flows, in July 2012 BOF distributed its first dividend to unitholders which represented 3.0% yield on invested
equity. At the beginning of 2013 BOF significantly expanded its property portfolio by acquiring SKY Supermarket, a neighborhood
shopping center in Riga, for EUR 4.5m in January 2013 and Coca Cola Plaza, a cinema complex in Tallinn, for EUR 11.9m in March
2013. Thanks to these acquisitions the value of property portfolio increased from EUR 15.3m at the end of 2012 to EUR 33.1m at
the end of 2013 while NLA expanded from 11,356 sgm to 23,270 sgm. A larger size of the portfolio enabled the fund to achieve
greater cost efficiencies. Dividend implying 7.0% yield on invested equity were declared for year 2013.

In July 2013, BOF signed a share purchase agreement starting the acquisition process of Domus Pro. It was a 7,500 sqm NLA
neighborhood shopping center development project with an optional 3,700 sqm expansion in the second stage. Forward financing
of EUR 2.0m was provided to the project’s developer after which the construction of the first stage started. Domus Pro opened its
doors in the beginning of 2014. The acquisition was finalized in May 2014 for EUR 12.1m adding the first Lithuanian holding to
BOF’s property portfolio. At the end of 2014 the portfolio reached a fair value of EUR 46.2m and total rentable space of
30,833 sgqm. For year 2014, the fund announced dividend representing 5.0% yield on invested equity.

Construction of the second stage (3,700 sqm) of Domus Pro was initiated in March 2015. All of the new space is fully pre-let to two
tenants. BOF expects the first part of the expansion to be finished in October 2015 and the second in May 2016. Total investment is
estimated at EUR 1.9m. The expansion will add a home improvement shop and a fitness club to Domus Pro.

56



In March 2015, BOF acquired the fifth property in its portfolio — Europa shopping mall in Vilnius CBD for EUR 35.8m. With 16,856
sgm of NLA it is markedly larger than previously acquired buildings. Due to this acquisition the weight of Vilnius in BOF’s property
portfolio increased to 62% of total fair value at the end of 2015 and overtook Tallinn whose weight dropped to 32%. Riga with a
single property stood at 6% of total value. Also in March 2015, BOF completed the disposal of Babycenter, a standalone building of
674 sqm acquired together with Lincona office complex in 2011. It was sold for EUR 1.0m. On 31 December 2015 the value for
BOF’s portfolio amounted to EUR 86.8m and NLA reached 48,651 sqgm. For year 2015, a dividend constituting a 7.0% vyield on
invested equity was declared.

In July 2016, the Fund acquired the sixth property in its portfolio - G4S Headquarters in Tallinn. The property is leased on a long
term basis to a global security company G4S. The property was acquired approximately at a 7.5% yield. In August 2016, the Fund
acquired the seventh property - Upmalas Biroji which is an office building in Riga. The asset was purchased approximately at a 7%
yield. The building is anchored by SEB and CABOT on medium to long term leases and the property is fully leased out. As of 30
September 2016, the Fund’s property portfolio had a fair value of EUR 129.2m and rentable area of 70.9 thousand sqm.

6.3. INVESTMENT OBJECTIVE AND POLICY

The objective of the Fund is to combine attractive income yields with medium to long-term value appreciation by identifying and
investing primarily in real estate, portfolios of real estate, and/or real estate companies and successfully exiting from these
investments. The objective of the Fund is to provide its unit-holders with consistent and above average risk-adjusted returns by
acquiring high quality cash flow generating commercial properties with the potential for adding value through active management,
thereby creating a stable income stream of high yielding current income combined with capital gains.

The focus of the Fund is to invest, directly or indirectly, in real estate located in Estonia, Latvia, and Lithuania, with a particular
focus on the capitals - Tallinn, Riga, and Vilnius - and a preference for city centres within or near the central business districts. The
Fund seeks to become the largest commercial property owner in the Baltics. In the longer term it targets to reach a property
portfolio size of EUR 1,000m and NAV of EUR 500m in order to maximize unitholder returns through cost efficiencies, increase
negotiation power with tenants and sellers of properties and ensure high liquidity of its Units.

The investment strategy of the Fund aims to take advantage of higher property yields in the Baltics. According to Colliers, prime
yields for office and retail properties in the Baltic capitals stood at 6.75-7.25% at the end of 2015 (for more information see section
5.2 “Property Markets”). They exceeded yields in Nordic capitals by approximately 2.5% and Warsaw by approximately 1.5%.
Higher property yields enable the Fund to generate greater cash returns, which are paid out to unitholders as dividends, and also
offer a potential for capital appreciation due to possible compression in the Baltic yields. Dividends are targeted to yield 7-9% of
invested equity per annum, payable semi-annually or on a more frequent basis (see section 6.16 “Dividends and Dividend Policy”).

The focus on the Baltic commercial real estate is also based on positive leasing trends: low vacancy (5.4% for offices and 1.8% for
retail at the end of 2015, Colliers), gradually growing rent rates and a significant and still increasing presence of large international
tenants. In addition, rising activity in Baltic property transaction market leads to greater availability of potential acquisition targets
which is important for the implementation of the Fund’s investment strategy. In 2015 the turnover of property transactions,
aggregated for all three Baltic countries, reached EUR 1.4bn — up by more than 60% compared to 2014 and exceeding the previous
peak of EUR 1.0bn recorded in 2007.

The Fund’s geographical focus on the Baltics is supported by the stable macroeconomic situation in the region. All three Baltic
countries are members of the EU and have euro as a national currency. Their economies have been growing at a higher pace than
the EU average. Ranked by real GDP growth over 2000-2015 (Eurostat), they are in the top 7 of the fastest expanding members of
the EU. The EC forecasts economic growth in the Baltics to continue outperforming the EU average (see section
5.1 “Macroeconomic Overview”). Furthermore, government debt and private debt levels of the Baltic countries are among the
lowest in the EU. Whereas the overall EU is forecast by the EC to reach government debt to GDP ratio of 86% in 2017, Estonia’s
government debt is projected to be only 9% of GDP (the lowest in the EU), Latvia’s 38% (the 4th lowest) and Lithuania’s 42% (the
7th lowest).

Up to 100% of the assets of the Fund may be invested in real estate and securities related to real estate. The Fund may invest in all
types of real estate properties, including retail, office and logistics properties. Up to 20% of the Fund’s gross asset value may be
invested in other types of properties, such as forward funding development projects and undeveloped land plots. Properties may
also include real estate properties experiencing financial or economic distress.

The investments in real estate property are made either directly by acquiring title to the property or indirectly through holding
shares in investment vehicles (e.g. special purpose vehicles, joint ventures) that hold title to the property. The Management
Company holds investments through a separate investment vehicle for each investment that is made indirectly and aims to hold
100% shares in respective SPV.
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The Management Company has, on account of the Fund, the right to guarantee an issue of securities, provide surety, take a loan,
issue debt securities, enter into repurchase or reverse repurchase agreements, and conclude other securities borrowing
transactions. Subject to the discretion of the Management Company, the Fund aims to leverage its assets and targets a debt level
of 50% of the value of its assets. At no point in time may the Fund’s leverage exceed 65% of the value of its assets. Loans may be
taken for periods of up to 30 years.

In investing in cash-flow-generating properties, the focus of the Management Company is on properties which hold long-term
tenants and have opportunities for active asset management. The Management Company seeks to build and maintain a diversified
portfolio of properties across cities, segments and tenants.

Investment objective and policy of the Fund may only be amended by amending the Fund Rules under the resolution of the General
Meeting. See section 6.6 “Governance Structure of the Fund — General Meeting”.

Although the objective of the Fund is to generate positive returns to the Unit-holders, the profitability of the Fund and positive
returns for the Unit-holders are not guaranteed.

6.4. INVESTMENT RESTRICTIONS
General

The Fund is a real estate investment fund and the Management Company aims to have adequate flexibility to pursue the
investment opportunities available in the market. In addition to the limitations deriving from the investment objectives and policy
of the Fund, the IFA and the Fund Rules stipulate restrictions for investing the Fund’s assets.

In general, the weighting of each asset class, type of issuer, region and sector in the assets of the Fund shall be determined in the
course of the everyday management of the Fund in line with the investment objectives, policy and restrictions. As the purpose of
the Fund is to invest in real estate property the acquisition process of which may be time-consuming, and provided further that
new capital is raised to the Fund via public or targeted offers of the Units, the Management Company aims to invest any new
capital raised to the Fund within a reasonable time period after the new capital is paid in. During that period of time the Fund may
not be in line with the investment restrictions. For example, the requirement to invest at least 80% of the assets in real estate
property may not be met immediately after new capital has been raised by the Fund until the property investment is made. The
Management Company aims to raise new capital only when it has identified specific target investments and has achieved
reasonable certainty in acquiring the property or properties.

Risk diversification requirements provided for in the Fund Rules may be temporarily exceeded for reasons outside the control of
the Management Company. Exercising a right of pre-emption to acquire securities, a bonus issue, a change in the market value of
securities and other such reasons are deemed to be reasons outside the control of the Management Company if the objective of
the transactions performed on account of the Fund is to observe the aforementioned requirements, taking into account the
interests of the Unit-holders.

In general, in the event of breach of the investment restrictions stipulated in the IFA or in the Fund Rules that have occurred due to
reasons outside the control of the Management Company, the Management Company will inmediately take action to cure the
situation in line with the Fund Rules. The Management Company shall inform investors of any material breach of the investment
restrictions and of any actions taken to cure the breach via stock exchange release or by respective notice disclosed on the Website
if the Units are not listed on a stock exchange.

Restrictions on Property Investments

In accordance with the IFA and the Fund Rules, at least 80% of the Fund’s assets shall be invested in real estate and securities
relating to real estate in accordance with the investment objectives and policy of the Fund. The following are securities relating to
real estate:

e the units or shares of a fund which is deemed to be a real estate fund according to the legislation of Estonia or other
states;

e the shares of special purpose vehicles whose main activity is direct or indirect (through subsidiaries) investment in real
estate or management of real estate;

e derivative instruments the underlying assets of which are securities specified in above.

Securities of investment vehicles (including but not limited to joint ventures, SPVs, other real estate funds) in which the Fund may
invest may be registered in any jurisdiction provided that the investment strategy of those investment vehicles is not in conflict
with the investment policy and restrictions of the Fund. Shares of SPVs may only be registered in other countries than Estonia,
Latvia or Lithuania with prior approval by the Depositary.
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The Fund shall meet the following risk diversification requirements:

e up to 50% of the gross asset value of the Fund may be invested in any single real estate property, or in any single real
estate fund;

e the annual rental income from one single tenant shall not form more than 30% of the total annual net rental income of
the Fund.

Immediately after the Offering, and assuming all Offer Units will be issued and the Upsizing Option is exercised in full, the Fund will
have invested approximately 18.1% of its gross assets in Europa SC property. Europa SC and the investment is described in more
detail in section 6.9.1 “Property Portfolio — Europa SC” and elsewhere in this Offering Circular where specifically referred to Europa
SC or Europa SPV.

For more detailed information on the property investments of the Fund, the valuation of the assets and the costs relating to the
acquisition and holding of such property see the following sections of this Offering Circular — 6.9 “Asset Portfolio”, 6.7 “Fees and
Expenses”, 7.7 “Appraiser”.

Restrictions on Other Types of Assets

Up to 20% of the Fund'’s assets may be invested in the following types of assets:

. deposits with credit institutions;

e  shares and other similar tradable rights;

. bonds, convertible bonds and other tradable debt obligations issued;

e subscription rights and other tradable rights granting the right to acquire shares or bonds or similar tradable rights;
e money market instruments;

e  tradable depositary receipts;

. derivative instruments.

Transactions with Derivative Instruments

Transactions with derivative instruments may be performed on account of the Fund provided that the requirements set forth in
legislation, the internal rules of the Management Company for transactions with derivative instruments, and the Fund Rules are
met. The assets of the Fund may be invested in derivative instruments only for the purpose of hedging the property loan risks.
An agreement, which includes a right or an obligation of the Fund to acquire, swap, or sell real estate, such as forward financing or
commitment arrangements, shall not be considered to be a derivative instrument.

Other Restrictions

The Fund may not invest in assets that to a significant degree are used for gambling, pornographic or tobacco producing activities.
The Fund shall be considered as having invested into assets that to a significant degree are used for the above activities if the net
rental income for the space (square meters) used for the above activities would exceed 10% of the total net rental income of that
asset. The Fund shall not solicit new tenants proposing to use the assets for the above activities.

6.5. UNITS AND RIGHTS OF THE UNITHOLDERS
General Information on the Units

The Management Company has the right to issue Units on behalf of the Fund in order to raise capital for investments. Units are
issued and held in the registered and book-entry form and no certificates are issued. The Units are registered with the Estonian
Central Securities Depository, with ISIN EE3500110244. Units traded on Nasdaq Stockholm will also be held by Euroclear Sweden.

As at the date of this Offering Circular, the Fund has 41,979,150 Units. After the end of the Subscription Period the Management
Company will issue New Units at the NAV as at 31 October 2016 in accordance with Fund Rules, taking into account that on 3
October 2016 the Supervisory Board of the Fund approved the issue of up to 86,000,000 new units. After the Offering, and
assuming that the Upsizing Option is exercised in full, the total number of Units will be 101,389,150. If the Upsizing Option is not
exercised at all, the total number of Units will be 79,110,150. The Units have no nominal value.

Units are issued, and the net asset value per Unit is expressed, in euros.
The Fund has one class of Units and all Units rank pari passu without preference or priority among themselves. A Unit represents

the unit-holder’s share in the assets of the Fund. A Unit-holder cannot request that the common ownership of the Fund be
terminated or that the Unit-holder’s share be separated from the Fund’s assets.
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A Unit is divisible. The fractions of Units that emerge from dividing Units are rounded to three decimal points. The following rules
are applied for rounding: numbers NNN.NNNO until NNN.NNN4 are rounded down to NNN.NNN and numbers NNN.NNN5 to
NNN.NNN9 are rounded up to NNN.NN(N+1). However, trading in Units on any trading venue where the Units are admitted to
trading may occur only in whole number of Units, unless fractions of Units can be traded under the rules of the trading venue.
The Management Company aims to issue new Units in a way that an investor can subscribe only for a whole number of Units
without fractions, unless otherwise specified in the terms and conditions of the specific issue of Units.

Units are freely transferable and can be freely pledged or otherwise encumbered by a Unit-holder subject to the rules of respective
marketplace where the Units are admitted to trading, and also subject to the rules of the Registrar and respective securities
account provider of a Unit-holder.

The exchange of Units with fund units of other funds managed by the Management Company is not allowed.
Unit-holders

According to the Register as maintained by the Registrar, at the date of this Offering Circular there are 81 unit-holders. However,
the number of ultimate unit-holders (including nominee registered Units) are considered to be between 200-250. The largest Unit-
holder of the Fund is Svenska Kyrkans Pensionskassa, Forsakringsférening holding 19.2% of the total number of Units.

After the completion of the Offering, and assuming that the Upsizing Option is exercised in full, Svenska Kyrkans Pensionskassa,
Forsakringsforening, the largest Unit-holder of the Fund, is expected to hold 8.0% of total Units. If the Upsizing Option is not
exercised at all, Svenska Kyrkans Pensionskassa, Forsakringsforening, the largest Unit-holder of the Fund, is expected to hold 10.2%
of total Units. According to the Estonian law, Unit-holders are not subject to notification requirements of their holdings or of the
voting rights arising from the Units.

Issue, Redemption and Purchase of Units

Units are not available for subscription at all times. In order to raise new capital to the Fund, the Management Company may issue
new Units through a public offering or a private placement. Units are issued and offered only during specific times determined by
the Management Company. Investors and unit-holders may acquire Units through trading on the securities market where the Units
have been admitted to trading, or otherwise from other unit-holders.

The issue of new Units may be determined by:

e the General Meeting, or
e the Management Company, if it has received approval from the Supervisory Board and if new Units will be issued at the
most recent NAV.

New Units shall be issued in accordance with the Fund Rules and applicable laws and regulations and the terms and conditions of
the specific issue. The terms and conditions of the Offering are determined by the Management Company. In order to acquire
Units, an investor must subscribe for the Units and pay the full subscription price. By submitting the subscription order an investor
agrees to the Fund Rules and to the terms and conditions of the specific issue of Units, and undertakes to adhere thereto.

The Units are not redeemable at the request of the Unit-holder. The Units are redeemed upon liquidation of the Fund. In
accordance with regulations or precepts or orders by competent authorities or courts, the Management Company may be obliged
to redeem Units. For example, if a Unit-holder is acting in violation of applicable laws and regulations.

In accordance with the Fund Rules, the Management Company is entitled to purchase Units on account of the Fund, provided that:

e such transactions are, or the purchase plan is, approved by the General Meeting. After the Units have been admitted to
trading, the Management Company has the right to decide the purchase of the Units on account of the Fund within
1 month for the purposes of stabilisation in accordance with European Commission Delegated Regulation (EC) No
2016/1052 of 8 March 2016 supplementing Regulation (EU) No 596/2014 of the European Parliament and of the Council
with regard to regulatory technical standards for the conditions applicable to buy-back programmes and stabilisation
measures;

e the aggregate number of Units bought back and held by the Fund shall not exceed 10% of the total number of Units at
any time;

e Units held by the Fund shall not grant any unit-holder rights to the Fund or to the Management Company;

e any purchase shall be executed in accordance with applicable legislation and with the rules of the trading venue; and

e the Management Company shall either cancel or sell the Units within 3 months after the purchase.
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Rights of the Unit-holders

The rights and obligations attached to a Unit with respect to a unit-holder shall enter into force upon acquisition of a Unit and shall
terminate upon disposal or redemption of a Unit. Each unit-holder is deemed to have agreed to the Fund Rules by subscribing for
new Units or upon the Units have been credited to the securities account of the Unit-holder as a result of a trade with a third
person.

In accordance with the Fund Rules, a Unit-holder has the following rights deriving from the Units:

e  to purchase, sell, pledge or otherwise dispose of the Units;

e  to own the share of the Fund's assets corresponding to the number of Units owned by the Unit-holder;

e  to receive, when payments are made, pursuant to the Fund Rules, the share of the cash flows of the Fund proportional to
the number of Units owned by the Unit-holder;

e  to receive, pursuant to the Fund Rules, the share of the assets remaining upon liquidation of the Fund proportional to the
number of Units owned by the Unit-holder;

e to convene a General Meeting of Unit-holders in accordance with the Fund Rules and the law;

e  to participate and vote in the General Meeting pursuant to the number of votes;

e  to propose Supervisory Board member candidates for election in the General Meeting;

e  to request that the Registrar issue a certificate or an extract from the Register concerning the Units owned by the Unit-
holder;

e todemand that the Management Company compensate for any damage caused by a breach of its obligations;

e to access, at the registered address of the Management Company, the documents and information specified in the Fund
Rules and receive, upon respective request, copies of any of the documents specified in the Fund Rules without charge;

e  to exercise other rights and take other action as prescribed by law or the Fund Rules.

A Unit-holder must exercise the rights attached to the Units in good faith and in accordance with legislation and the Fund Rules.
The objective of exercising the rights of a Unit-holder may not be causing damage to other Unit-holders, the Fund,
the Management Company, the Depositary or third persons.

A Unit-holder is not personally liable for the obligations of the Fund, assumed by the Management Company on account of the
Fund, or for obligations the performance of which the Management Company has the right to demand from the Fund pursuant to
the Fund Rules. The liability of the Unit-holder for performance of such obligations is limited to the Unit-holder's share in the assets
of the Fund.

A Unit-holder shall pay any transaction fees and service charges which may be demanded by brokers, custodians or other
intermediaries (including the Registrar and Euroclear Sweden) upon purchase or sale of Units.

Register of the Units
Units shall be issued and registered in the Unit-holder’s securities account at the Register on the payment date specified in the

terms and conditions of respective issue. Units traded on Nasdaq Stockholm are also held by Euroclear Sweden. Such Units will be
registered in the Unit-Holder’s securities account or a custodian account.

A Unit is deemed issued upon registration thereof with the Register and a Unit is deemed redeemed upon cancellation thereof with
the Register. Units acquired by an investor shall be registered in the investor’s or in a nominee holder’s, acting on the account of
the investor, registry account in the Register.

The register of the Units is maintained by the Registrar. See section 7.5 “The Registrar”.

6.6. GOVERNANCE STRUCTURE OF THE FUND

In accordance with the Fund Rules and the IFA, the governance of the Fund is divided among the Management Company, the
General Meeting of Unit-holders and the Supervisory Board.

The Management Company and the Fund Manager
The Management Company is responsible for the everyday management of the Fund, including investment activities.

For more detailed description of the Management Company, its responsibilities and the Fund Manager, see section 7.2
“The Management Company”.
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The General Meeting of Unit-holders
Responsibility
In accordance with the Fund Rules, the General Meeting is entitled to resolve the following matters:

° issue new Units;

e amend the procedure for the making of distributions to Unit-holders;

e approve and recall the members of the Supervisory Board and determine the remuneration of the members;
e change the Management Company at the initiative of the Unit-holders;

° liquidate the Fund;

e amend the procedure for the redemption of Units;

e increase the Management fee and Depositary fee and other fees and charges payable on account of the Fund;
e decide on the merger and transformation of the Fund unless otherwise provided by the IFA;

e amend the fundamental principles of the investment policy of the Fund;

e  establish a term for the Fund and amending the term, if established;

e amend the Fund Rules;

e purchase of Units on account of the Fund.

Convening the meeting

The Management Company shall convene the General Meeting at least once a year, after the Management Company has approved
the annual report of the Fund. In addition to the annual meeting, the Management Company shall convene the General Meeting as
often as there is a need. The Management Company shall convene the General Meeting within 6 months after the Units have been
de-listed and the Management Company has not succeeded in having the Units re-admitted to trading.

The FSA or Unit-holders whose Units represent at least 1/10 of the votes are entitled to request the Management Company to
convene the General Meeting and to propose issues to be included in the agenda of the General Meeting. If the Management
Company does not convene the General Meeting within one month after receipt of a request, the FSA or Unit-holders have the
right to convene the General Meeting themselves.

Notice of the General Meeting shall be published at least three weeks in advance. A notice convening a General Meeting is
published on the Website and via a stock exchange release. At the same time as the publication of a notice, if the IFA so stipulates,
it also shall be published in at least one of the daily national (Estonian) newspapers.

Participation and voting in the meeting

Only a Unit-holder, who is a registered unit-holder in the Register, or a representative of the Unit-holder, who has been granted an
authorisation document in writing, may participate in a General Meeting. The participation of a representative shall not deprive the
Unit-holder of the right to participate in the General Meeting. To participate in a General Meeting, a Unit-holder is required to have
Units registered in its name in the Register as at ten days before the date of the General Meeting.

A list of the Unit-holders participating in a General Meeting including the names of the Unit-holders, the number of votes attached
to their Units, and the names of the representatives of the Investors, is prepared at the General Meeting. The list shall be signed by
the chair of the General Meeting, the secretary of the meeting, and each Unit-holder or his or her representative participating in
the General Meeting. The authorisation documents of representatives shall be appended to the minutes of the General Meeting.

At the General Meeting, Unit-holders may adopt resolutions if more than 1/2 of the votes represented by the Units are present. If
there are less than, or equal to, 1/2 of votes represented at the General Meeting, the Management Company may, within three
weeks but not earlier than after seven days, convene another General Meeting with the same agenda. The new General Meeting is
permitted to adopt resolutions regardless of the number of votes represented at the meeting, unless a higher quorum is required
under the Fund Rules.

Each Unit shall carry one vote in the General Meeting.

A resolution of the General Meeting shall be adopted if more than 1/2 of the votes represented at the General Meeting are in
favour, unless greater majority requirement is prescribed in the Fund Rules.

More than 3/4 of the votes represented by the Units shall be present and more than 4/5 of the votes represented at the General
Meeting shall vote in favour to adopt resolutions in matters related to:
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¢ amending the procedure for the making of distributions to Unit-holders;

e liquidation of the Fund;

e amending the procedure for the redemption of Units;

e deciding on the merger and transformation of the Fund unless otherwise provided by the IFA;
e deciding to amend the fundamental principles of the investment policy of the Fund;

e establish a term for the Fund and amending the term, if established

e amending the Fund Rules.

More than 3/4 of the votes represented by the Units shall be present and more than 4/5 of the votes represented at the General
Meeting, excluding votes represented by the Management Company and its related parties, and also excluding votes represented
by any Unit-holder holding, directly or indirectly via its related persons, more than 50% of all Units, shall vote in favour to adopt a
resolution regarding the change of the Management Company at the initiative of the Unit-holder(s).

In addition, a resolution on amending the procedure for the redemption of Units may only be taken together with a resolution on
liquidation of the Fund.

The Management Company and its related parties who hold Units and are participating in the General Meeting shall abstain from
voting in all issues where there is a potential conflict of interest between the Fund and the Management Company, including but
not limited to voting on raising the management fee.

The Supervisory Board
Responsibility

The Supervisory Board acts solely in the advisory capacity and the Management Company shall remain responsible for making the
decisions in connection with the fund management. It is the responsibility of the Supervisory Board to consult the Management
Company on, and the Management Company shall address to the Supervisory Board, the following matters:

e the approval of an appraiser for the valuation of real estate in the Fund to be appointed by the Management Company;
e  the approval of an auditor of the Fund to be appointed by the supervisory council of the Management Company;

e the approval of the depositary bank of the Fund to be chosen by the Management Company;

e the approval of the issue of new Units under the Fund Rules;

e any issues that may involve conflicts of interest related to the Fund;

e any other issues in accordance with the Fund Rules.

Supervisory Board members are entitled to remuneration for their service in the amount determined by the General Meeting.
Immediately after the registration of the Fund and appointment of the first Supervisory Board members, the chairman of the
Supervisory Board is entitled to an annual remuneration of EUR 16,000 and a regular member is entitled to an annual remuneration
of EUR 11,000. Supervisory Board members are not entitled to any benefits from the Fund or the Management Company upon
termination of their position.

Composition and Term

In accordance with the Fund Rules, members of the Supervisory Board are appointed by the General Meeting. The Supervisory
Board shall consist of three to five members. The following principles shall be followed when appointing the Supervisory Board
members:

e a member shall have recognized experience in the real estate market(s) in Estonia, Latvia, or Lithuania, an impeccable
business reputation, and an appropriate education;

e only one of the members may be related to the Management Company, i.e. the person is a member of the Management
Board or Supervisory Council or shareholder of the Management Company or of any other company belonging to the
same consolidation group with the Management Company, or is otherwise related to or appointed by the Management
Company;

e atleast one of the members should represent Unit-holders who are not related to the Management Company and are not
related to the ten largest Unit-holders in terms of Units held as of ten days before the date of the General Meeting, or be
an independent member not related to any Unit-holder.

The members of the Supervisory Board shall be appointed for a period of at least two years.
At the date of the Offering Circular, the members of the Supervisory Board are:
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Name Born Affiliation

Professional experience

Date of Appointment

Several years of investment and real

Andris Kraujins Independent

1963

estate management experience in the

2 June 2016

Baltics
Several years of experience in audit

Per Mgller 1967 Independent

services, asset management and real
estate investments in the Nordics and the

2 June 2016

Baltics
Several years of experience in financial,

Raivo Vare 1958 Independent

transit and logistics and real estate

2 June 2016

sectors in the Baltics

The following table sets out current and past directorships held by the Supervisory Board members over the past five years:

Name Former positions

Current positions

Andris Kraujins BOF, Member of the Investment Committee

Per Mgller Dansk Farm Management A/S, Chairman of the Board
Ernst & Young, Denmark, Partner
Raivo Vare AS Trigon Wealth Management, Member of the

Supervisory Board
AS SmartCap, Chairman of the Supervisory Board

Counci(Curatorium) of the University of Tartuy,

Member
0U RVVE Group, Member of the Supervisory Board
A/S Trigon Agri, Member of the Board of Directors

Superia OU, Member of the Supervisory Board

Transit Commission of the Estonian Ministry of
Transport and Communications, Member

AKCI SIA, member of board, founder

MAK AUTO SIA, member of board, founder
Cerfs SIA, member of board

Sievietes veselibas centrs SIA, Chairman of
board, founder

Blue Lime Labs UAB, founder

Baltic Assist UAB, founder

VoiceBoxer ApS, Chairman of the Supervisory
Board

Volt ApS, Chairman of the Supervisory Board
Flextown ApS, Member of the Supervisory
Board

Infotrust P/S, Member of the Supervisory
Board

Business Angel Copenhagen, Member of the
Board

Live Nature OU, Partner, Member of the
Management Board

AS Sthenos Grupp, Partner, Chairman of the
Supervisory Board

AS Eesti Raudtee, Chairman of the Supervisory
Board

Trigon Dairy Farming Estonia AS, Member of
the Supervisory Board

AS Smart City Group, Member of the
Supervisory Board
AS Mainor Ulemiste, Member of the

Supervisory Board

Opiku Majad OU, Member of the Supervisory
Board

3D Technologies R&D AS, Member of the
Supervisory Board

Estonian Business School,
Advisory Council
President’s Academic Advisory Board, Member
Estonian Cooperation Assembly, Member of
the Supervisory Board

Member of the

Andris Kraujins. Mr. Kraujins, born 1963, is the member of the Supervisory Board of the Fund. During the last ten years,
Mr. Kraujins has acted as a private investor investing into different projects in health care, food processing, financial and hi-tech
sectors. He graduated from Riga Technical University, Faculty of Automation and Computing Technique in 1986. In 1991, Mr.
Kraujins graduated from Institute of International Relations at the University of Latvia.
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Per Mgller. Mr. Mgller, born 1967, is the member of the Supervisory Board of the Fund. Per Mgller is active in providing funding to
start-up companies and also in offering his management expertise to entrepreneurs and executives. He has long-standing
experience at Ernst & Young, Denmark, in transaction advisory, restructuring and reorganization as well as assurance/audit with
companies in Denmark and the Baltics. Prior to joining Ernst & Young, Mr. Mgller acted as the Managing Partner in Arthur
Andresen & Co, Baltics. He graduated from Baltic Management Institute, International Executive MBA, in 2000 and from
Copenhagen Business School, M.Sc. in Business Economics and Auditing, in 1991.

Raivo Vare. Mr. Vare, born 1958, is the member of the Supervisory Board of the Fund. Raivo Vare is a well-recognised expert in the
areas of infrastructure, logistics and corporate strategy. He has many managerial positions both in private and listed companies.
Mr. Vare graduated from Law Faculty of University of Tartu (summa cum laude) in 1980, and from the Executive MBA programme
of Estonian Business School (cum laude) in 2003.

The Management Company is not aware of any compulsory liquidations of companies in which any of the members of the
Supervisory Board has acted as a member of the administrative, management or supervisory body or as a senior manager. The
Management Company is not aware of any convictions in relation to fraudulent offences, bankruptcies, receiverships or any official
public incrimination and/or sanctions with respect to the members of its Supervisory Board. The Management Company is not
aware of any potential conflicts of interest between the duties of the members of its Supervisory Board and their private interests
or other duties.

Meetings of the Supervisory Board

A meeting of the Supervisory Board shall be convened by the Management Company at least once in a quarter. Each member of
the Supervisory Board and the Fund Manager(s) has the right to convene a meeting. The Supervisory Board has the right to pass
decisions without convening a meeting in case all the Supervisory Board members agree not to convene a meeting.

The Supervisory Board is entitled to pass decisions if more than half of the members take part in the meeting. A decision of the
Supervisory Board shall be adopted if more than half of the members present at the meeting vote in favour of the decision. In case
the Supervisory Board adopts decisions without convening a meeting a decision shall be adopted if more than half of the members
vote in favour of the decision.

Board Practices in the Management of SPVs

In order to make indirect investments in real estate property, the Management Company shall establish a special purpose entity
separately for each investment. The Fund owns SPVs that have been established in the form of private limited companies in
accordance with local company law (i.e. osaiihing (OU) in Estonia, sabiedriba ar ierobeZotu atbildibu (SIA) in Latvia, and uZdaroji
akciné bendrové (UAB) in Lithuania). For more details on the SPVs, see section 6.9.1 “Property Portfolio”.

The Management Boards of the SPVs are usually composed of two to three members, appointed by the Management Company.
Management Board of the SPVs can include a representative from the Fund’s property management service provider. See further in
section 7.8 “Property Management Service”. The everyday management of a SPV and the property will usually be the responsibility
of one of the board members or the general director, if appointed. However, in order to ensure adequate risk management and
informed decision-making, a Management Board member or the general director of a SPV may represent the SPV only together
with another board member.

The Management Board members shall not be paid any remuneration, unless it is mandatory under local legislation. If the
remuneration is mandatory under local legislation, a minimum salary under the law shall be paid. There are no, and is not expected
to be, benefits foreseen in the service contracts with the Management Board members upon termination of employment or
service.

6.7. FEES AND EXPENSES

In accordance with the Fund Rules, a Management fee, a Performance fee, a Depositary fee and certain expenses are paid on the
account of the Fund. In addition, a fee for the services of Depositary is paid on the account of the Fund. The total amount of fees
and other expenses paid out of the Fund (including out of SPVs) shall not exceed 30% of the NAV of the Fund per calendar year.
Only the expenses specified in the Fund Rules can be paid on the account of the Fund.

Management fee and Performance fee shall be calculated by the Management Company and paid in euros in accordance with
respective invoice issued by the Management Company. The Depositary fee is calculated by the Depositary and paid in euros in
accordance with respective invoice issued by the Depositary. Expenses are paid in currencies in which respective invoice has been
issued. Fees and expenses are paid out of the Fund or directly by the SPVs in relation to which such fees or expenses have occurred
to the extent that is allowed under applicable legislation. Value added tax (if applicable) is added to the fees and expenses.
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Management fee

The Management Company shall be paid a management fee on account of the Fund for managing the Fund (“Management fee”).
The Management fee shall be calculated as follows:

o the Management fee shall be calculated quarterly based on the 3-month average market capitalisation of the Fund. After
each quarter, the Management fee shall be calculated on the first Banking Day of the following quarter (the "Fee
Calculation Date”). Quarters shall mean 3-month periods that start on 1 January, 1 April, 1 July, and 1 October.

(Average market capitalisation shall mean the average closing prices of all days in the previous 3 month period multiplied
with the respective daily number of the Units outstanding on the marketplace(s) where Units are admitted to trading (the
"Market Capitalisation”)).

e the Management fee shall be calculated based on the following rates and in the following tranches:

- 1.50% of the Market Capitalisation below EUR 50 million;

- 1.25% of the part of the Market Capitalisation that is equal to or exceeds EUR 50 million and is below EUR 100 million;
- 1.00% of the part of the Market Capitalisation that is equal to or exceeds EUR 100 million and is below EUR 200 million;
- 0.75% of the part of the Market Capitalisation that is equal to or exceeds EUR 200 and is below EUR 300 million;

- 0.50% of the part of the Market Capitalisation that is equal to or exceeds EUR 300 million.

e the Management Fee shall be calculated after each quarter as follows:

- the Market Capitalisation as calculated on the Fee Calculation Date, split into the tranches and each tranche of the
Market Capitalisation (MCap;) multiplied by

- respective fee rate (F,) applied to the respective tranche, then the aggregate of the fees from each tranches multiplied
by

- the quotinent of the actual number of days in the respective quarter (Actualg) divided by 365 days per calendar year, as
also indicated in the formula below

((MCapy x Fq)+...+(MCaps x Fs)) x (Actual, / 365)

e in case the Market Capitalisation is lower than 90% of the NAV of the Fund, the amount equal to 90% of the NAV of the
Fund shall be used for the Management Fee calculation instead of the Market Capitalisation. In this case, the NAV of the
Fund means the average quarterly NAV of the Fund and such Management Fee adjustments shall be calculated and paid
annually after the annual report of the Fund for the respective period(s) has been audited.

For periods during which the Units are not traded on any marketplace, the Management fee shall be calculated and paid quarterly
based on the average NAVs over preceeding 3 months. Management fee adjustments, if any, shall be made annually after the
annual report of the Fund for the respective period(s) has been audited.

The Management Fee shall be paid to the Management Company quarterly within 5 Banking Days after the issue of the invoice by
the Management Company.

Performance fee

For each year, if the annual adjusted funds from operations of the Fund divided by the average paid in capital during the year
(calculated on a monthly basis) exceeds 8% per annum, the Management Company is entitled to a performance fee in the amount
of 20% of the amount exceeding 8% (“Performance fee”). The adjusted funds from operations shall mean the net operating income
of properties less fund administration expenses, less external interest expenses and less all capital expenditures including tenant
fit-out expenses invested into existing properties by the Fund. New investments and acquisitions and follow-on investments into
properties are not considered to be capital expenditures.

The Performance fee is calculated annually by the Management Company and is accrued to the Performance Fee reserve. Once the
Performance Fee reserve becomes positive, the Performance fee can be paid to the Management Company. The Performance fee
for a year can be both positive and negative. However, the Performance fee for the year shall not exceed 0.4% of the Fund’s
average NAV per year (upper Performance fee limit). Negative Performance Fee shall not be less than -0.4% of the Fund’s average
NAV per year (lower Performance fee limit).
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A Performance fee for the first year of the Fund (i.e. 2016) shall not be calculated. The Performance fee first becomes payable in
the fifth year of the Fund (i.e. 2020) for the period of 2017, 2018, and 2019. After that, the Performance fee shall be payable
annually, depending on the accrued Performance fee reserve over the period starting from the second year of the Fund (i.e. 2017).

The Performance fee shall be paid to the Management Company within 8 calendar days after the issue of the invoice by the
Management Company.

Depositary Fee

The annual Depositary fee will be 0.03% of the GAV, but not less than EUR 10 thousand per annum. The Depositary fee shall be
calculated monthly and paid to the Depositary on the basis of an invoice submitted by the Depositary. In addition to the Depositary
fee, the Depositary shall be paid or reimbursed for fees and out-of-pocket expenses related to the transactions made on account of
the Fund.

Other Expenses

The following other expenses are payable on account of the Fund:

e fees for property management services;

e fees and costs related to the administration and maintenance of real estate properties belonging, directly or
indirectly, to the Fund;

e  costs (including interest costs) relating to borrowing by the Fund or SPV;

e  costs for the valuation of real estate belonging, directly or indirectly, to the Fund (when related to the regular
valuation pursuant to the Fund Rules);

e costs and expenses related to set-up, restructuring, and liquidation of the Fund, including fees of external
consultants;

e the Registrar's fees for registering Units and for other services provided by the Registrar to the Unit-holders (when
not payable directly by the Unit-holders);

e  remuneration payable to Supervisory Board members;

e  costs related to convening and holding General Meetings;

e  costs related to convening and holding Supervisory Board meetings;

e  costs for translating regular Investor notifications and reports that are required under legislation or the Fund Rules;

e costs for the Fund's and SPVs' tax planning/tax structuring and tax advice, unless related to a direct or indirect
acquisition of real estate by the Fund;

o fees for the auditing of the annual reports of the Fund and SPVs;

e  costs of accounting and preparing the quarterly, semi-annual, and annual reports of the Fund and SPVs, including tax
statements and tax returns;

e tenant brokerage fees related to real estate belonging, directly or indirectly, to the Fund;

e insurance costs and property taxes related to real estate belonging, directly or indirectly, to the Fund;

e fees for marketing services related to the Fund and real estate belonging, directly or indirectly, to the Fund, including
expenses in relation to the marketing and distribution of the Fund;

e  costs and fees related to the listing of the Fund pursuant to the Fund Rules;

e all other operational and financial expenses attributable to investments of the Fund, including but not limited to
capital expenditures;

e damages reimbursable in connection with the real estate investments of the Fund and with the management of such
property;

e other charges concerning the Fund and the SPVs associated with the sourcing, acquisition, managing, valuation
(including by independent property appraisers), structuring, holding, and disposal of the investments, including costs
and expenses related to the formation, maintenance, disposal and/or liquidation of SPVs, and costs and expenses
related to contemplated but unconsummated investments (including in SPVs);

e  bank fees, commissions, fees associated with depositing or pledging securities, securities account management fees,
state duties, advisory services, legal fees, adjudication fees, fees for address services, representation and publicity
expenses, delivery of documents, translation, administration and management fees paid to persons not associated
with the Management Company, provided that such costs are related to the activities of the Fund or SPVs;

e  salaries (to the extent employment is legally required) related to chief executive officers/directors of any SPV, as long
as such salaries are set at the minimum required level;
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e the costs of reasonable directors' and officers' liability insurance on behalf of the members of the Supervisory Board
and the members of the board of directors of the Fund's SPVs;

e the costs incurred in connection with any litigation, arbitration, or other proceedings in relation to the Fund's assets,
including any such proceedings in relation to assets held by SPVs;

e all expenses related to entering and exiting investments (i.e. expenses related to the acquisition and disposal of real
estate as well as shares of SPVs and other assets of the Fund as well as broken deal expenses), including, without
limitation, state duties, notary fees, fees for real estate valuations by certified appraisers (when related to entering
and exiting investments), fees for legal, tax, and other due diligence investigations directly related to the acquisition
of real estate;

e  taxes to be added to costs provided in above.

In addition, the Fund covers also investment costs related to preserving the value of its real estate properties (including, without
limitation, costs related to improvements and repair). Among others, such investment costs include construction costs,
development costs and fees, brokerage fees, architects’ fees, fees related to detail planning and other consultants’ costs.
Investment costs are not considered to be expenses, but rather as investments of the Fund.

6.8. VALUATION

The net asset value of the Fund shall be determined based on the aggregate market value of the securities (including shares of
SPVs), other property and rights belonging to the assets of the Fund from which claims against the Fund are deducted (the “NAV”).
If it is not possible to determine market value of the assets, the value of the assets shall be determined on the basis of their
probable sales price which has been determined reasonably, in good faith and proceeding from the best interests of Unit-holders
and for which independent and competent parties would agree to conclude the transaction (fair value). The assets of the Fund are
securities (including shares of SPVs), other things and rights belonging to the Fund. The NAV of a Unit equals the NAV of the Fund
divided by the number of Units issued and not redeemed as at the point of valuation. The Management Company is responsible for
determining NAV of the Fund and of a Unit. The NAV of the Fund and of a Unit shall be calculated in euros and they shall be
calculated monthly as of last banking day of each calendar month. The NAV of the Unit shall also be calculated as of each day when
Units are issued. The valuation is conducted in accordance with the Valuation Policy of the Management Company, Fund Rules and
Internal Rules for Determination of the NAV of the Fund.

The main valuation principles for real estate property belonging to the Fund are the following:

(i) to determine the market value of real estate property belonging to the Fund, the Management Company shall ensure
appraisal of such property at least once a year as at the end of the financial year and prior to auditing of the Fund’s
annual report;

(ii) any real estate belonging to the Fund shall be appraised by one independent real estate appraiser appointed by the
Management Company after consultation with the Supervisory Board. See section 7.7 “Appraiser”;

(iii) report prepared by the real estate appraiser shall be accompanied with Management Company’s internal valuation
statement.

The NAV of the Fund and of a Unit as of each last banking day of each calendar month, and issue price of a Unit shall be made
available on the Website, by a stock exchange release disclosed on the website of the trading venue where the Units are admitted
to trading, and at the registered office of the Management Company on the 15th day of the month following each calendar month.

In the event of inaccuracies in the NAV, which were caused by miscalculations or errors made in the determination of the NAV, the
circumstances that caused the miscalculation or error shall be ascertained. The permitted error margin for the NAV of a Unit is 3%
of the correct NAV of the Unit. Damage caused to Unit-holders by an error exceeding 3% in the determination of the NAV shall be
compensated to Unit-holders on account of the Fund either by issuing new Units or in money from the surplus assets of the Fund.

The Management Company may suspend the determination of the NAV during the existence of any state of affairs which
constitutes an emergency as a result of which disposals or accurate valuation of a substantial portion of the assets owned by the
Fund would be impracticable or when, for any other reason, the prices of any investments owned by the Fund cannot be promptly
or accurately ascertained provided the suspension is justified with regard to the interests of Unit-holder. The suspension of the
determination of the NAV of the Fund will be announced on the Website.

6.9. ASSET PORTFOLIO

On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF including its property portfolio of 5
commercial properties located in the Baltic capital cities. By investing proceeds from the capital raising completed on 29 June 2016,
the Fund acquired two more properties: G4S Headquarters in Tallinn on 12 July 2016 and Upmalas Biroji in Riga on 30 August 2016.
The following sections provide a detailed analysis of the Fund’s property portfolio as of 30 September 2016 — the date for which the
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most recent property valuations were performed. Financial information for this date has not been audited or reviewed by
independent auditors.

Properties owned by the Fund are valued at fair value based on independent appraisals which are carried out at least once a year
with a valuation date of 31 December. For more details on independent appraisers see section 7.7 “Appraiser”. The most recent
independent appraisals were carried out for all properties for the valuation date of 30 September 2016. The corresponding
condensed property valuation reports are disclosed in Appendix K.

6.9.1. Property Portfolio

The Fund currently owns a portfolio of 7 commercial properties all of which are based in the capital cities of the Baltic States. As of
30 September 2016 total size of the Fund’s property portfolio amounted to 70.9 thousand sqm of rentable area and EUR 129.2m of
fair value. Europa SC was the largest holding accounting for 29% of the portfolio’s value. Upmalas Biroji, the latest acquisition, was
the second largest asset constituting approximately 18% of total fair value followed by G4S Headquarters and Domus Pro each
comprising 13% of the portfolio’s value.

The Fund took over BOF’s portfolio of 5 buildings as a result of the merger with BOF on 30 June 2016. By the end of August 2016
two more properties, G4S Headquarters in Tallinn and Upmalas Biroji in Riga, were acquired by investing proceeds from the public
offering completed on 29 June 2016. The portfolio obtained from BOF has been built up from scratch since the inception of BOF at
the end of 2010. The first acquisition, Lincona office complex in Tallinn, took place in July 2011. Sky Supermarket in Riga and Coca
Cola Plaza in Tallinn were bought at the beginning of 2013. In May 2014 the acquisition of Domus Pro in Vilnius was finalized.
Europa SCin Vilnius, the last addition to the BOF’s portfolio, was acquired in March 2015.

Table 20: Details of existing property portfolio, 30 September 2016

Property Acquisition Location T Rentable Fair value, e WAULT, Number

date area, sqm EUR'000 years of tenants
Europa SC 2-Mar-2015 Vilnius Retail 16,856 38,000 2.1% 3.8 73
Upmalas Biroji 30-Aug-2016 Riga Office 10,846 23,530 0.0% 4.6 13
G4S Headquarters 12-Jul-2016 Tallinn Office 9,179 16,800 0.0% 6.1 1
Domus Pro 1-May-2014 Vilnius Retail 11,247 16,740 1.5% 6.1 25
Lincona 1-Jul-2011 Tallinn Office 10,859 15,700 7.9% 4.4 14
Coca Cola Plaza 8-Mar-2013 Tallinn Leisure 8,664 13,000 0.0% 6.5 1
Sky Supermarket 1-Jan-2013 Riga Retail 3,263 5,430 0.1% 4.4 24
Total 70,914 129,200 1.9% 4.9 151

Low level of vacancy — 1.9% for the overall portfolio in September 2016 — indicated strong demand for space at Fund’s properties.
Upmalas Biroji, G4S Headquarters and Coca Cola Plaza had no vacant space. It is important to note that G4S Headquarters and Coca
Cola Plaza are single tenant-properties — they are fully leased to G4S, a global security firm, and Forum Cinemas, a cinema operator,
respectively. On the other hand, these two properties had the longest WAULTs in the portfolio exceeding 6 years. Sky Supermarket
effectively had no free space either. Vacant premises comprised around 1.5% of rentable area in Domus Pro and 2.1% in Europa SC.
Vacancy rate at the remaining property, Lincona, was slightly higher at 7.9% respectively.

Remaining lease term was in line with Fund’s targets. As of 30 September 2016 the portfolio’s WAULT stood at 4.9 years — at the
same level as at the end of 2015. Of all holdings, Coca Cola Plaza had the longest remaining lease term of 6.5 years followed by G4S
Headquarters and Domus Pro, both with 6.1 years remaining. The lowest WAULT was 3.8 years of Europa SC.

The Fund had 151 tenants in total at the end of September 2016. Of that, approximately half (or 73 tenants) was renting space at
Europa SC — the largest property in the portfolio. In contrast, cinema complex Coca Cola Plaza and G4S office both had a single
tenant. Two neighborhood shopping centers in the Fund’s portfolio, Domus Pro and Sky Supermarket, each had more than 20
tenants. Finally, 13 and 14 companies were leasing space at Upmalas Biroji and Lincona office buildings respectively.

For more information on the structure of lease maturities and tenants concentration see subsection 6.9.2 “Tenants, Lease
Contracts and Property Management”.

Thanks to the two property acquisitions carried out after the public offering, the composition of Fund’s property portfolio became
more diversified both in terms of sectors and locations. Compared to the end of 2015, the weight of office sector in the portfolio
grew to 43% of total fair value from 18% reducing retail sector’s weight to 47% from 68%. Location-wise, the weight of Riga, where
now two properties are based, went up to 23% from 6% while Vilnius” weight dropped to 42% from 62%. Tallinn retained a similar
position in the portfolio constituting 35% of the portfolio value at the end of September 2016.
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Figure 34: Property portfolio value Figure 35: Property portfolio value
breakdown by sector breakdown by location

W Retail mWOffice M Leisure M Vilnius M Riga H Tallinn

All assets in the portfolio were operational and generating rent revenue. Construction of the 3,700 sqgm second stage of Domus Pro
SC was completely finalised in May 2016 and Fitus, a health and fitness club, moved in taking up 2,200 sgm of space. The expansion
is fully leased out. What is more, the management of the Fund has been preparing for the development of the third stage at Domus
Pro. Its project is a 6-story building with 4,380 sgm of rentable area. Construction is planned to begin in autumn 2016 and be
completed in one year.

Neither currently nor in the past any environmental issues have been identified in relation to the Fund’s property portfolio. In each
property acquisition the Management Company has in all circumstances used third party consultants to perform environmental
due diligence. The Fund including all the properties it owns is in compliance with all relevant environmental laws and regulations.

Europa SC

Europa SC is the largest asset in the Fund’s property portfolio. As of 30 September 2016, the property comprised 29% of the
portfolio’s total fair value. With 16,856 sqm of leasable space Europa SC is one of the largest shopping malls in Vilnius. It was built
in 2004 together with a connected office tower (known as Europa Business Centre) by Hanner AB, a Lithuania-based construction
and real estate development group, which still owns the adjacent office tower. At the completion of construction the SC was
purchased by BPT Secura AS, a private real estate fund managed by Northern Horizon Capital group, which held the property for
more than 10 years. As BPT Secura AS was nearing its fund term, it launched a sale tender process for Europa SC. BOF won the
process leading to the acquisition of the property in March 2015.

Compared to other large shopping malls in Vilnius, Europa SC is the most centrally located. Its location in the very heart of CBD
means that its catchment area includes surrounding office towers/complexes such as Europa Business Centre, 3 Bures, Vilnius
Municipality, Swedbank’s Lithuanian headquarters, K29 and newly built Quadrum Business City. In addition, there are three large
hotels, Radisson Blu, Best Western and Holiday Inn, closely located enabling Europa to attract tourists.

The location of Europa SC has solid future potential too. The number of people working in its catchment area will continue growing
since there is still plenty of undeveloped space around Konstitucijos avenue, the artery of Vilnius CBD. Construction of 30,000 sqm
Quadrum Business City was completed in September 2016 bringing Lithuanian headquarters of DNB, the third largest bank in the
country, to CBD. In 2016 East Capital initiated construction of a 13,000 sqm office tower, the third one in its 3 Bures complex which
is located next to Europa SC. What is more, Lords LB is preparing to build a 19,000 sqm office tower just on the opposite side of
Konstitucijos avenue to Europa SC. Development of new office projects is highly positive for the property as they increase the
number of potential shoppers in the area.

Europa SC markets itself as a ‘City Style Centre’. Fashion products are the key focus. Visitors are offered a wide selection of
clothing, footwear, accessories and beauty shops. In recent years the SC has attracted more and more upscale brands such as
Michael Kors (flagship store), Armani Jeans, Karen Millen, MaxMara, Guess, etc. The Management Company believes that, of the
large shopping malls in Vilnius, Europa now has the most upscale fashion offering. As a result, its target customer group is leaning
towards higher income shoppers. This market positioning is supported by Europa’s location in CBD where people with generally
higher wages are employed.

Europa’s anchor tenant is a grocery store of Maxima — a leading Baltic retail chain. In the first quarter of 2014 the lease contract
with Maxima was renewed for another ten years. At the same time a 10-year lease contract was signed with fitness club Lemon
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Gym which became the third largest tenant in terms of rented area. This move reflects the strategy to expand consumer experience
in the SC by offering activities alternative to shopping. Apranga, a leading fashion retailer in the Baltics, has 9 stores in Europa SC of
which 7 are franchises of upscale international brands including Armani Jeans, MaxMara and Karen Millen. Confirming the primary
focus on fashion offering, in October 2015 Europa saw the opening of 347 sqm Michael Kors store — the first one in Lithuania.
Among the largest tenants, there is also a number of restaurants including one from Vapiano, a global chain. Thanks to its location
in CBD, Europa is an important lunch spot.

An expansion project has been drawn up for Europa SC which would add 300-500 sgqm of new area by constructing a first floor
extension on the south side of the SC. The new premises would be dedicated to restaurants, cafes and stores. The expansion
project would also include a renewal of the SC’s main entrance and installation of windows to upper facade where restaurants are
located. The Management Company expects that the extension could be constructed over 2017 and investment is estimated in the
area of EUR 300 thousand.

Table 21: Details of Europa SC, 30 September 2016
2 March 2015

Acquisition date

Acquisition price EUR 35,787 thousand

Construction 2004

Type Shopping centre

Location Konstitucijos av. 7A, 7B, Vilnius, Lithuania

BOF Europa UAB, registered on 6 October 2004, registry code
1

SPV 300059140, registered address at Gyneju st. 16, Vilnius,
Lithuania.

NLA 16,856 sqm

Fair value EUR 38,000 thousand

Vacancy 2.1%

WAULT 3.8 years

No of tenants 73

Major tenants

Maxima (grocery) — anchor
Apranga (fashion): Armani
Jeans, MaxMara, Strellson,
Marella, etc.

Vapiano (restaurant)

Suit Supply (fashion)

Michael Kors (fashion)
Douglas (cosmetics)
Fortas (restaurant)

LPP (fashion)

Gerry Weber (fashion)
Lemon Gym (fitness club)

" The share of BOF Europa UAB is held by BOF Europa Holding UAB, registry code 111811998, registered
address at Gyneju st. 16, Vilnius, Lithuania. The sole shareholder of BOF Europa Holding UAB is the
Management Company on behalf of and for the benefit of the Fund. The Management Company intends
to merge BOF Europa UAB and BOF Europa Holding UAB during 2016.

Europa SC is situated on two land plots, whereas land plot 1 is in the co-ownership of Europa SPV, Hanner AB and the Republic of
Lithuania and land plot 2 is in the co-ownership of Europa SPV and Hanner AB. Co-owners of land plot 1 have entered into the
Agreement of Co-owners, which provides for the exact parts of the land plot 1 used by each of the parties. Europa SC occupies also
2,154 m? (comprising 23.7% of the total land area of Europa SC) of the land attributed to the Republic of Lithuania. Therefore,
Europa SPV and the Republic of Lithuania are in the process of concluding a lease agreement for such land which the Management
Company expects to be finalised during 2016.

The Fund also owns 50% of the seven-floor parking house connected to Europa SC which constitutes approx. 500 parking places.
The parking house is in co-ownership with Hanner AB.

Upmalas Biroji

Upmalas Biroji office in Riga is the newest addition to the portfolio of the Fund — its acquisition was closed on 30 August 2016. It is
one of the two assets (along with G4S Headquarters) which were acquired using capital raised in the public offering in June 2016.
As of 30 September, Upmalas Biroji was the second largest property on the Fund’s portfolio with EUR 23.5m in fair value or 18% of
the total.

Upmalas Biroji is a 5-story office building located in Southern Riga, 10 minutes away from Riga’s center and 15 minutes away from
Riga’s airport. It was built in 2008 by a German developer Bauplan Nord which will continue to act as a property manager for
Upmalas Biroji. The building is equipped with modern technological solutions with a clear focus on sustainability and efficiency. In
2013 it won “The most sustainable building in Latvia” award.
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As of 30 September 2016, the property was leased to 13 tenants and had no vacant space. The tenants were mostly comprised of
top-class international companies such as SEB, a Nordic bank, Cabot, a US-based specialty chemicals and performance materials
company, Bosch, a Germany-headquartered global engineering and electronics group, and Johnson & Johnson, an American
multinational pharmaceutical and consumer products company. The tenants use the building primarily for back-office operations.
SEB is the largest leaseholder constituting around a third of property’s total annualized rental income (as of 30 September 2016)
followed by Cabot comprising around a fifth of annualized rental income.

Table 22: Details of Upmalas Biroji, 30 September 2016

G4S Headquarters

Acquisition date 30 August 2016

Acquisition price EUR 23,576 thousand

Construction 2008

Type Office

Location Mukusalas st. 101, Riga, Latvia
Kontor SIA, registry code 40003771618, registered address at

PV Mukusalas st. 101, Riga. The sole shareholder of the company is
the Management Company on behalf of and for the benefit of
the Fund.

NLA 10,846 sqm

Fair value EUR 23,530 thousand

Vacancy 0.0%

WAULT 4.6 years

No of tenants 13
SEB (banking)
Cabot (specialty chemicals)

Major tenants Bosch (engineering and electronics)
Johnson & Johnson (pharmaceutical and consumer products)
Mylan (pharmaceutical)

G4S Headquarters in Tallinn is one of the two properties that were acquired by deploying proceeds from the June 2016 public
capital raising of the Fund. The Management Company had signed a sale and purchase agreement for the property before the start
of public offering. This ensured that the purchase was closed just 1 day after the listing of Fund Units on the Nasdaq Tallinn. At the

end of September 2016 the property constituted 13% of the Fund’s portfolio value.

Table 23: Details of G4S Headquarters, 30 September 2016

Acquisition date 12 July 2016

Acquisition price EUR 15,454 thousand

Construction 2013

Type Office

Location Paldiski Road 80, Tallinn, Estonia
BH G4S 0U, registry code 14065606, registered address at

PV Hobujaama st. 5, Tallinn. The sole shareholder of the company is
the Management Company on behalf of and for the benefit of
the Fund.

NLA 9,179 sgqm

Fair value EUR 16,800 thousand

Vacancy 0.0%

WAULT 6.1 years

No of tenants 1

Major tenants

G4S (security services)

G4S Headquarters is a 9,179 sgqm 9-story office building situated in Western Tallinn next to arterial Paldiski road and 4.5 km away
from Tallinn’s Old Town. It is a relatively new building, constructed only in 2013, and in that sense is the second newest property in
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the Fund’s portfolio (after Domus Pro). G4S Headquarters features all modern office amenities and efficient layout. The land plot
next to the building where a parking lot is now located offers additional development potential of up to 20,000 sgm.

The property is fully leased to G4S — the world’s largest security company. The firm operates in 110 countries and employs 623
thousand people. It is listed on London and Copenhagen stock exchanges and has a market capitalization of GBP 3.6bn. G4S use the
building as their Estonian headquarters. A lease agreement is effective until 2022. At the time of this Offering Circular part of the
premises is subleased by G4S.

Domus Pro

Domus Pro is the fourth largest asset in the portfolio comprising 13% of its fair value as of 30 September 2016. The property is a
neighborhood shopping center located in Perkunkiemis district in the north eastern part of Vilnius. Perkunkiemis is one of the
newest and one of the fastest growing neighborhoods in Vilnius. It is primarily seen as a residential area since a large number of
residential projects were developed there in recent years. On the other hand, new office buildings were also constructed as the
area attracted the interest of both local and international companies (for instance, Swedbank and Affecto) requiring large office
spaces.

Majority of tenants at Domus Pro are typical to a neighborhood-type shopping center offering everyday goods and services. Yet,
the completion of the 2" stage at the property has expanded customer experience as a large home-improvement store and a
fitness club moved in. The anchor tenant is a grocery store of Rimi retail chain (part of ICA Gruppen, a listed Nordic retailer)
constituting approximately 42% of property’s total annualized rental income (as of 30 September 2016). Other major tenants
include Hansa Plyteliu Turgus, a home-improvement store specializing in tiles, and Fitus, a health and fitness centre with a
swimming pool, both of which occupies space at the recently completed 2" stage of Domus Pro, and Assorti — an upscale grocery
store focusing on more premium and rarer products than a general grocer. Smaller tenants are common to neighbourhood SCs: a
pharmacy, a restaurant, a pet shop, etc.

Table 24: Details of Domus Pro, 30 September 2016
Acquisition date SPA signed in July 2013, final closing in 1 May 2014

Acquisition price EUR 12,087 thousand

1% stage 2014;
nd

Construction 2" stage 2015/2016;

3" stage 2017 (expected)
Type Shopping centre
Location Bieliunu st. 1, Vilnius, Lithuania

BOF Domus Pro UAB (with a previous name UAB Profista),
registry code 225439110, registered address at Gyneju st. 16,
SPV Vilnius, Lithuania. The sole shareholder of the company is the
Management Company on behalf of and for the benefit of the
Fund.

11,247 sgm operational;

NLA 4,380 sgm to be constructed (3rd stage)
Fair value EUR 16,740 thousand

Vacancy 1.5%

WAULT 6.1 years

No of tenants 25

Rimi (grocery) —anchor

Fitus (health and fitness club)

Major tenants Hansa Plyteliu Turgus (home-improvement)
Assorti (grocery)

Benu (pharmacy)

Domus Pro is the only asset in the portfolio in which the investment was made while the property was still in a development phase.
The acquisition process was initiated in July 2013 by singing a share purchase agreement with Domus Pro project’s developer
TK Development Lietuva UAB. It is a Denmark-based real estate development company active in Nordics and CEE and specializing in
development of SCs. After signing of SPA, forward financing of around EUR 2.0m was provided to the developer. This led to the
start of construction of the first stage (7,500 sqm) of the project. Domus Pro opened its doors in early 2014 and the acquisition was
closed in May 2014.

Following the positive performance of the first stage, the option to build the second stage (3,700 sqm) was exercised and
construction began in March 2015. New space was fully pre-let to two tenants. The first part of the expansion with 1,500 sqm of
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rentable space was opened to shoppers in December 2015 and it houses aforementioned Hansa Plyteliu Turgus home-
improvement store. The second part of the new stage was commissioned in May 2016. Its 2,200 sgm is occupied by Fitus, a fitness
club with a 25-meter swimming pool, enabling the SC to offer a wider customer experience to its visitors.

The Management Company decided to expand Domus Pro complex further and is now working on a project for its third stage —
a 6-story building with net rentable area of 4,380 sgm (gross rentable area of 6,180 sqm). The first floor will be dedicated for retail
while upper floors will be office space. The extension will have a 2-story underground parking lot with 50 spaces. The building is
planned to be BREEAM-certified indicating high standards of environmental sustainability and efficiency. At the time of this
Offering Circular approximately 45% of new space is pre-leased. The Management Company expects to receive a BREEAM-level
construction permit for the third stage in autumn 2016. Construction is planned to start by the end of 2016 and should take
approximately one year. The Management Company estimates the investment in the third stage to total around EUR 4.5m.
TK Development, which worked on the development of the first two stages of Domus Pro, is also responsible for the development
of the third stage. It has been agreed between the Fund (through UAB “BOF Domus Pro”) and TK Development that if at least 50%
of office and retail building of the third stage is not preleased, 20% are not under head terms and the building permit for the third
stage is not obtained, all by 30 November 2016, then TK Development has the right to separate and acquire the land plot for the
market price (based on property valuation).

Lincona

Lincona accounted for 12% of the portfolio’s total fair value on 30 September 2016. The property is a complex of three connected
office buildings (total NLA of 10,859 sqm) and a parking facility for 378 vehicles. Babycenter, a standalone building of 674 sqm
acquired together with the whole complex in July 2011, was disposed in March 2015 for EUR 1.0m with an annualised return of
24%. Lincona was the first asset acquired by BOF and remained the only office in the portfolio until the acquisition of G4S
Headquarters in July 2016.

The property is located in a southern part of Tallinn next to Parnu road, one of city’s main transport arteries. It is also close to two
main street intersection (Tammsaare Road and Jarvevana Road) which makes the office easily accessible from all major districts of
Tallinn. The first floor premises are used for retail and catering while upper floors are dedicated to offices.

A Table 25: Details of Lincona, 30 September 2016
Acquisition date 1July 2011
Acquisition price EUR 15,396 thousand (incl. divested Babycenter part)
Construction 2002/2008 (renovation)
Type Office
Location Parnu rd. 139a / Kohila st. 2a, Tallinn, Estonia

BOF Lincona OU, registry code 12127485, registered address at
Réavala pst 5, Tallinn. The sole shareholder of the company is the

SPV Management Company on behalf of and for the benefit of the
Fund.

NLA 10,859 sgm

. EUR 15,700 thousand (excl. Babycenter which was sold for EUR

Fair value
1.0m)

Vacancy 7.9%

WAULT 4.4 years

No of tenants 14

Swedbank (banking) —anchor

Information System Authority (public institution)
Major tenants Creative Mobile (game developer)

Muster (interior design) — shop

Liewenthal Electronics (IT & engineering)

Coca Cola Plaza

Coca Cola Plaza constituted 10% of the value of the Fund’s property portfolio on 30 September 2016. It is the largest cinema

complex in Tallinn with 11 screens and 1,967 seats. The property is situated in the heart of Tallinn, next to the eastern edge of the

old town. The building is fully let to Forum Cinemas AS, the largest cinema operator in Estonia running three movie theaters in the

country (the other two are located in different Estonian cities). Forum Cinemas belongs to the largest cinema operator in Nordic

and Baltic regions — Nordic Cinema Group (NCG) which is guaranteeing rental obligations of Forum Cinemas. The group operates 66

cinemas, 444 screens and approximately 65,000 seats in almost 50 large and medium-sized cities. NCG works under a Forum
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Cinemas brand in the Baltic States, Finnkino in Finland, SF Bio in Sweden and SF Kino in Norway. Coca Cola Plaza is one of the two
large size (more than 1,000 seats) movie theaters in Tallinn. Its main competitor is Solaris cinema with 7 screens and 1,591 seats
which opened in 2009. In total 7 cinemas operate in the city.

The property is a 6-story building with underground parking for 43 cars. Forum Cinemas rents the whole complex from the Fund,
hence vacancy is zero. A lease contract was signed in 2013 for a 10-year term. Part of the premises is subleased by Forum Cinemas.
As a result, the building also houses catering and retail facilities which together occupy around 1,000 sqm of space.

A potential expansion project of Coca Cola Plaza foresees connecting the property with nearby Postimaja SC which houses such
retail names as H&M, Rimi and New Yorker. The expansion follows social responsibility principles closely cooperating with the city
of Tallinn as it is one of the prime locations of the city. The key goal is to facilitate pedestrian traffic moving from the city center
towards the central harbour area and improve the access to a prominent residential district Rotermann City. The expansions would
add approximately 5,000 sqm of new space which could be rented out to tenants looking for retail and office premises in the center
of Tallinn. The Management Company expects that the expansion could be built over 2017-2018. Capital investment is estimated in
the territory of EUR 3-5m.

Table 26: Details of Coca Cola Plaza, 30 September 2016

Acquisition date 8 March 2013

Acquisition price EUR 11,944 thousand

Construction 2001

Type Cinema

Location Hobujaama st. 5, Tallinn, Estonia
BOF CC Plaza OU, registry code 12399823, registered address at
Ravala pst 5, Tallinn, Estonia. The sole shareholder of the

SPV .
company is the Management Company on behalf of and for the
benefit of the Fund.

NLA 8,664 sqm

Fair value EUR 13,000 thousand

Vacancy 0.0%

WAULT 6.5 years

No of tenants 1

Major tenants Forum Cinemas (cinema operator)

Sky Supermarket

Sky Supermarket, the smallest holding in the property portfolio, comprised approximately 4% of the portfolio’s fair value. It is a
neighborhood shopping centre with upmarket grocery chain Sky as an anchor tenant and a number of satellite tenants. The
building was built in 2000 and renovated in 2010.

The SC is located in the centre of MeZciems residential suburb in the north eastern part of Riga. It has good transport connections
with a city centre and suburbs thanks to its location on Bikernieku street — one of the main traffic arteries in MeZciems district
connecting it with the centre of Riga.

Anchor tenant Sky comprises approximately a half of the property’s annualized rental income (as of 30 September 2016). Sky is an
upmarket grocery chain operating 4 shops, all in Riga. It distinguishes itself from larger country-wide retail chains (for example,
Maxima and Rimi) by stocking higher quality, more exclusive products. Hence, its target customer group is of higher income than
average customer of national retailers. Sky chain is owned by local investors. Satellite tenants in the property are typical to a
neighborhood SC including a pharmacy, a restaurant, a pet shop, etc. Only two of them, Cup & Cino (café) and A Aptieka
(pharmacy), occupy larger than 100 sqm spaces. The property was effectively fully occupied on 30 September 2016.
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Table 27: Details of Sky Su

permarket, 30 September 2016

Acquisition date 1 January 2013
Acquisition price EUR 4,510 thousand
Construction 2000/2010 (renovation)

Type Shopping center

Location Bikernieku st. 120B, Riga, Latvia
BOF Sky SIA, registry code 40103538571, registered address at

PV Krisjana Valdemara st. 21-20, Riga, Latvia. The sole shareholder
of the company is the Management Company on behalf of and
for the benefit of the Fund.

NLA 3,263 sgm

Fair value EUR 5,430 thousand

Vacancy 0.1%

WAULT 4.4 years

No of tenants 24

Major tenants

Sky (grocery) - anchor
A Aptieka (pharmacy)
Cup & Cino (restaurant)
Douglas (cosmetics)
Grenardi (jewellery)
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6.9.2. Tenants, Lease Contracts and Property Management

The Fund outsources property management services from a specialized property management services provider. Outsourced
property management functions include letting out vacant premises, organising lease contract negotiations with tenants, day-to-
day relationship with tenants, marketing of properties (for instance, developing marketing strategies), invoicing tenants and paying
property operating expenses. Successful property management is an important value driver for the Fund as it maximizes returns of
owned real estate assets. The Management Company closely oversees property managers and reviews their performance on a
continuous basis. Representatives of the Management Company in boards of SPVs must sign off all newly negotiated lease
contracts with a size of at least 100 sqm. Furthermore, their approval is required for investing in redesigning/adopting premises to
tenants’ needs. Property management service providers for newly acquired properties are selected via tenders on a property by
property basis. For more details on the property managers that are now contracted by the Fund see section 7.8 “Property
Management Service”.

Under majority of the Fund’s existing lease contracts, rent rates are indexed once a year to Euro area CPI or local CPI (Lithuanian,
Latvian or Estonian). When lease agreements are negotiated, the Fund generally seeks lease term to be as long as possible. With
anchor tenants the Fund aims to sign 10-year or longer contracts. Regarding smaller tenants, contract lengths of 3-5 years are in
line with market practice. The Fund targets WAULT of 5.0 years for multi-tenant properties. Lease contracts have been concluded
on market terms. The Management Company has tried to minimise the tenant risk (failure to pay) and therefore most of the lease
contracts include the obligation of the lessee to provide a bank guarantee and/or a deposit. Also, in most of the lease contracts the
lessor has restricted its liability to damages caused by gross negligence or intent.

On 30 September 2016, the Fund had 151 tenants across its property portfolio. The 10 largest ones (see Table 28) comprised 52.3%
of total annualized rental income (based on rent rates as of 30 September 2016). The top 2 were G4S and Forum Cinemas which
were single tenants at G4S Headquarters and Coca Cola Plaza respectively leasing 100% of those properties. The third largest
leaseholder was SEB at Upmalas Biroji office in Riga. WAULT of the top 10 tenants amounted to 5.5 years on 30 September 2016 —
slightly longer than 4.9 years for the whole portfolio reflecting the Fund’s strategy to secure longer term contracts with larger
clients.

Table 28: 10 largest tenants, 30 September 2016

% of total annualized WAULT,

No Tenant Property .
rental income years
1 G4S G4S Headquarters 11.9% 6.1
2 Forum Cinemas Coca Cola Plaza 10.6% 6.5
3 SEB Upmalas Biroji 5.7% 6.3
4 Rimi Domus Pro 5.7% 7.3
5 Swedbank Lincona 4.5% 0.9
6 Cabot Upmalas Biroji 3.5% 2.8
7 Apranga Europa SC 3.2% 1.6
8 Sky Sky Supermarket 2.6% 6.3
9 Information System Authority of the Republic of Estonia Lincona 2.5% 7.8
10 Maxima Europa SC 2.2% 7.3
Total of 10 largest tenants 52.3% 5.5

Lease expiry structure for the Fund’s property portfolio is presented in Figure 36. Maturities of lease contracts are scattered over
2016-2026 and they are well diversified among years. With the exception of 2019, in the coming 5 years annual lease maturities will
be below 10% of the total annualized rental income (measured on 30 September 2016). The Management Company emphasizes
the importance of approaching tenants proactively before their contracts expire.
Figure 36: Maturities of existing lease agreements, % of total annualized rental income, 30 September 2016
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6.10. INVESTMENT PIPELINE

The Fund will use proceeds from the Offering to acquire commercial properties in the Baltic capital cities. To ensure a rapid
deployment of the proceeds, the Management Company has prepared an investment pipeline of the Fund and entered into
negotiations with owners of the most attractive targets and/or has been participating in tenders for such assets. This is the same
strategy that the Management Company pursued before the initial public offering of the Fund in June 2016 which ensured that the
proceeds from it were fully invested within two months from the completion of the offering. The first acquisition, G4S
Headquarters, was closed just 1 day after the listing on the Nasdaq Tallinn as the Management Company had signed a sale and
purchase agreement for the property before the start of public offering. To ensure a speedy acquisition process of Upmalas Biroji,
the Management Company had already signed a letter of intent with its owner and started due diligence procedures prior to the
initial offering. This shows that the Fund is able to employ newly raised equity and start generating cash flows for its investors in a
quick and efficient manner. For this Offering, the Management Company maintains its goal to invest new proceeds quickly and start
generating returns for new investors as soon as possible.

The Fund’s investment pipeline is comprised of potential acquisition targets which best fit the investment strategy of the Fund,
offer attractive risk-return profile and are for sale. The investment pipeline also entails post-merger expansion investments into
current properties owned by the Fund. In the near term, the Management Company sees expansion possibilities for Domus Pro,
Coca Cola Plaza and Europa SC properties (for more details see descriptions of each property in section 6.9.1 “Property Portfolio”).

The Management Company targets investments that are expected to provide a return on equity (ROE) of 12-15%, excluding capital
gains from any yield compressions. ROE expectations for investing into expansion of the current properties are above 15%.
Considering the current low interest rate environment, the Management Company expects to obtain debt financing for new
acquistions at interest rates between 1.5-2.0%.

The Management Company sees four property segments as the most attractive for the Fund in terms of strategic fit and financial
profile: premium offices in CBD, premium large-scale shopping malls, B class offices housing shared service centers/back-office
operations and neighborhood shopping centers.

Table 29 presents aggregated statistics of the Fund’s investment pipeline at the time of the Offering. Figures represent estimates by
the Management Company which are based on its off-market negotiations and tender information provided by real estate brokers.
Details about individual targets are not provided due to their commercially sensitive nature and confidentiality of agreements.
14 properties have been selected to the pipeline, all located in the Baltic capital cities and all fully developed (except for 1 property
which is under construction) and cash flow generating. In addition, some of the properties in the pipeline offer additional
development potential. The Management Company estimates that the investment pipeline has an aggregated value of
approximately EUR 360m and assets could be acquired at a 7.2% average yield. Properties in the investment pipeline report solid
occupancy statistics with average vacancy at 1.8%. When selecting investment targets, the Management Company stresses the
importance of a strong tenant mix which should include well-known, reputable, large and preferably international companies.

Table 29: Aggregated statistics of the Fund’s investment pipeline
No of Value, EURm Acquisiti NLA, thousand sqm

Vacancy

properties Total Per property Total Per property
Investment pipeline 14 360 26 7.2% 211 15 1.8%

Office properties have a somewhat higher weight than retail in the pipeline comprising 55% of the total value versus 41%
comprised by retail properties. Location-wise, Riga has the heighest weight at 51% of the total value followed by Vilnius at 34% and
Tallinn at 15%. The Management Company targets to maintain the Fund’s portfolio well-diversified between office and retail
sectors and in terms of capital cities.

Figure 37: Total investment pipeline Figure 38: Total investment pipeline
value breakdown by sector value breakdown by location

M Retail mOffice W Logistics M Vilnius ®Riga m®Tallinn
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6.11. CUSTODY OF THE FUND’S ASSETS

The Fund’s assets are generally invested, directly or indirectly, into real estate property or held as deposits with a credit institution.
According to the IFA, Fund’s assets do not belong to the bankruptcy estate of the Management Company and, if the assets are safe-
kept by the Depositary, the assets do not belong to the bankruptcy estate of the Depositary. In order to clearly distinguish its
activities as the fund management company of the Fund from its own operations, the Management Company clearly identifies in
making the investments and transactions with the Fund’s assets that it is acting for the benefit and on account of the Fund.

Cash and Financial Instruments

All assets that are held either in cash on the bank account or invested into financial instruments in the book-entry form held on the
securities account with an investment services provider are kept with the Depositary. Further description on the Depositary, the
services provided by the Depositary, and on how the Depositary may delegate its responsibilities to third persons is in section 7.3
“The Depositary”.

Current and securities accounts with the Depositary are held in the name of the Management Company and for the benefit of the
Fund. In opening the account with the Depositary, the Management Company has made reference to the Fund in the account
details. Current and securities accounts of SPVs are held in the name of respective SPVs with credit institution licensed and
operating in respective country.

Direct Investments into Real Estate Property

The Fund has not invested directly into real estate property and holds directly no title any of the real estate property in the Fund.
All investments into real estate property are made indirectly by entities specifically established for holding the title of the real
estate property belonging to the Fund (the SPVs).

Indirect Investments into Real Estate Property

The Fund holds shares in SPVs. At the date of the Offering Circular, the shares of SPVs are not registered in central securities
registries and are not issued in book-entry form. The Management Company, acting in its own name but for the benefit of the
Fund, has been entered into the shareholders’ list of each respective SPV. The shareholders’ lists of SPVs are kept by the
management board of each respective SPV.

SPVs hold either title to or lease rights regarding the real estate property belonging to the Fund. Where a SPV holds full title to the
property it is registered in the respective land registry as the owner of the property. All other rights regarding the property are
established by and for the benefit of the respective SPV.

Information on the SPVs and on the real estate property each of them holds is provided in section 6.9.1 “Property Portfolio”.
6.12. OPERATING AND FINANCIAL REVIEW
6.12.1. Events Affecting Results of Operations
The main events the history of the Fund and its predecessor BOF were acquisitions of new commercial properties. At the end of
2012 BOF owned only a single property. By 30 June 2016 - the most recent reporting date - four new real estate assets were

acquired. What is more, in July and August 2016 the Fund purchased two more properties by deploying proceeds from the capital
raising completed on 29 June 2016.
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Figure 39: Development of rentable area of the Fund’s property portfolio, sqm
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BOF bought its first real estate asset - Lincona office complex in Tallin - in July 2011. At the end of 2012 Lincona remained the only
property in the portfolio and it had a fair value of EUR 15.3m and rentable area of 11.4 thousand sgm. Acquisitions of Sky
Supermarket in Riga and Coca Cola Plaza in Tallinn, completed in January 2013 and March 2013 respectively, more than doubled
the size of the portfolio — at the end of 2013 the portfolio’s fair value stood at EUR 33.1m and rentable area amounted to 23.3
thousand sgm. In May 2014 acquisition of Domus Pro in Vilnius was finalized expanding the portfolio roughly by a third. At the end
of 2014 four real estate assets constituted a fair value of EUR 46.2m and leasable space of 30.9 thousand sqm. The last acquisition
before BOF was merged into the Fund took place in March 2015 when 16.9 thousand sqm Europa SC in Vilnius was bought. In 2015
there were also other two events affecting the size of the portfolio. Firstly, in March 2015 Babycenter — a standalone building of
674 sgm acquired together with Lincona — was sold for EUR 1.0m (BOF had not disposed any properties before that). Secondly, in
December 2015 1,500 sgm portion of Domus Pro 2nd stage was commissioned. All that included, the portfolio grew further
significantly in 2015 and reached EUR 86.8m of fair value and 48.7 thousand sgm of rentable space at the end of the year. Over the
first six months of 2016 no property acquisitions were carried out. On the other hand, the second phase of Domus Pro 2" stage
was commissioned in May 2016 which added 2,200 sqgm of new space. On 30 June 2016 the Fund merged with BOF taking over all
assets and liabilities of BOF including its property portfolio of five holdings. As of 30 June 2016 — the most recent reporting date of
the Fund — the property portfolio amounted to EUR 87.3m in fair value and 50.9 thousand sgm in rentable area. Finally, two more
properties were purchased by utilising equity raised in June 2016 capital raising: GS4 Headquarters in July 2016 and Upmalas Biroji
in August 2016. As a result, the size of the portfolio reached 70.9 thousand sqm of rentable space and EUR 129.2m of fair value at
the end of September 2016. Compared to the end of 2012 levels, the property portfolio has expanded approximately 6-fold in
terms of space and 8-fold in terms of value.

6.12.2. Results of Operations in Years 2013 - 2015

On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into units of
the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). At the time of the merger, the Fund had no
assets and liabilities of its own. Thus, historical financial and operational performance of BOF prior to the merger is directly
comparable the Fund’s performance after the merger. In the Fund’s reviewed interim consolidated financial statements for the 6-
month period ended 30 June 2016, BOF’s financial results prior to the merger are presented as those of the Fund. For these
reasons, in this Offering Circular past results of BOF are presented as results of the Fund.

This section provides an analysis of the Fund’s financial and operating results in years 2013 - 2015 based on BOF’s audited
consolidated financial statements. After the merger with BOF, the Fund reports its financial results in a consolidated form.
Historical consolidated financial information is derived as follows:

- For year 2015: BOF’s audited statutory consolidated financial statements for the year ended 31 December 2015 prepared
according to the IFRS (provided in Appendix C of this Offering Circular).

- For years 2014 and 2013: BOF’s audited special purpose consolidated financial statements for the years ended
31 December 2014 and 31 December 2013 (provided in Appendix D of this Offering Circular). Because prior to 2015 BOF
was qualified as an investment entity under IFRS 10, these statements do not comply with consolidation requirements in
IFRS 10 according to which investment entities are required to measure their subsidiaries at fair value through profit and
loss rather than consolidate them. Apart from this exception, these special purpose financial statements are prepared
based on all other standards and interpretations of the IFRS.

The Management Company has prepared the special purpose consolidated financial statements for the financial years ended

31 December 2014 and 31 December 2013 with the purpose to provide investors with financial information comparable with the
financial information presented for the financial year ended 31 December 2015.
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The following table depicts consolidated financial results of the Fund’s operations for years 2013, 2014 and 2015 while detailed
discussion of each of the items is provided in the subsequent paragraphs.

Table 30: Highlights of consolidated income statement of the Fund, EUR thousand

Change

Note 2013 2014 2015 2013 2014 2015
Rental income 1 2,454 3,048 6,073 75% 24% 99%
Expenses reimbursement revenue 2 632 829 2,062 103% 31% 149%
Cost of rental activities 3 -806 -1,177 -2,796 98% 46% 138%
Net rental income 2,280 2,700 5,339 74% 18% 98%
Administrative expenses 4 -592 -665 -984 47% 12% 48%
Other operating income 5 4 - 267 N/A -100% N/A
Net loss on disposal of investment properties 6 - - -10 N/A N/A N/A
Valuation gains / -losses on investment properties 7 1,326 611 2,886 -411% -54% 372%
Operating profit 3,018 2,646 7,498 531% -12% 183%
Financial income 8 40 72 17 135% 80% -76%
Financial expenses 8 -440 -656 -1,100 75% 49% 68%
Profit before tax 2,618 2,062 6,415 973% -21% 211%
Income tax charge 9 -102 -55 -890 N/A -46% N/M
Profit for the period 2,516 2,007 5,525 931% -20% 175%
Earnings per unit (basic and diluted)*, EUR 0.14 0.10 0.23 706% -30% 128%

Source: audited consolidated financial statements of BOF for years 2013 — 2015

N/A — not available

N/M — not meaningful

! On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into units of the Fund at a
ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). To ensure the comparability of historical per unit figures, numbers of units
prior to the merger were recalculated by multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers or units were
used to compute comparable per unit figures.

(1) Rental income

The Fund leases space at its properties to customers under agreements that are classified as operating lease. Rental income
represents rents charged to customers and is recognised on a straight line basis, net of any sales taxes, over the lease period to the
first break option. Rental income does not include supplementary charges to tenants for operating expenses such as utilities
(electricity, heating and cooling, water and sewerage, etc.), repairs and maintenance, marketing and property taxes. These charges
are reported separately under Expenses reimbursement revenue.

Table 31: Operational details of the property portfolio of the Fund

2013 2014 2015
Number of properties, period end 3 4 5
Rentable area, sqm
Period end 23,268 30,928 48,651
Period average1 21,825 28,322 44,718
Vacancy rate
Period end 3.7% 6.3% 2.0%
Period average’ 4.0% 9.8% 2.8%

! Computed as average of monthly estimates.
? Computed as average of monthly estimates.

In 2015 rental income of the Fund doubled to EUR 6.1m from EUR 3.0m in 2014. The increase was primarily attributable to Europa
SC that was acquired in March 2015 and generated EUR 2.4m of rental income since the acquisition. Europa SC became the largest
contributor to the total rental income significantly exceeding the second largest — Lincona with EUR 1.3m in 2015. Rental income of
Domus Pro which was bought in May 2014 grew by EUR 0.4m thanks to its full year contribution and a drop in vacant space to 3.1%
from 14.1%. Lincona’s rental income rose by EUR 0.2m on the back of the reduced vacancy to 4.5% from 18.2%. Uptick in its
vacancy in 2014 was explained by the fact that Swedbank, Lincona’s anchor tenant, vacated part of premises it was renting.
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However, as new tenants were found for the empty space, vacancy rate of the property was successfully brought down to normal
levels. Improved occupancy at Lincona and Domus Pro led to reduction in the vacancy of the whole property portfolio to 2.8% from
9.8% in 2014 (see Table 31). Rental income changes in the remaining two properties, Coca Cola Plaza and Sky, were marginal but
positive. Each achieved annual growth in the territory of EUR 10 thousand thanks to general indexation of rent rates.

In 2014 rental income increased by 24% to EUR 3.0m from EUR 2.5m in 2013. The main driver of the increase was Domus Pro
acquisition. This neighbourhood SC generated EUR 0.6m of rental income over 8 months of 2014. Coca Cola Plaza added EUR 0.2m
to the growth as it was part of the portfolio for the whole year instead of 10 months in 2013. Positive effects were partly offset by
Lincona where vacancy rate rose to 18.2% from 7.5% in 2013 due to aforementioned Swedbank’s decision to reduce rented area.
As a result, Lincona’s rental income decreased by EUR 0.2m compared to 2013. Given the fall in Lincona’s occupancy, vacancy of
the overall property portfolio grew to 9.8% from 4.0% in 2013.

In 2013 rental income expanded by 75% to EUR 2.5m from EUR 1.4m recorded in 2012. The growth is explained by an acquisition of
two new properties, Sky Supermarket in January 2013 and Coca Cola Plaza in March 2013, which earned EUR 0.4m and EUR 0.8m
respectively. Average vacancy for the year improved from 5.6% to 4.0% driven by 100% occupancy of Coca Cola Plaza (fully rented
out to Forum Cinemas AS).

(2) Expenses reimbursement revenue

Expenses reimbursement revenue represents supplementary charges to tenants to cover property operating expenses which may
include utilities (electricity, heating and cooling, water and sewerage, etc.), repairs and maintenance, marketing and property
taxes. Types of expenses which a tenant covers differ from one lease agreement to another and, in turn, from one property to
another. The Fund typically seeks to pass-through majority of operating expenses to tenants.

Expenses reimbursement revenue rose to EUR 2.1m in 2015 from EUR 0.8m in 2014 owing to the larger size of the portfolio which
led to higher cost of rental activities. Of the increase, EUR 1.0m was attributable to Europa SC acquired in March 2015 and
EUR 0.2m to Domus Pro operating for the full year. 149% growth in total expenses reimbursement revenue slightly exceeded a
137% rise in cost of rental activities. As a result, cost of rental activities coverage ratio (expenses reimbursement revenue as % of
cost of rental activities) improved to 73.7% from 70.4% in 2014 (see Table 32). That was explained mainly by higher coverage ratio
at Domus Pro — up to 86.1% from 65.2%. Lincona also achieved a slight improvement in coverage ratio to 63.3% from 59.5%. Newly
acquired Europa SC somewhat offset those two improvements as its expenses reimbursement revenue covered 69.9% of its cost of
rental activities which was lower than the portfolio average.

In 2014 expenses reimbursement revenue grew by 31% to EUR 0.8m from EUR 0.6m in 2013 owing predominantly to EUR 0.2m
expenses reimbursement revenue at Domus Pro bought in May 2014. Because cost of rental activities expanded at a higher rate
(46%), cost of rental activities coverage ratio dropped to 70.4% from 78.4% in 2013. That was due to 1) an addition of Domus Pro
which had lower cost coverage ratio at 65.2% and 2) higher vacancy and an increase in non-recoverable portion of expenses (such
as property management and leasing expenses as well as bad debts) at Lincona office complex reducing its cost coverage ratio to
59.5% from 73.4% in 2013.

In 2013 expenses reimbursement revenue doubled to EUR 0.6m from EUR 0.3m in the previous year explained by EUR 0.3m
revenue at newly acquired Sky Supermarket. Zero expenses reimbursement revenue was recognized for Coca Cola Plaza, the other
new property, because its running expenses are directly paid by its single tenant. Cost of rental activities coverage ratio marginally
improved to 78.4% from 76.5% in 2012.

Table 32: Key ratios related to expenses reimbursement revenue

2013 2014 2015
Cost of rental activities coverage ratio® 78.4% 70.4% 73.7%
Uncovered cost of rental activities” as % rental income 7.1% 11.4% 12.1%
Net rental income margin3 92.9% 88.6% 87.9%

1 . o are
Expenses reimbursement revenue as % of cost of rental activities.
2 P .
Cost of rental activities less expenses reimbursement revenue.
3 . .
Net rental income as % of rental income.

(3) Cost of rental activities

Cost of rental activities represent operating expenses related directly to properties. Their breakdown by type is presented in the
table below.
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Table 33: Breakdown of cost of rental activities of the Fund, EUR thousand

2013 2014 2015
Utilities 525 677 1,228
Repair and maintenance 133 203 621
Property management expenses 90 181 407
Sales and marketing expenses 8 5 240
Real estate taxes 34 56 215
Property insurance 11 18 28
Allowances for bad debts 3 29 22
Other operating expenses 2 8 35
Total cost of rental activities 806 1,177 2,796

Source: audited consolidated financial statements of BOF for years 2013-2015

In 2015 total cost of rental activities grew by EUR 1.6m to EUR 2.8m explained primarily by the acquisition of Europa SC whose
operating expenses amounted to EUR 1.5m. The new property somewhat altered the composition of cost of rental activities
reducing the weight of utilities but increasing shares of repair and maintenance, sales and marketing and real estate taxes. Still, the
three highest weights were maintained by the same groups of expenses: utilities, repair and maintenance and property
management. Together they accounted for 81% of total cost of rental activities (down from 90% in 2014). Utilities expenses,
despite their weight dropping to 44% from 58% in 2014, remained the largest group and stood at EUR 1.2m in 2015 — up from
EUR 0.7m in 2014 due to EUR 0.5m incurred by Europa SC. Repair and maintenance expenses, the second largest group, rose to
EUR 0.6m in 2015 from EUR 0.2m in 2014 as EUR 0.4m was recorded by Europa SC. Repair and maintenance expenses’ share of
total cost of rental activities increased to 22% from 17% in the previous year. Property management expenses, the third largest
group, went up to EUR 0.4m (of which Europa SC accounted for EUR 0.2m) from 0.2m in 2014 while their weight barely changed —
down to 14% from 15% in 2014. It is important to note that, in contrast to other types of operating expenses, property
management expenses (along with allowances for bad debts) are normally not reimbursed by tenants and, thus, represent a direct
cost to the Fund. Property management expenses are comprised of charges paid to a property management firm for such services
as finding new tenants and managing existing ones.

In 2014 total cost of rental activities rose to EUR 1.2m from EUR 0.8m in the previous year. The increase was primarily attributable
to the addition of Domus Pro to the property portfolio. The new SC incurred EUR 0.3m of rental costs over 8 months of 2014. Costs
at Lincona went up by EUR 60 thousand owing to higher property management expenses and bad debt costs. The pick-up in
Lincona’s property management expenses was impacted mainly by success fees paid to its property manager for finding new
tenants for premises vacated by Swedbank at the beginning of 2014. The composition of cost of rental activities by type remained
very similar to the previous year with three main groups — utilities, repair and maintenance and property management —
accounting for 90% of total costs in 2014 (93% in 2013). Utilities took the largest share of rental costs — 58% (65% in 2013), repair
and maintenance constituted 17% (16%) of total expenses while property management made up 15% (11%).

In 2013 total cost of rental activities doubled to EUR 0.8m from EUR 0.4m in 2012. That was fully attributable to newly acquired Sky
Supermarket which had rental costs of EUR 0.4m in 2013. In contrast, Coca Cola Plaza’s, the second property acquired in 2013,
running costs (such as utilities, repair and maintenance and real estate taxes) are not recognized on the Fund’s consolidated
income statement. That is because Coca Cola Plaza property is fully leased to a single tenant which pays its own expenses. In 2013
utilities” share of total rental costs was slightly down to 65% from 69% in the previous year, yet they remained the largest
component by far. A weight of repair and maintenance expanded to 17% from 11% as Sky Supermarket incurred more of these
expenses relative to the single asset in 2012 property portfolio — Lincona office complex. The third largest component of cost of
rental activities was property management expenses constituting 11% of total (14% in 2012).

(4) Administrative expenses

The following table provides a breakdown of administrative expenses by type.
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Table 34: Breakdown of administrative expenses of the Fund, EUR thousand

2013 2014 2015
Management fee 377 462 602
Performance fee - - 79
Legal fees 120 67 165
Audit fees 23 31 28
Property valuation fee 20 36 24
Custodian fees 12 12 15
Other consultancy fees 30 23 54
Other administrative expenses 10 34 17
Total administrative expenses 592 665 984
Source: audited consolidated financial statements of BOF for years 2014 - 2015
Table 35: Administrative expenses ratios

2013 2014 2015
Total administrative expenses as
% of net rental income 26.0% 24.6% 18.4%
% of NAV 3.0% 2.7% 3.1%
% of total assets 1.7% 1.4% 1.1%

Total administrative expenses increased in 2015 by EUR 0.3m to EUR 1.0m. That was mainly driven by higher management fee (up
by EUR 139 thousand), recognition of performance fee (EUR 79 thousand) and higher legal fees (up by EUR 98 thousand). The
management fee increased on the back of higher NAV. Performance fee was recognised for the first time since the inception of BOF
as 3-year average return exceeded the threshold of 11%. The increase in legal fees was largely attributable to purchased legal
services related to the acquisition of Europa SC and preparation for the capital raising in June 2016. As % of net rental income, total
administrative expenses decreased to 18.4% from 24.6% in 2014 indicating that a larger size of a property portfolio leads to
increased efficiency at administrative expenses level (in relative terms). A ratio of total administrative expenses to total assets also
improved declining to 1.1% from 1.4% in the previous year. In contrast, as % of NAV, they rose to 3.1% from 2.7% impacted by a
decrease in equity ratio to 35.3% from 49.6%.

Management fee is a charge paid to the Management Company for the management of the Fund which includes such functions as
investment management of the Fund’s property portfolio and provision of all economic and financial information that is necessary
for the operation of the Fund. Before the Fund was merged with BOF on 30 June 2016, the annual management fee to the
Management Company was set at 1.9% of year-end NAV (a current structure of the Fund’s management fee is presented in section
6.7 “Fees and Expenses”). The fee was paid in quarterly instalments. Payments for the first three quarters of a year were based on
services provided by the Management Company during each quarter. The final payment (for the fourth quarter) was estimated as a
difference between 1.9% of year-end NAV and payments made in the first three quarters. In 2015 management fee grew to EUR
602 thousand from EUR 462 thousand explained by an increase in year-end NAV to EUR 31.7m from EUR 24.3m in 2014.

The Management Company is also entitled to a performance fee if the Fund achieves return above a pre-agreed hurdle rate. Before
the Fund was merged with BOF on 30 June 2016, the performance fee was 20% of the annual return exceeding an 11% hurdle rate
where the annual return was a ratio of profit for the year before performance fee to average paid-in capital (a current structure of
the Fund’s performance fee is presented in section 6.7 “Fees and Expenses”). The performance fee was computed on a 3-year
rolling average basis (taking into account 3-year averages of annual profits before performance fee and average paid-in capital) and
subsequently reduced by returns below 11% over a 3-year period. In 2015, for the first time since the inception of BOF, the
performance fee was recognised amounting to EUR 79 thousand. 3-year average annual return for the calculation of the
performance fee reached 16.4% in 2015. Because in 2013 and 2014 3-year average returns were below the hurdle rate, the
resulting performance fee for 2015 was reduced by the negative performance fees (20% of the difference between actual return
and 11% hurdle rate) computed for 2013 and 2014.

In 2014 total administrative expenses stood at EUR 0.7m — up by EUR 0.1m compared to 2013. The increase was caused by higher
management fee while lower legal fees were mostly offset by increases in other types of administrative expenses. The
management fee grew by EUR 85 thousand to EUR 462 thousand as year-end NAV expanded to EUR 24.3m from EUR 19.5m in
2013. A ratio of total administrative expenses to net rental income declined to 24.6% from 26.0% in 2013. They also decreased in
relative terms to balance sheet measures. Total administrative expenses went down to 2.7% from 3.0% as % of NAV and to 1.4%
from 1.7% as % of total assets.

In 2013 total administrative expenses rose by EUR 0.2m to EUR 0.6m mainly impacted by EUR 0.1m higher legal fees and a EUR 52
thousand increase in the management fee. The lift up in legal fees was related to acquisitions of two new properties and initiation
of acquisition process of another one — Domus Pro. The management fee went up to EUR 377 thousand compared to EUR 325
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thousand in 2012 owing to an increase in year-end NAV to EUR 19.5m from EUR 16.9m. Thanks to the expanded property portfolio,
total administrative expenses as % of net rental income improved to 26.0% from 30.8% in 2012 when only a single property was
held.

(5) Other operating income

Other operating income stood at EUR 267 thousand in 2015. That was attributable to a one-off early termination fee paid by a
tenant for early termination of its lease.

In years 2013-2014 other operating income was not material. EUR 4 thousand in 2013 represented interest on delayed rent
payment.

(6) Net loss on disposal of investment properties

In 2015 EUR 10 thousand net fair value loss was realized relating to the disposal of Babycenter, a 674 sqgm standalone building
acquired together with Lincona complex. The building was sold for EUR 990 thousand on 3 March 2015. It was the first disposal of a
property; thus, there were no realized fair value gains or losses on investment properties in the previous years. The net fair value
loss was realized compared to 2014 year-end valuation. On ther other hand, an annual return of 24% was recorded when compared
to the acquisition price in 2011.

(7) Valuation gains/losses on investment properties

Properties owned by the Fund are valued at fair value which is approved by the Board of Directors of the Management Company
based on independent appraisals. Properties are appraised at market value for which a property should exchange on the date of
valuation between a willing buyer and a willing seller in an arm’s length transaction after proper marketing wherein the parties had
each acted knowledgeably, prudently and without compulsion. Independent appraisals are carried out at least once a year with a
valuation date of 31 December. Resulting fair value changes are recognized in the Fund’s consolidated income statement.
Appraised value of a property may change due to changes in discount rates, exit yields, new lease contracts signed, changes in
market rents, etc. The table below breaks down valuation gains and losses by each property recorded over 2013-2015.

Table 36: Breakdown of valuation gains/-losses by property, EUR thousand

2013 2014 2015
Europa SC - - 1,093
Domus Pro - -47 1,863
Lincona 699 45 -105
Coca Cola Plaza 241 435 30
Sky Supermarket 386 178 5
Total valuation gains/-losses on investment properties 1,326 611 2,886

Source: audited consolidated financial statements of BOF for years 2013 - 2015

In 2015 a EUR 2.9m gain in value of investment properties was recognized. That consisted primarily of a EUR 1.9m gain in value of
Domus Pro due to realization of the second stage expansion and a EUR 1.1m gain in value of Europa SC. The independent appraisals
for the end of 2015 were carried out by Baltic offices of Colliers International (for more details on Colliers see section 7.7
“Appraiser”). Values estimated by the independent appraiser are identical to values of properties recognized on the balance sheet
at the end of 2015 (same in previous years). Assumptions used by the independent appraisers are provided in Table 37.

In 2014 EUR 0.6m gain in fair value of investment properties was recorded. It was mainly attributed to Coca Cola Plaza (EUR 0.4m)
and Sky Supermarket (EUR 0.2m).

In 2013 EUR 1.3m fair value gain was recorded. Lincona’s revaluation effect constituted more than 50% of total gain — EUR 0.7m.
Gains for Sky Supermarket and Coca Cola Plaza amounted to EUR 0.4m and EUR 0.2m respectively.
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Table 37: Assumptions used in independent appraisals
Property 31 Dec 2013 31 Dec 2014 31 Dec 2015

Europa SC
Discount rate N/A N/A 7.5%
Exit yield N/A N/A 7.25%
Rental growth per annum N/A N/A 0.0-2.4%
Vacancy rate N/A N/A 3.0-5.0%
Domus Pro
Discount rate N/A 10.4% 8.4%
Exit yield N/A 8.0% 8.0%
Rental growth per annum N/A 0.0-2.5% 0.0-3.0%
Vacancy rate N/A 2.0-5.0% 2.0-14.0%
Lincona
Discount rate 9.2% 8.6-9.2% 8.6%
Exit yield 8.0% 8.0% 8.0%
Rental growth per annum 0.0-5.0% 0.0-5.0% 0.0-2.4%
Vacancy rate 5.0-10.0% 5.0-10.0% 5.0-10%
Coca Cola Plaza
Discount rate 8.8% 8.5% 8.2%
Exit yield 8.25% 8.0% 8.0%
Rental growth per annum 2.0% 2.0% 0.8-1.7%
Vacancy rate 0.0% 0.0% 0.0%
Sky Supermarket
Discount rate 8.5% 8.5% 8.2%
Exit yield 8.0% 8.0% 7.75%
Rental growth per annum 0.0-3.0% 0.0-3.0% 0.0-2.5%
Vacancy rate 3.0% 3.0% 2.5%

N/A — not available because a property was not owned by BOF at the time.
(8) Financial income and expenses
Composition of financial income and expenses are presented in the following table.

Table 38: Financial income and financial expenses of the Fund, EUR thousand

2013 2014 2015
Interest income 40 72 17
Total financial income 40 72 17
Interest on bank loans 430 643 1,075
Foreign currency exchange losses 2 1 1
Other financial expenses 8 12 24
Total financial expenses 440 656 1,100
Net financial expenses 400 584 1,083

Source: audited consolidated financial statements of BOF for years 2013 - 2015

Financial income was comprised of interest income over 2013-2015. Interest income dropped to EUR 17 thousand in 2015 from
EUR 72 thousand in 2014 owing to two main reasons. Firstly, interest income in 2014 contained EUR 40 thousand interest on
EUR 2m loan to the developer of Domus Pro that was issued in 2013 and paid back in 2014. Secondly, bank deposit rates continued
decreasing. In 2014 interest income was EUR 32 thousand higher relative to 2013 level mainly because of the aforementioned EUR
40 thousand interest on the loan to the developer of Domus Pro. In 2013 interest income stood at EUR 40 thousand — up from EUR
17 thousand in the year before.

Total financial expenses grew to EUR 1.1m in 2015 from EUR 0.7m in 2014 and EUR 0.4 in 2013 on the back of increasing interest
expenses. The Fund incurs interest costs on bank loans it uses to finance acquisitions of properties. Historically interest on bank
loans represented more than 97% of total financial expenses. Growth in interest expenses was fully attributable to expanding debt
levels as new properties were added to the portfolio. Interest-bearing debt rose from EUR 15.6m at the end of 2013 to EUR 23.0m
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at the end of 2014 (impacted by Domus Pro acquisition) and EUR 51.2m at the end of 2015 (impacted by Europa SC acquisition).
Average cost of debtz, on the other hand, was declining from 3.7% in 2013 to 3.3% in 2014 and 2.9% in 2015.

(9) Income tax charge

The Fund pays income tax at SPV level while the parent entity - the Fund itself - is exempt from income tax. Each property is held by
a separate SPV which is registered and, in turn, pays income tax in a country where a property is located: Europa SC and Domus Pro
in Lithuania, Lincona and Coca Cola Plaza in Estonia and Sky Supermarket in Latvia. The following table presents statutory income
tax rates in the Baltic States over years 2013-2015. In Lithuania and Latvia tax rates were 15% throughout the period. Estonian
income tax rate was 21% in 2013-2014 and 20% in 2015 on profits distributed to holders whereas non-distributed profits are tax
exempt in Estonia. The Fund’s SPVs that hold Estonian properties have not recognised income tax since the inception of BOF in
2010 because they have not distributed dividends.

Table 39: Statutory income tax rates

2013 2014 2015
Lithuania 15% 15% 15%
Latvia 15% 15% 15%
Estonia® 21% / 0% 21% / 0% 20% / 0%

! According to corporate tax regulations in Estonia, profits are taxed only when they are distributed to shareholders. Profits that are not distributed
to shareholders are tax exempt.

In 2015 income tax charge rose to EUR 890 thousand from EUR 55 thousand in 2014 impacted by substantially higher profits from
properties located in Lithuania and Latvia. Thanks to 1) the acquisition of Europa SC and improved performance of Domus Pro and
2) substantial fair value gains recognised for these two properties, a sum of standalone profits before tax from Lithuanian and
Latvian subsidiaries jumped to EUR 5.7m from EUR 0.6m in 2014 leading to higher income tax. Identical to previous years, zero
income tax was recognised for Estonian subsidiaries in 2015 because they did not pay out dividend. Income tax in 2015 was fully
comprised of a deferred tax. Since BOF’s inception, current income tax has been recorded for one property only - Sky Supermarket
(it was also the only asset that paid cash income taxes). No current income tax has been recognized for Lithuanian properties
because their tax depreciation has exceeded taxable profits. According to corporate tax regulations, taxable profits of properties
are reduced by depreciation of their historical cost. This depreciation, on the other hand, is not recognized in the income statement
of the Fund as properties are reported at fair value.

Income tax charge declined to EUR 55 thousand in 2014 from EUR 102 thousand in 2013. The amount in 2014 consisted of
EUR 66 thousand tax charge of a SPV holding Sky Supermarket offset by EUR 11 thousand tax credit realized by a SPV holding
Domus Pro. No income tax was recognized for two SPVs that held Estonian properties since they did not distribute their profits.
Deferred and current taxes in 2014 amounted to EUR 15 thousand and EUR 40 thousand respectively.

In 2013 income tax charge amounted to EUR 102 thousand while zero tax was recorded in 2012. 2013 tax was fully comprised of a
tax charge at Sky Supermarket-holding subsidiary. Zero tax was recognized for Estonian properties. There was no income tax
recognized in 2012 because the single property in the portfolio was Estonian (Lincona) whose holding company did not distribute
its profits. Deferred and current taxes in 2013 stood at EUR 58 thousand and EUR 44 thousand respectively.

6.12.3. Results of Operations in January - June 2016
This section reviews the Fund’s financial and operating results in the first six months of 2016 and compares them to the same
period of 2015. Financial information is sourced from reviewed interim consolidated financial statements of the Fund for the 6-

month period ended 30 June 2016 (provided in Appendix B).

The table below presents the Fund’s results for the first six months of 2016. It is followed by a discussion of key items.

? Interest on bank loans divided by average total interest-bearing debt.
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Table 40: Highlights of interim consolidated income statement of the Fund, EUR thousand

Note Jan - Jun Jan - Jun

2015 2016

Rental income 2,704 3,276
Expenses reimbursement revenue 885 1,193
Cost of rental activities -1,220 -1,554
Net rental income 1 2,369 2,915
Administrative expenses 2 -435 -980
Other operating income 3 - 78
Net loss on disposal of investment properties 4 -10 -
Valuation gains / -losses on investment properties 5 - -441
Operating profit 1,924 1,572
Financial income 6 10 8
Financial expenses 6 -533 -533
Profit before tax 1,401 1,047
Income tax charge 7 -169 -175
Profit for the period 1,232 872
Earnings per unit (basic and diluted), EUR 0.05 0.03

Source: reviewed interim consolidated financial statements of the Fund for the 6-month period ended 30 June 2016
N/A — not available

(1) Net rental income

Change

21%
35%
27%
23%

125%
N/A
-100%
N/A
-18%

-20%
0%
-25%

4%
-29%

-34%

In the first half of 2016 net rental income of the Fund amounted to EUR 2.9m and was 23% higher compared to the same period in
2015. The growth was mainly explained by a EUR 0.4m increase in net rental income from Euruopa SC which contributed for the full
6 months in 2016 as opposed to 4 months in the first half of 2015 (the property was acquired in March 2015). Domus Pro expanded
its net rental income by EUR 62 thousand thanks to commissioning of the first phase (1,500 sqm) of the second stage in December
2015 and the second phase (2,200 sgm) in May 2016. Average vacancy of the property portfolio for the period rose slightly to 3.6%

from 2.8% owing to an increase in Europa SC’s vacancy to 6.6% from 2.1%.

Table 41: Operational details of the property portfolio of the Fund
Jan - Jun 2015

Number of properties, period end 5
Rentable area, sqgm
Period end 47,173
Period average1 41,771
Vacancy rate
Period end 1.6%
Period average2 2.8%

! Computed as average of monthly estimates.
2 Computed as average of monthly estimates.

(2) Administrative expenses

The following table provides a breakdown of administrative expenses by type.
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Table 42: Breakdown of administrative expenses of BOF, EUR thousand
Jan - Jun 2015 Jan - Jun 2016

IPO related expenses - 500
Management fee 250 305
Performance fee - 81
Legal fees 107 22
Audit fees 18 20
Property valuation fee 19

Custodian fees 7 8
Other consultancy fees 29 28
Other administrative expenses 5 12
Total administrative expenses 435 980

Source: reviewed interim consolidated financial statements of the Fund for January —June 2016

In the first 6 months of 2016 total administrative expenses grew to EUR 1.0m from EUR 0.4m in the same period of 2015. The main
reason for the increase was one-off IPO related expenses of EUR 0.5m. This amount is to be paid to the Management Company and
covers the expenses that the Management Company incurred in relation to the preparation and execution of the initial public
offering of the Fund (completed on 29 June 2016). A management fee grew by EUR 55 thousand to EUR 305 thousand explained by
higher NAV. Up to 30 June 2016 (the date when the Fund was merged with BOF) the management fee was set at 1.9% of NAV per
annum. A current structure of the management fee is presented in section 6.7 “Fees and Expenses”. A EUR 81 thousand
performance fee was recognized in the first six months of 2016 while none was recorded in the comparable period of 2015. Up to
30 June 2016, the performance fee was calculated as 20% of the average annual return on paid in capital exceeding an 11% hurdle
rate. A current structure of the performance fee is presented in section 6.7 “Fees and Expenses”. Legal fees dropped materially to
EUR 22 thousand in the first half of 2016 from EUR 107 thousand in the comparable period of 2015. Legal fees in 2015 were higher
principally due to an acquisition of Europa SC.

(3) Other operating income

Other operating income stood at EUR 78 thousand in the first half of 2016. It was mainly attributable to a received payment from
an insurance company for a claim relating to Europa SC. In the first half of 2015 no other operating income was recorded.

(4) Net loss on disposal of investment properties

In the first 6 months of 2016 no properties were sold. In the comparable period of 2015 EUR 10 thousand net loss was recorded in
relation to the disposal of Babycenter, a 674 sqm standalone building acquired together with Lincona complex, which was sold for
EUR 990 thousand on 3 March 2015. The net fair value loss was realized compared to 2014 year-end valuation. On ther other hand,
an annual return of 24% was recorded when compared to the acquisition price in 2011.

(5) Valuation gains/losses on investment properties

No external property valuations were performed in the first half of 2016 (and 2015). The revaluation loss of EUR 441 thousand is
related to the final price paid to developer TK Development for the completion of the second stage of Domus Pro in May 2016.

(6) Financial income and expenses
Composition of the Fund’s financial income and expenses are presented in the following table.

Table 43: Financial income and financial expenses of the Fund, EUR thousand

Jan - Jun 2015 Jan - Jun 2016
Interest income 10 8
Total financial income 10 8
Interest on bank loans 515 527
Foreign currency exchange losses 4 -
Other financial expenses 14 6
Total financial expenses 533 533
Net financial expenses 523 525

Source: reviewed interim consolidated financial statements of the Fund for the 6-month period ended 30 June 2016
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Financial income, fully comprised of interest income, amounted to EUR 8 thousand in the first half of 2016 (EUR 10 thousand in the
same period of 2015). Financial expenses stood at EUR 533 thousand and were stable year on year. Their main component, interest
on bank loans, was EUR 527 thousand — only marginally up from EUR 515 thousand in the first 6 months of 2015 despite an
increase in average debt level. That was explained by a material drop in average cost of debt® to 2.1% from 2.8%.

(9) Income tax charge

In the first six months of 2016 income tax stood at EUR 175 thousand (EUR 169 thousand in the comparable period of 2015) which
was comprised of EUR 19 thousand current income tax (EUR 29 thousand) and EUR 156 thousand deferred income tax (EUR 140
thousand). Deferred income tax was attributable to depreciation of investment properties’ historical cost which is deducted from
taxable profits in determining current taxable income.

6.12.4. Results of Operations in Years 2013-2014 Based on Non-Consolidated Financial Statements

In years prior to 2015 BOF was qualified as an investment entity under IFRS 10. According to an exception in consolidation
requirements in IFRS 10, investment entities are required to measure their subsidiaries at fair value through profit and loss rather
than consolidate them. As a result, for years 2014 and 2013 BOF prepared statutory financial statements in a non-consolidated
form. This section reviews BOF’s results in years 2014 and 2013 based on non-consolidated financial statements. After the merger
with BOF, the Fund does not report its financial results in a non-consolidated form.

The complete audited non-consolidated financial statements of BOF for the year 2014 are provided in Appendix E. There is an
immaterial misstatement in the cash flow statement for the year 2014 which is presented on page E-25. Line “Total cash flows from
investing activities” should amount to minus EUR 1,385,000 (a minus sign is missing).

The complete audited non-consolidated financial statements of BOF for the year 2013 are provided in Appendix F. They contain
two immaterial misstatements. The first misstatement is in the statement of financial position as at 31 December 2013 and 2012
which is presented on page F-18. In the statement of financial position assets are presented in the order from non-liquid to liquid
and, therefore, “Cash and cash equivalents” had to be presented below “Accrued income” line. Another misstatement is in the cash
flow statement for the year 2012 which is presented on page F-20. Line “Total cash flows from core activities” should amount to
EUR 584,493 (minus sign should be removed).

The table below presents BOF’s results of operations in 2014 and 2013 based on non-consolidated financial statements. Main items
are discussed in the following paragraphs.

® Interest on bank loans for 6 months divided by average total interest-bearing debt and multiplied by 2 (to arrive at annual
estimate).
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Table 44: Highlights of the non-consolidated income statement of BOF, EUR thousand

Note 2013 2014
Income
Net result on investments
From investments into equity and units
Unrealised profit 1 1,969 1,354
Total result on investments 1,969 1,354
Net result of financial activities
Interest income on loans 2 1,057 1,188
Interest income on deposits 1 -
Other financial income - -
Total result on financial activities 1,057 1,188
Total income 3,026 2,542
Expenses
Operating expenses
Management fee 3 -377 -462
Depositary fee 3 -14 -15
Transaction costs 3 -1 -
Other operating expenses 3 -84 -42
Total operating expenses -476 -519
Other expenses
Foreign currency loss - -
Total other expenses - -
Total expenses -476 -519
Net result of the fund 2,550 2,023

Source: audited non-consolidated financial statements of BOF for years 2013 - 2014
(1) Unrealised profit from investments into equity and units

Investments into equity and units consisted of shares of its SPVs that held properties. In non-consolidated financial statements
these shareholdings were recognized at fair value with resulting gains or losses reflected on income statement.

As of 31 December 2014 the value of equity investments in SPVs stood at EUR 3.4m while at the end of 2013 it amounted to EUR
2.1m. In 2014 EUR 1.4m unrealized profit from the change in fair value of equities and units was recorded — down from EUR 2.0m in
2013. The decrease was mostly attributable to a lower gain from revaluation of investment properties (based on independent
appraisals) recognized at SPVs — EUR 0.6m in 2014 versus EUR 1.3m in 2013.

In 2013 EUR 2.0m unrealized profit from the change in fair value of equities and units was recognized while the loss of EUR 0.1m
was booked in 2012. The transition from a negative to positive result was primarily explained by the fact that a EUR 0.4m
revaluation loss of investment properties in 2012 was replaced by EUR 1.3m gain in 2013.

(2) Interest income on loans

In addition to equity investments in its SPVs, BOF also provided them internal loans. At the end of 2014 there were internal loans
issued to three SPVs (representing properties of Lincona, Domus Pro and Sky Supermarket) with a total outstanding amount of
EUR 18.7m (plus accrued interest of EUR 1.0m) and an average interest rate of 6.4% (fixed). At the end of 2013 issued loans
(provided to the same three SPVs as at the end of 2014) amounted to EUR 17.3m (plus accrued interest of EUR 0.1m) and an
average interest rate was 6.5% (fixed). Interest income from internal loans rose to EUR 1.2m in 2014 from EUR 1.1m in 2013 on the
back of a slightly increased total amount of loans. The interest income in 2013 was EUR 0.4m higher compared to figure in 2012 as
loans to SPVs expanded to EUR 17.3m at the end of 2013 from EUR 11.9m a year before.
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(3) Operating expenses

Operating expenses in the non-consolidated income statement reflected costs incurred by BOF directly and did not account for
operating expenses incurred by SPVs. Total operating expenses increased by EUR 43 thousand to EUR 519 thousand in 2014 owing
to EUR 85 thousand rise in a management fee partly offset by EUR 42 thousand decrease in other operating expenses.
The management fee is identical in non-consolidated and consolidated financial statements and its calculation is explained in the
discussion of consolidated results in years 2013 - 2015 (section 6.12.2 “Results of Operations in Years 2013 - 2015”). The
management fee grew in 2014 because year-end NAV expanded to EUR 24.3m from EUR 19.5m. The decrease in other operating
expenses was predominantly attributable to a EUR 34 thousand fall in expenses related to legal consultations and a EUR 13
thousand decline in salaries to members of an investment committee. In 2013 compared to 2012 total operating expenses rose by
EUR 113 thousand comprised of a EUR 52 thousand increase in management fee and a EUR 60 thousand higher other operating
expenses. The management fee expanded on the appreciation in NAV to EUR 19.5m from EUR 16.9m while the increase in other
operating expenses was mainly attributable to a EUR 46 thousand increase in legal fees due to acquisitions of new properties.

6.12.5. Results of Operations of Europa SPV in Years 2013 - 2015

As of 30 September 2016, the fair value of Europa SC property constituted 28% of the Fund’s total assets and 29% of its property
portfolio value. The property contributed to the Fund’s results only from 2 March 2015 (closing of acquisition). For the benefit of
investors, three years of historical financial information of Europa SPV are provided in this Offering Circular. Financial statements of
Europa SPV were prepared according to Business Accounting Standards of the Republic of Lithuania. Financial statements for years
2013 - 2015 are provided in Appendices H-J.

There are immaterial misstatements in Europa SPV’s audited financial statements for the years 2014 and 2013 disclosed in
Appendices | and J respectively. Misstatements are in the cash flow statement for the year 2013 which is presented on pages I-11
and J-12. Line “I.11 Increase (decrease) of trade debts, other payables, long-term and short-term advances received and other
current liabilities” should amount to minus EUR 839 thousand and line “Net cash flow from operating activities” should sum up to
EUR 7,705 thousand. There were no dividends paid in year 2013, as presented on page I-11, and “Net cash flow from financing
activities” should amount to minus EUR 5,102 thousand.

The reporting currency for years 2013 and 2014 were Lithuanian litas — the national currency of the Republic of Lithuania at that
time. As of 1 January 2015 Lithuania adopted euro as its national currency. Financial figures representing years 2013 and 2014 have

been converted to euros using the exchange rate of LTL 3.4528 to EUR 1 at which litas was pegged to euro (since 2 February 2002).

Financial results of Europa SPV’s operations for years 2013, 2014 and 2015 are presented in the table below while detailed
discussion of the relevant items is provided in the subsequent paragraphs.

Table 45: Highlights of the income statement of Europa SPV, EUR thousand

Note 2013 2014 2015
Sales 1 4,643 4,032 4,043
Cost of sales 2 -1,967 -1,474 -1,713
Gross profit 2,677 2,558 2,330
Operating expenses 3 -268 -400 -116
Operating profit 2,409 2,158 2,214
Income/-expenses from other activities - net result - - 14
Inc9r.n_e/-expenses from financing and investing 4 3,107 4,126 670
activities — net result
Profit from ordinary activities -698 -1,968 2,898
Extraordinary gains - - -
Extraordinary losses - - -
Profit before tax -698 -1,968 2,898
Income tax 5 104 289 -573
Net profit -595 -1,679 2,325

Source: audited financial statements of Europa SPV for years 2013 - 2015
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(1) Sales

Sales of Europa SPV are composed of two components: rental income and expenses reimbursement revenue. Rental income
represents rents charged to tenants while expenses reimbursement revenue corresponds to supplementary charges to cover
property operating expenses including utilities, repairs and maintenance, property taxes, etc. The following table provides a split of
sales:

Table 46: Breakdown of sales revenue by type, EUR thousand

2013 2014 2015
Rental income 3,273 2,832 2,827
Expenses reimbursement revenue 1,371 1,200 1,216
Total sales revenue 4,643 4,032 4,043

Source: audited financial statements of Europa SPV for years 2013 - 2015

In 2015 Europa SPV achieved EUR 4.0m of sales — in line with the figure recorded in 2014. Rental income and expenses
reimbursement revenue were stable year on year at EUR 2.8m and EUR 1.2m respectively. Europa SC’s vacancy improved to 2.8% in
2015 from 6.4% in the previous year.

In 2014 compared to 2013, sales declined by EUR 0.6m to EUR 4.0m from EUR 4.6m. Rental income fell by EUR 0.4m and expenses
reimbursement revenue decreased by EUR 0.2m. The drop in rental income was impacted primarily by changes to a lease
agreement with Maxima grocery store, an anchor tenant. These changes included reductions in rent price and area rented.
The lease with Maxima was extended for 10 more years until 2024. Vacancy at the property increased slightly to 6.4% in 2014 from
5.1% in 2013.

In 2013 total sales of Europa SPV stood at EUR 4.6m and were approximately in line with a result achieved in 2012. An increase in
rental income to EUR 3.3m from EUR 3.1m was mostly offset by a decline in expenses reimbursement revenue to EUR 1.4m from
EUR 1.5m. Average vacancy rate improved to 5.1% from 7.6% in 2012.

(2) Cost of sales

Cost of sales reflects expenses related directly to the operation of the property. The SPV aims to pass-through majority of this cost
to tenants. The table below illustrates composition of cost of sales.

Table 47: Breakdown of cost of sales by type, EUR thousand

2013 2014 2015
Utilities 784 396 590
Repair and maintenance 438 409 434
Sales and marketing expenses 377 262 274
Property management expenses 222 223 230
Real estate taxes 136 171 171
Property insurance 9 13 14
Total cost of sales 1,967 1,474 1,713

Source: audited financial statements of Europa SPV for years 2013 - 2015

In 2015 cost of sales rose to EUR 1.7m from EUR 1.5m in 2014. The largest element was utilities expenses constituting 34% of total
(up from 27% in 2014), followed by repair and maintenance with 25% of total (28%) and sales and marketing expenses with 16% of
total (18%). In absolute terms, utilities expenses grew by EUR 0.2m year on year while other cost elements recorded significantly
smaller changes. Utilities expenses are highly dependent on weather conditions, especially during cold seasons due to heating bills.

In 2014 cost of sales fell by EUR 0.5m to EUR 1.5m from EUR 2.0m in 2013 explained by EUR 0.4m and EUR 0.1m decreases in
utilities expenses and sales and marketing expenses respectively. A plan for marketing expenses is discussed and reviewed with
tenants every year. The largest portion of the total cost of sales was composed by repair and maintenance which grew to 28% of
the total from 22% in 2013, followed by utilities with 27% of total (down from 40% in 2013) and sales and marketing expenses with
18% of total (19%).

In 2013 costs of sales amounted to EUR 2.0m — EUR 0.1m or 4% lower compared to the previous year. The decrease was mainly
attributable to reduced utilities expenses which were the largest element in costs constituting 40% of total (42% in 2012). Repair
and maintenance, the second largest component, comprised 22% of total (22%) while sales and marketing, the third largest group,
made up 19% of total (18%).
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(3) Operating expenses
Operating expenses of Europa SPV largely represent the type of costs that the Fund records under Administrative expenses in its
consolidated financial statements. They consist mainly of fees paid to a management company (effective before the acquisition by

BOF) and external consultants. The split is provided in the following table.

Table 48: Breakdown of cost of sales by type, EUR thousand

2013 2014 2015
Management and performance fees 202 291 37
Allowances for bad debts -7 50 -
Advisory fees 57 43 65
Audit fees 8 8 5
License fees -
Other operating expenses 8 2 3
Total operating expenses 268 400 116

Source: audited financial statements of Europa SPV for years 2013 - 2015

In 2015 total operating expenses dropped to EUR 0.1m from EUR 0.4m in the previous year primarily thanks to a EUR 254 thousand
fall in management and performance fees. Prior to the acquisition by BOF (finalized on 2 March 2015), Europa SPV paid those fees
to a management company of BPT Secura AS - the owner of Europa SC at the time. BPT Secura AS computed management and
performance fees at a fund level and allocated them among properties it held. In contrast, the Fund (and BOF before the merger)
pays fees to the Management Company directly and does not allocate them among its SPVs.

In 2014 operating expenses grew to EUR 0.4m from EUR 0.3m in 2013. Management and performance fees, calculated at the level
of BPT Secura AS, were up by EUR 89 thousand.

In 2013 total operating expenses rose by EUR 19 thousand to EUR 268 thousand on the back of a EUR 33 thousand increase in
management and performance fees.

(4) Income/-expenses from financing and investing activities — net result

This item includes financial income and expenses as well as gains/losses from changes in fair value of investment property. See the
following table for the split by component.

Table 49: Breakdown of net income/-expenses from financing and investing activities, EUR thousand

2013 2014 2015
Interest income 25 23 21
Interest expenses -580 -550 -590
External interest expenses -511 -289 -380
Intragroup interest expenses -69 -261 -210
Foreign currency exchange loss -8 -13 -5
Net income/-expenses from financing and investing activities before change in fair
value of inv{estr:ent property ’ ’ ’ -562 -540 574
Change in fair value of investment property -2,545 -3,586 1,244
Net income/-expenses from financing and investing activities -3,107 -4,126 670

Source: audited financial statements of Europa SPV for years 2013 - 2015

In 2015 Europa SPV recorded net income from financing and investing activities of EUR 0.7m while in 2014 it incurred net expense
from financing and investing activities of EUR 4.1m. The reason for this change was that in 2015 a EUR 1.2m gain in fair value of the
Europa SC property was recognized whereas in 2014 a EUR 3.6m fair value loss was recorded. The fair value of the property was
determined based on year-end independent appraisals by Colliers International Advisors UAB. The appraiser carried out valuations
using discounted cash flow method. The main assumptions were as follows: 7.525% discount rate and 7.25% exit yield for 31
December 2015, 7.85% discount rate and 7.0% exit yield for 31 December 2014 and 7.65% discount rate and 7.25% exit yield for 31
December 2013. Net expenses from financing and investing activities excl. changes in value of investment property slightly
increased in 2015 to EUR 574 thousand from EUR 540 thousand in 2014. Total interest expenses rose by EUR 40 thousand to EUR
590 thousand as external (bank loans related) interest expenses grew by EUR 91 thousand due to higher level of bank debt whereas
intragroup interest expenses fell by EUR 50 thousand. Interest income amounted to EUR 21 thousand — close to stable year over
year.
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In 2014 compared to 2013, net expenses from financing and investing activities increased to EUR 4.1m from EUR 3.1m as a fair
value loss related to investment property expanded to EUR 3.6m from EUR 2.5m. The main assumptions used by the independent
appraiser to determine the fair value of Europa SC are disclosed in the previous paragraph. Net expenses from financing and
investing activities excl. changes in value of investment property declined by EUR 23 thousand to EUR 540 thousand mainly
impacted by a EUR 30 thousand reduction in total interest expenses.

In 2013 net expenses from financing and investing activities fell to EUR 3.1m from EUR 12.1m in 2012 driven by a decrease in fair
value loss related to investment property to EUR 2.5m from EUR 11.5m. If the revaluation effects were eliminated, the change
would be much smaller. Net expenses from financing and investing activities excl. changes in value of investment property went
down only by EUR 36 thousand to EUR 562 thousand owing mainly to a EUR 40 thousand reduction in interest expenses.

(5) Income tax

Throughout the period covered by historical financial information, statutory income tax rate in Lithuania was 15%. Unlike years
2013 and 2014 when income tax credit was recognized, in 2015 income tax charge of EUR 0.6m was booked as the entity’s profit
before tax turned from negative to positive. In 2014 and 2013 income tax credits of EUR 0.3m and EUR 0.1m were recorded
respectively explained by negative taxable profits.

6.12.6. Results of Operations of Europa SPV in January - June 2016
The following table illustrates Europa SPV’s financial performance in the first half of 2016 with key points discussed in subsequent
paragraphs. Financial information was derived from Europa SPV’s reviewed interim financial statements for the 6-month period

ended 30 June 2016 prepared according to Business Accounting Standards of the Republic of Lithuania and provided in Appendix G.

Table 50: Highlights of the income statement of Europa SPV for January — June 2016, EUR thousand

Note Jan - Jun 2015 Jan - Jun 2016 Change
Sales 1,860 2,008 8%
Cost of sales -813 -854 5%
Gross profit 1 1,047 1,154 10%
Operating expenses 2 -92 -38 -59%
Operating profit 955 1,116 17%
Income/-expenses from other activities - net 3 14 74 429%
result
Income/-expenses from financing and
. . s 4 -304 -259 -15%
investing activities — net result
Profit before tax 665 931 40%
Income tax 5 -100 -140 40%
Net profit 565 791 40%

Source: reviewed interim financial statements of Europa SPV for the 6-month period ended 30 June 2016
N/A — not available

(1) Gross profit

In the first six months of 2016 gross profit of Europa SPV expanded by 10% year on year to EUR 1.2m. Growth in sales outpaced an
increase in cost of sales with rental income up by 5% and expenses reimbursement revenue higher by 16% compared to the same
period of 2015. Europa SC recorded solid operational performance too - the footfall increased by 23% and turnover of all tenants by
17% year on year. The average vacancy in the first half of 2016 stood at 6.6% but the Management Company expects vacant space
to be filled within 3-6 months with strategic new tenants with whom negotiations are ongoing. New lease agreements were signed
with PJazz and Cili Pica to enhance the lunch/dinner service offering in the SC.

(2) Operating expenses

Operating expenses were reduced by almost 60% to EUR 38 thousand from EUR 92 thousand in the corresponding period of 2015.
Before the acquisition by BOF in March 2015, Europa SPV was charged with management and performance fees which constituted
EUR 37 thousand in the first two months of 2015. No management and performance fees have been recorded since then including
the first half of 2016 as the Fund itself pays management and performance fees to the Management Company directly and does not
allocate these fees among its SPVs (BOF followed the same structure). The other reason for lower operating expenses in the first six
months of 2016 was a decrease in consulting fees paid to external advisors.
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(3) Income/-expenses from other activities - net result

Europa SPV earned EUR 74 thousand of income from other activities in the first half of 2016 mostly attributable to a received
compensation from an insurance company for a past claim.

(4) Income/-expenses from financing and investing activities — net result
The table below provides a split of results from financing and investing activities.

Table 51: Breakdown of net income/-expenses from financing and investing activities, EUR thousand

Jan - Jun 2015 Jan - Jun 2016

Interest income 6 8

Interest expenses -310 -267
External interest expenses -174 -200
Intragroup interest expenses -136 -67

Net income/-expenses from financing and investing activities before change in fair -304 259

value of investment property

Change in fair value of investment property - -

Net income/-expenses from financing and investing activities -304 -259

Source: reviewed interim financial statements of Europa SPV for the 6-month period ended 30 June 2016

Net expenses from financing and investing activities declined to EUR 259 thousand in the first half of 2016 from EUR 304 thousand
in the corresponding period of 2015. In either of the periods, no external property valuations were performed; therefore, no fair
value changes were recorded. Interest expenses of Europa SPV amounted to EUR 267 thousand — EUR 43 thousand lower
compared to the corresponding period of 2015 as a EUR 26 thousand increase in external interest expenses was more than offset
by a EUR 69 thousand fall in intragroup interest expenses. After Europa SC was acquired by BOF in March 2015, its debt structure
was revised increasing the portion of external bank loans and reducing intragroup loans.

(5) Income tax

In January — June 2016 corporate income tax grew to EUR 140 thousand from EUR 100 thousand in the comparable period of 2015
fully explained by higher profit before tax. In both periods income tax was fully comprised of deferred income tax attributable to
depreciation of the property’s historical cost.

6.13. HISTORICAL INCOME CAPACITY

The fair value of investment properties reported on the balance sheet of the Fund includes properties acquired during a year as the
property portfolio has continuously grown. This section introduces the full year normalised net rental income (NRI) derived in
Appendix L and provides alternative yield levels based on acquisition prices and fair values of the portfolio.

The full year normalised NRI represents the Fund’s historical NRI as if properties had been acquired on the 1st of January of their
acquisition year instead of actual acquisition dates during a year. The full year normalised NRI may be interpreted as the full year
income capacity of the historical portfolio.

Table 52: Acquisition prices and fair values of properties, EUR thousand

Jan - Jun

2011 2012 2013 2014 2015 2016

Number of properties in portfolio, period end 1 1 3 4 5 5
Total acquisition price 15,396 15,396 31,850 43,937 78,888 78,888
Capital expenditure related to expansion 0 0 0 0 2,437 704
Capital expenditure related to operations 0 167 25 337 530 165
Total acquisition price incl. capital expenditure 15,396 15,563 32,042 44,466 82,384 83,253
Total fair value, period start 15,396 15,590 31,784 45,222 81,957 86,810
Total fair value based on 30 June 2016 values 15,491 15,491 33,306 46,136 83,465 87,238
Total fair value, period end 15,590 15,330 33,135 46,170 86,810 87,238
Value gain 194 -427 1,326 611 2,886 -441

Source: calculations explained in Tables L-1 — L-7 in Appendix L.
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Table 53: Net rental income (NRI), EUR thousand

2011
Rental income at zero vacancy 700
Expenses reimbursement revenue 110
Vacancy -34
Rental income and expenses reimbursement revenue 775
Total vacancies, % 5%
Cost of rental activities -146
NRI (reported) 629
Full year normalised NRI incl. capital expenditure 1258
related to operations !
Full year normalised NRI* 1,258
Full year normalised NRI excl. vacancy 1,292

Source: calculations explained in Tables L-9 — L-15 in Appendix L.

2012

1,471
312
-68
1,716
5%
-408
1,307

1,140

1,307
1,375

2013

2,544
632
-90
3,086
4%
-806
2,280

2,424

2,449
2,539

2014

3,327
829
-279
3,877
8%
-1,177
2,700

2,585

2,922
3,201

Jan - Jun

2015 2016
6,209 3,390
2,062 1,193
-136 -115
8,134 4,469
2% 3%
-2,796 -1,554
5,339 2,915
5,207 5,891
5,737 6,057
5,873 6,172

! Full year normalised NRI is calculated so that the normalised NRI represents the NRI of the property as if the property was acquired on the 1st of
January. To derive the full year normalised NRI, the reported NRI of the property is divided by the fraction of the year during which the property has
been in the Fund's portfolio. An example would be if the property was acquired on 1 July 2015, the full year normalised NRI would be: (reported
NRI) / (the fraction of the year represented by the number of whole days between two dates (e.g. 1 July 2015 and 31 December 2015)) =

(reported NRI) /0.5 = 2 * (reported NRI)

Table 54: Yields based on full year normalised NRI, EUR thousand

2011
Yields calculated on total fair value at period start
Yield, full-year normalised NRI incl. capital expenditure 8.2%
related to operations
Yield, full year normalised NRI 8.2%
Yield, full year normalised NRI excl. vacancy 8.4%
Yields calculated on total acquisition price
Yield, full-year normalised NRI incl. capital expenditure 8.2%
related to operations
Yield, full year normalised NRI 8.2%
Yield, full year normalised NRI excl. vacancy 8.4%

Yields calculated on total fair value based on 30 June 2016 values
Yield, full-year normalised NRI incl. capital expenditure

[
related to operations 8.1%
Yield, full year normalised NRI 8.1%
Yield, full year normalised NRI excl. vacancy 8.3%

2012

7.3%

8.4%
8.8%

7.4%

8.5%
8.9%

7.4%

8.4%
8.9%

2013

7.6%

7.7%
8.0%

7.6%

7.7%
8.0%

7.3%

7.4%
7.6%

2014

5.7%

6.5%
7.1%

5.9%

6.7%
7.3%

5.6%

6.3%
6.9%

Yields are computed as full year normalised NRI figures presented in Table 53 divided by the portfolio values presented in Table 52.

Table 55: Yields by property calculated on full year normalised NRI and fair value at period start

2011

Lincona 8.2%
Sky Supermarket

Coca Cola Plaza

Domus Pro 1st stage

Domus Pro 2nd stage

Europa SC

Total 8.2%

2012

8.4%

8.4%

2013

7.6%
8.2%
7.6%

7.7%

2014

5.6%
8.2%
7.8%
5.5%

6.5%

Jan - Jun

2015 2016
6.4% 6.8%
7.0% 7.0%
7.2% 7.1%
6.6% 7.5%
7.3% 7.7%
7.4% 7.8%
6.2% 6.8%
6.9% 6.9%
7.0% 7.1%
Jan - Jun

2015 2016
7.0% 7.9%
8.1% 8.0%
7.6% 7.7%
7.7% 7.2%
7.9%

6.6% 6.1%
7.0% 7.0%

Yields are computed as full year normalised NRI of each property (disclosed in Table L-14 in Appendix L) divided by the fair value at period start of

each property (disclosed in Table L-5 in Appendix L).



6.14. ALTERNATIVE VIEW OF INCOME STATEMENT

Table 56 and Table 57 present the Fund’s historical consolidated income statement in an alternative way in order to provide
additional information about the Fund’s historical performance to prospective investors. The income statements are divided into
elements that represent income from operations and those related to value gains/losses. This gives two measures, firstly a measure
named "ROE from operations" which includes elements from the consolidated income statement related to operations. The second
measure is "Total ROE" which also includes elements from the consolidated income statements related to value gain/loss of the
portfolio.

98



Table 56: Alternative view of the Fund’s consolidated income statement, 1 of 2

2013 2014

EUR/ sqm/ EUR/ sqm/

EUR'000 Share’  EUR'000 Share’
month month

Rental income plus expenses reimbursement revenue 3,086 11.8 10.6% 3,877 11.4 9.5%
Utilities -525 -2.0 -1.8% -677 -2.0 -1.7%
Repair & maintenance and property management -223 -0.9 -0.8% -384 -1.1 -0.9%
Real estate tax -34 -0.1 -0.1% -56 -0.2 -0.1%
Other® -24 -0.1 -0.1% -60 -0.2 -0.1%
Costs of rental activities -806 -3.1 -2.8% -1,177 -3.5 -2.9%
Net rental income 2,280 8.7 7.8% 2,700 7.9 6.6%
Admin. expenses excl. management and performance fees -215 -0.8 -0.7% -203 -0.6 -0.5%
Current income tax -44 -0.2 -0.2% -40 -0.1 -0.1%
Capex expenditure related to operations4 -25 -0.1 -0.1% -337 -1.0 -0.8%
Operating yield 1,996 7.6 6.8% 2,120 6.2 5.2%
Management fee -377 -1.4 -1.3% -462 -1.4 -1.1%
Operating income before interest expenses 1,619 6.2 5.5% 1,658 4.9 4.1%
Interest on bank loans -430 -1.6 -3.0% -643 -1.9 -3.1%
Performance fee 0 0.0 0.0% 0 0.0 0.0%
ROE from operations 1,189 4.5 7.0% 1,015 3.0 5.2%
Valuation gain / loss’ 1,351 949
Capex related to expansion6 0 0
Value gain/loss less capital expenditure into expansion 1,351 8.0% 949 4.9%
Deferred income tax -58 -15
Other’ 34 59
Total value gain/loss and other items 1,327 7.8% 993 5.1%
Total ROE® 2,516 14.9% 2,008 10.3%
NAV/unit, period end 1.07 7.3% 1.12 4.4%
Dividends per unit during a period 0.07 7.0% 0.05 4.7%
ROE/unit’ 14.3% 9.1%

The following footnotes apply to both Table 56 and Table 57.

! The figures below exclude EUR 500 thousand one-off expenses related to the capital raising completed on 29 June 2016. These expenses were
recorded under administrative expenses in the Fund’s consolidated income statement for the first 6 months of 2016.

? Share = Income or cost as a percentage of either: the fair value of portfolio (V.), outstanding debt (D.) or total equity at beginning of the period
(E.). The figures as a % of V. are: rental income, costs of rental activities, net rental income, operating yield, management and performance fees.
The key figure given as a % of D. is: interest on bank loans. The key figures given as a % of E. are: ROE from operations, value gain/loss, total value
gain/loss & other items and total ROE. Share numbers for January — June 2016 were calculated by multiplying by 2 in order to show full year share.
*sales and marketing expenses + property insurance + allowance for bad debt + other operating expenses

* See Table L-2 in Appendix L.

> This item is equal to "Valuation gains/losses on investment properties" from the consolidated income statement less capital expenditure related to
operations less capital expenditure related to expansion. By adding total capital expenditure back to this item, "Valuation gains/losses on
investment properties" from the consolidated income statement can be retrieved.

®See Table L-2 in Appendix L.

7 Other operating income + Net gain/loss on disposal of investment properties + other income related to financial income and expenses.

® Total ROE in % is calculated by dividing by the total equity in the beginning of the period. The difference from ROE/unit in % is because of the
effect of dilution.

% ROE/unit is calculated as (NAV/unit end of period + dividend paid during a period)/(NAV/unit end of previous period) - 1 .
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Table 57: Alternative view of the Fund’s consolidated income statement, 2 of 2

2015 Jan - Jun 2016
eurooo  SUR/SAM/ g2 gurgoo EUR/SAM g
month month
8,135 15.2 10.7% 4,469 15.2 10.3% Rental income plus expenses reimbursement revenue
-1,228 -2.3 -1.6% -695 -2.4 -1.6% Utilities
-1,028 -1.9 -1.4% -600 -2.0 -1.4% Repair & maintenance and property management
-215 -0.4 -0.3% -125 -0.4 -0.3% Real estate tax
-325 -0.6 -0.4% -134 -0.5 -0.3% Other®
-2,796 -5.2 -3.7% -1,554 -5.3 -3.6% Costs of rental activities
5,339 9.9 7.0% 2,915 9.9 6.7% Net rental income
-303 -0.6 -0.4% -94 -0.3 -0.2%  Admin. expenses excl. management and performance fees
0 0.0 0.0% -19 -0.1 -0.0% Current income tax
-530 -1.0 -0.7% -165 -0.6 -0.4% Capex expenditure related to operations4
4,506 8.4 5.9% 2,637 9.0 6.1% Operating yield
-602 -1.1 -0.8% -305 -1.0 -0.7% Management fee
3,904 7.3 5.1% 2,332 7.9 5.4% Operating income before interest expenses
-1,075 -2.0 -2.3% -533 -1.8 -2.1% Interest on bank loans
-79 -0.1 -0.1% -81 -0.3 -0.2% Performance fee
2,750 5.1 11.3% 1,718 5.8 10.8% ROE from operations
5,853 428 Valuation gain / loss®
-2,437 -704 Capex related to expansion'S
3,416 14.0% -276 -1.7% Value gain/loss less capital expenditure into expansion
-890 -156 Deferred tax
249 86 other’
2,775 11.4% -346 -2.2% Total value gain/loss and other items
5,525 22.7% 1,372 8.7% Total ROE®
1.27 13.2% 1.27 0.6% NAV/unit, period end
0.07 6.4% - 0.0% Dividends per unit during a period
19.6% 0.6% ROE/unit’

See footnotes below Table 56.
The following table provides additional data that was used to compute EUR/sqm/month and Share figures in Table 56 and Table 57.

Table 58: Additional data relevant for the analysis of the Fund’s consolidated income statement

2013 2014 2015 Jan - Jun 2016
Total equity, period start (E.) 16,930 19,456 24,315 31,693
Total equity, period end 19,456 24,315 31,693 53,504
Total number of units, period end 18,147,257 21,719,671 25,016,672 41,979,150
Fair value of portfolio, period average (V.) 29,221 40,814 75,982 87,040
Total rentable area, period average, sqm 21,825 28,322 44,718 49,032
Outstanding bank loans, period average (D.) 14,554 20,479 46,837 51,054
LTV, average over period 49.8% 51.3% 61.6% 58.7%

! Numbers of units prior to the Merger were recalculated by multiplying them by 100 to reflect the effect of the conversion of BOF units into the
Fund’s Units at a ratio of 1:100.
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6.15. NAV

The table below depicts the Fund’s NAV per financial statements and EPRA NAV, a measure of long-term NAV, which is presented in
order to provide additional information to potential investors. Apart from disclosing NAV figures in interim and annual financial
statements, the Fund also reports monthly NAV figures, the most recent of which is for 30 September 2016. Financial information
as of 30 September 2016 has not been audited or reviewed.

Table 59: NAV metrics, EUR thousand (unless stated otherwise)

31 Dec2013 31 Dec2014 31 Dec 2015 30 Jun 2016 30 Sep 2016

Unaudited

NAV (per financial statements) 19,456 24,315 31,693 53,504 57,169

NAV per unit, EUR 1.07 1.12 1.27 1.27 1.36
Reversals:

Derivative financial instruments 211 209 232 261 297

Deferred tax asset related to derivative

. s - -15 -33 -39 -33
financial instruments
Deferred ta_x liability related _to investment 58 785 5,027 5,244 6,783
property fair and tax value differences
EPRA NAV 19,725 25,294 36,919 58,970 64,217
EPRA NAV per unit, EUR 1.09 1.16 1.48 1.40 1.53
Number of units, period end 18,147,257:l 21,719,671:l 25,016,6721 41,979,150 41,979,150

Source: 31 Dec 2013, 31 Dec 2014 and 31 Dec 2015 are based on audited annual consolidated financial statements of BOF for the respective years
while 30 Jun 2016 is based on reviewed interim consolidated financial statements of the Fund for the 6-month period ended 30 June 2016

! On 30 June 2016 the Fund was merged with BOF with the Fund taking over all assets and liabilities of BOF. Units of BOF were converted into units
of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). To ensure the comparability of historical per unit figures,
numbers of units prior to the merger were recalculated by multiplying by 100 to reflect the conversion. The adjusted numbers or units were used to
recalculate per unit figures.

The Fund’s most recent NAV per financial statements, dated 30 September 2016, stood at EUR 57.2m corresponding to EUR 1.36
per unit. It was 6.9% higher compared to 30 June 2016 figure positively affected by fair value gains resulting from independent
property appraisals for 30 September 2016. In 2015 and 2014 annual growth in NAV per unit (excluding dividends) amounted to
13.2% and 4.4% respectively thanks to increases in retained earnings which rose to EUR 6.2m in 2015 from EUR 2.5m in 2014 and
EUR 1.5m in 2013. Growth in absolute NAV was higher — 30.3% in 2015 and 25.0% in 2014 — explained by additional paid-in capital
raised from investors.

EPRA NAV was computed following the definition and calculation guidelines provided by European Public Real Estate Association
(EPRA) in its Best Practices Recommendations (December 2014"). EPRA NAV is widely used by European listed property companies
as an indicator of long term NAV. According to EPRA, EPRA NAV measure is designed to reflect the fair value of net assets of an
entity that invests in real estate with a long-term investment strategy. Assets and liabilities that are not expected to crystallise in
normal circumstances such as the fair value of financial derivatives and deferred taxes on property valuation gains are therefore
excluded. The calculation of the Fund’s EPRA NAV is explained Table 59. NAV per financial statements is adjusted to exclude:

1. Derivative financial instruments liability (EUR 297 thousand on 30 September 2016) which reflects the fair value of
interest rate swap contracts. This liability would materialize only if the contracts were terminated. The Fund, however,
intends to keep the contracts until their expiry which will lead to cancellation of the liability.

2. Deferred tax asset related to derivative financial instruments (EUR 33 thousand on 30 September 2016). This asset would
crystallise only if the interest rate swap contracts (discussed above) were terminated. Maintaining the contracts until
expiry will cancel the related tax asset.

3. Deferred tax liability related to investment property fair and tax value differences (EUR 6.8m on 30 September 2016).
The tax would have to be paid only if properties were sold. However, the term of the Fund is indefinite and it invests in
properties for the long term.

No adjustments are needed regarding the value of investment properties since they are recorded at fair value on the balance sheet
of the Fund —in line with the definition of EPRA NAV. The Fund’s most recent EPRA NAV, dated 30 September 2016, amounted to
EUR 64.2m or EUR 1.53 per unit. It was 8.9% higher compared to 30 June 2016 level positively affected by fair value gains resulting
from independent property appraisals for 30 September 2016 and a transfer of deferred tax liability of Upmalas Biroji which was

* Available publicly at http://www.epra.com/regulation-and-reporting/bpr/
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acquired in a stock transaction on 30 August 2016. In 2015 and 2014 annual growth in EPRA NAV per unit (excluding dividends)
amounted to 26.7% and 7.1% respectively. The higher increase in 2015 was impacted by 1) the transfer of Europa SC’s deferred tax
liability related to fair and tax value differences as the property was acquired in a stock transaction in March 2015 and 2) deferred
tax on EUR 2.9m gain from revaluation of investment properties at the end of 2015.

6.16. DIVIDENDS AND DIVIDEND POLICY

In accordance with the Fund Rules, the Management Company intends to distribute the Fund’s cash flows (“Dividends”).
The Management Company targets to pay out to Unit-holders at least 80% of adjusted funds from operations (AFFO) which are
defined as net rental income of properties less fund administration expenses, less external interest expenses and less capital
expenditures excluding acquisitions of properties and investments into developments. Dividends will be determined taking into
account the sustainability of the Fund’s liquidity position. Up to 20% of the AFFO might be used for follow on investments. As % of
invested equity, dividends are targeted to yield 7-9% per annum. The Management Company intends to pay dividends on a
quarterly basis.

Table 60 illustrates historical dividend payments. For periods prior to the Merger, dividend per unit figures were adjusted to reflect
the conversion of BOF units into the Fund’s Units at a ratio 1:100 on the day of the Merger. On 12 October 2016 the Fund
announced dividend of EUR 0.026 per unit for the third quarter of 2016 with the payment day of 28 October 2016. The amount
corresponded to a 2.0% quarterly dividend yield based on the Unit’s market price on the day of the announcement (EUR 1.325).
This was the first dividend payment since the Fund merged with BOF on 30 June 2016. Prior to the Merger, BOF had distributed
dividends to its unitholders every year from 2012 to 2015. Dividend of EUR 0.072 per unit was paid in 2015 corresponding to a 6.9%
yield on year-end share capital. Unitholders representing 26.2% of a total number of units elected to convert declared dividend into
new units effectively reinvesting in the Fund. As a result, cash outflow was reduced from EUR 1.8m to EUR 1.3m. In 2014 dividend
of EUR 0.051 per unit was distributed implying a 4.8% vyield on year-end share capital. Scrip dividend option was exercised by
unitholders representing 82.6% of total equity. That reduced cash outflow from EUR 1.1m to only EUR 0.2m. In 2013 dividend was
declared and paid out in two instalments: EUR 0.035 per unit in June 2013 and EUR 0.035 per unit in December 2013, which
together translated into 6.8% yield on end-of-2013 share capital.

As at the date of this Offering Circular the Fund’s total number of Units amounts to 41,979,150 which include 16,962,475 new Units
issued as a result of the capital raising completed on 29 June 2016. When historical dividends per unit are adjusted to reflect the

current number of Units, they decrease to EUR 0.042 for 2015, EUR 0.025 for 2014 and EUR 0.03 for 2013.

Table 60: History of dividend distributions

2013 2014 2015 Jan-Oct 2016

Per unit
Dividend per unit, EUR 0.070" 0.051 0.072 0.026
Number of units at the time of distribution’ 17,547,700 20,917,438 24,617,433 41,979,150
Dividend per unit adjusted for number of units as at the
date of this Offering Circular®, EUR 0.029 0.025 0.042 0.026
Total, EUR thousand
Dividends declared 1,235 1,059 1,764 1,091

Of which dividends reinvested* - -875 -463 -
Dividends paid out 1,235 184 1,302 1,091

! Declared and paid in two instalments: EUR 0.035 per unit in June 2013 and EUR 0.035 per unit in December 2013.

% On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into units of the Fund at a
ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). To ensure the comparability of historical per unit figures, numbers of units
prior to the merger were recalculated by multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers or units were
used to compute comparable per unit figures.

? Calculated as total amount of dividends declared for a period divided by the number of units as at the date of this Offering Circular — 41,979,150
units.

* Prior to the Merger, unitholders of BOF were offered a scrip dividend option. Part of them elected to exchange their right to dividend into new
units.

6.17. CAPITAL RESOURCES

On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were converted into units of
the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). At the time of the merger, the Fund had no
assets and liabilities of its own. In the Fund’s reviewed interim consolidated financial statements for the 6-month period ended 30
June 2016, BOF’s financial results prior to the merger are presented as those of the Fund. For these reasons, past results and capital
structure of BOF are presented as results and capital structure of the Fund.
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The following sections 6.17.1 “Capital Resources, Borrowing Requirements and Funding Structure”, 6.17.2 “Financial Debt
Structure” and 6.17.3 “Cash Flows” provide an analysis of capital resources of the Fund using consolidated financial information.
The Fund reports its financial results in the consolidated form. The consolidated financial information in the following sections is
derived as follows:

- For the interim period of January — June 2016: the Fund’s reviewed interim consolidated financial statements for the 6-
month period ended 30 June 2016 prepared according to the IFRS (provided in Appendix B).

- For year 2015: BOF’s audited statutory consolidated financial statements for the year ended 31 December 2015 prepared
according to the IFRS (provided in Appendix C).

- For years 2014 and 2013: BOF’s audited special purpose consolidated financial statements for 31 December 2014 and
2013 (provided in Appendix D). Because prior to 2015 BOF was qualified as an investment entity under IFRS 10, these
statements do not comply with consolidation requirements in IFRS 10 according to which investment entities are
required to measure their subsidiaries at fair value through profit and loss rather than consolidate them. Apart from this
exception, these special purpose financial statements are prepared based on all other standards and interpretations of
the IFRS.

In the audited consolidated financial statements of BOF for the years 2015, 2014 and 2013, the note on the capital management
(presented in pages C-38 and D-39) is not fully in line with 1AS.1.135, therefore, additional information is provided here. For the
purpose of the BOF’s capital management, capital included share capital, retained earnings and other equity reserves attributable
to the unit-holders. The primary objective of the BOF’s capital management was to maximize returns to the unitholders keeping
LTV ratio at the targeted level. The exact composition of the consolidated capital items of BOF for the periods ended 31 December
2015, 2014 and 2013 is provided in Table 61 under the heading Equity.

6.17.1. Capital Resources, Borrowing Requirements and Funding Structure

The Fund’s equity capital amounted to EUR 53.5m on 30 June 2016 marking a significant increase from EUR 31.7m at the end of
2015. On 29 June 2016 the Fund successfully completed a public offering raising EUR 21.0m of new equity capital which was later
invested in acquiring two new properties. As of 30 June 2016 the total proceeds from the public offering were recorded as a EUR
28.5m subscription receivable under current assets. Of that, EUR 7.5m were proceeds to unit-holders of BOF which sold units in the
initial public offering and this amount was booked as payable under current liabilities. The raised cash was received by the Fund on
5 July 2016. In previous years a number of smaller private capital raisings were carried out to finance acquisitions of properties. As
a result, share capital grew by EUR 7.5m (of which EUR 1.3m represented reinvested dividends) from the end of 2013 to the end of
2015. On 30 June 2016 equity ratio stood at 45.2%. Equity consisted of EUR 46.6m share capital, EUR 7.1m retained earnings and
EUR -0.2m cash flow hedge result. The negative cash flow hedge reserve was related to interest rate swaps that the Fund entered
into to hedge exposure to variable interest rates.

Table 61: Highlights of capital resources and funding structure of the Fund, EUR thousand
31Dec2013 31Dec2014 31 Dec 2015 30 Jun 2016

CAPITAL RESOURCES

Financial debt

Non-current interest bearing loans and borrowings 15,415 22,395 39,586 41,557
Current interest bearing loans and borrowings 229 644 11,608 9,140
Total financial debt 15,644 23,039 51,194 50,697
Cash and cash equivalents 456 2,626 1,677 1,460
Net financial debt 15,188 20,413 49,517 49,237
Equity

Share capital 18,156 22,051 25,674 46,636
Cash flow hedge reserve -210 -194 -199 -222
Retained earnings 1,510 2,458 6,218 7,090
Total equity 19,456 24,315 31,693 53,504

KEY INDICATORS

Interest coverage ratio 3.9 3.2 4.3 3.8
LTV 47.2% 49.9% 59.0% 58.1%
Equity ratio® 54.4% 49.6% 35.3% 45.2%
Current ratio® 45 2.1 0.2 1.6

Source: audited consolidated financial statements of BOF for years 2013 - 2015 and reviewed interim consolidated financial statements of the Fund
for the 6-month period ended 30 June 2016
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! Interest coverage ratio = ( operating profit - valuation gains or losses on investment properties - net gains or losses on disposals of investment
properties ) / interest on bank loans.

? Loan-to-value = total interest bearing loans and borrowings / value of investment properties.

* Equity ratio = total equity / total assets.

“ Current ratio = current assets / current liabilities.

As of 30 June 2016 consolidated total financial debt of the Fund stood at EUR 50.7m constituting 78% of total liabilities.
Non-current portion of financial debt amounted to EUR 41.6m while current portion was EUR 9.1m. Debt was comprised fully of
bank loans. The Fund uses debt in a combination with equity to finance acquisitions of new properties. As the number of properties
in the portfolio increased over years, so did financial debt. At the end of 2013, three real estate assets were held and debt stood at
EUR 15.6m. By the end of June 2016 two additional commercial properties had been purchased leading to an increase in financial
debt to EUR 50.7m. For a more detailed analysis of bank loans see the subsequent section 6.17.2 “Financial Debt Structure”.

The primary indicator used by the management of the Fund to measure its indebtedness is a loan-to-value (LTV) ratio. The Fund
targets LTV of 50% implying equal parts of debt and equity financing. The Management Company believes this level of financial
leverage both enhances unitholder returns and ensures a sizeable safety buffer for when property markets slow down. According
to the Fund Rules, at no point in time LTV of the Fund may exceed 65%. Before 2015, LTV of the Fund stood slightly below targeted
50%. It increased to 59.0% in 2015 primarily due to the acquisition of Europa SC for which a higher portion of debt financing was
deployed. Over the first 6 months of 2016 LTV has declined slightly to 58.1%. It is amortizing towards the 50% mark.

At the end of June 2016 the Fund held EUR 14.1m of non-interest-bearing liabilities comprising 22% of total liabilities. Of that
amount, EUR 4.6m was non-current portion and EUR 9.5m was current portion. Main elements constituting non-interest-bearing
liabilities were redemption of units payable (EUR 7.5m), deferred tax liability (EUR 3.8m), trade and other payables (EUR 1.6m) and
other non-current liabilities (EUR 0.5m).

Current ratio of the Fund stood at 1.6 on 30 June 2016 — an increase from 0.2 at the end of 2015. The improvement is explained
primarily by the recognition of EUR 28.5m subscription receivable relating to the proceeds from the public offering in June 2016.
The lower current ratio in 2015 was attributable to EUR 11.6m of current interest bearing loans and borrowings of which EUR
10.0m was bank loans related to Coca Cola Plaza and Sky Supermarket maturing in 2016. On 21 March 2016, a new bank loan with
3-year maturity was signed in order to refinance the bank debt related to Coca Cola Plaza which matured on the same day. On 1
August 2016, Sky Supermarket’s bank loan was refinanced extending its maturity by 5 years to 2021. The next bank loan maturity is
on 31 December 2017 relating to Lincona’s debt.

The Fund held EUR 1.5m of cash and cash equivalents at the end of June 2016. 100% of that was denominated in euro currency.
Euro is the national currency of all three Baltic countries. EUR 400 thousand of cash and cash equivalents, held by Europa SPV, were
restricted following requirements set in a bank loan agreement. Only cash balance in excess of this amount could be distributed as
dividends from Europa SPV.

6.17.2. Financial Debt Structure

The table below provides a detailed breakdown of the structure of consolidated financial debt as of 30 June 2016. Interest bearing
debt was fully comprised of bank loans with a total carrying value of EUR 50.7m. 100% of them were denominated in euros — the
national currency in all three Baltic States. All of the bank loans were obtained by SPVs that hold properties while properties
themselves were pledged as collateral. The parent entity, the Fund, had no financial debt. A bank loan associated with Europa SC,
the largest asset in the portfolio, comprised the highest portion of total debt — 47% or EUR 23.9m. The lowest level of debt of EUR
2.7m was related to Sky Supermarket — the smallest property. The Fund has arranged debt financing through tenders in order to
obtain the most attractive borrowing terms.

Table 62: Financial debt structure of the Fund, 30 June 2016

Carrying

Property Maturity Currency amount, % of total Fixed-r_ate
EUR'000 portion
Lincona 31-Dec-2017 EUR 8,591 17% -
Europa SC 2-Mar-2018 EUR 23,896 47% 80%
Domus Pro 29-May-2018 EUR 8,404 17% 82%
Coca Cola Plaza 8-Mar-2019 EUR 7,188 14% -
Sky Supermarket 1-Aug-2021 EUR 2,652 5% -
Total bank loans 50,731 100% 51%
Less capitalised loan arrangement fees' -34
Total financial debt recognised on balance sheet 50,697

! Amortized each month over the term of a loan.

104



Maturities of existing financial debt cover the period 2017-2021 (see Figure 40). 2018 have the highest weight by far because loans
of two large properties, Europa SC and Domus Pro, are set to mature that year. Two bank loans that were due in 2016 have been
successfully refinanced. In March 2016 Coca Cola Plaza’s debt was refinanced with a new bank loan that will mature in March 2019.
In August 2016 Sky Supermarket’s loan was refinanced extending its maturity by 5 years to August 2021. As a result, weighted
average time to maturity of total financial debt increased from 1.8 years at the end of 2015 to 2.0 years as of 30 December 2016.
The current debt maturity profile still reflects a fixed term of BOF. Because the Fund, in contrast, has indefinite term, the
Management Company will target longer maturities when raising new debt or refinancing existing one. That will result in longer
average maturity of the Fund’s financial debt.

Coca Cola Plaza’s bank loan of EUR 7.2m was recognised as short term debt on the Fund’s balance sheet as of 30 June 2016 despite
its maturity in 2019. That was because a debt service coverage ratio (DSCR) covenant relating to this bank loan was breached.
However, subsequent to the reporting date, a bank revised a DSCR calculation method and, in turn, the covenant breach based on
the initial DSCR calculation method was waived. As a result, in 9 month 2016 financial results of the Fund Coca Cola Plaza’s bank
loan will no longer be accounted as short term debt.

Figure 40: Bank loan maturity schedule, carrying Figure 41: Fixed and floating portions of total
amounts as of 30 June 2016, EUR thousand bank loans, 30 June 2016
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As of 30 June 2016 51% of total bank loans had fixed interest rates while the remaining 49% was subject to floating interest rates.
Initially, all of the existing loans were taken from banks at floating interest rates with a structure of EURIBOR (either 1-month or 3-
month) plus a margin. Fixed-rate portion of loans was achieved by using interest rate swaps to exchange floating rates into fixed.
Maturities of all swaps that were in place at the end of June 2016 were identical to maturities of associated loans.

6.17.3. Cash Flows

Cash Flows in Years 2013 - 2015

The following table summarizes consolidated cash flows over 2013-2015. For the full consolidated cash flow statements see BOF’s
consolidated financial statements for year 2015 in Appendix C and BOF’s special purpose consolidated financial statements for

years 2014 and 2013 in Appendix D.

Table 63: Highlights of consolidated cash flows of the Fund for years 2013 - 2015, EUR thousand

2013 2014 2015

Cash and cash equivalents at the beginning of the period 5,231 456 2,626"
Cash flow from operating activities 1,600 1,767 4,966
Before working capital adjustments 1,666 2,078 4,662
Working capital adjustments -66 -311 304
Cash flow from investing activities -11,904 -1,825 -8,863
Cash flow from financing activities 5,529 2,228 2,948
Net change in cash and cash equivalents -4,775 2,170 -949
Cash and cash equivalents at the end of the period 456 2,626 1,677

Source: audited consolidated financial statements of BOF for years 2013 - 2015

' In BOF’s audited consolidated financial statements for 2015, cash and cash equivalents at the beginning of the period is equal to
EUR 1,293 thousand which reflects a non-consolidated cash position of BOF. In the table above EUR 1,333 thousand of cash and cash equivalents
held by SPVs of BOF at the beginning of 2015 are added in order to consolidate cash position.

In 2015 total net cash flow was negative EUR 0.9m leading to a decline in cash and cash equivalents from EUR 2.6m to EUR 1.7m.
The net outflow was mainly attributable to investing activities as cash was spent on the acquisition of Europa SC which, on the
other hand, led to materially increased operating cash flow.
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Cash flow from operating activities rose to EUR 5.0m in 2015 from EUR 1.8m in 2014. Excluding changes in working capital,
operating cash flow increased to EUR 4.7m in 2015 from EUR 2.1m in 2014. The increase was explained primarily by the
contribution from the new property - Europa SC - which was bought in March 2015. A decrease in net working capital resulted in
positive EUR 0.3m cash flow adjustment in 2015.

Cash flow from investing activities was negative EUR 8.9m in 2015. EUR 7.7m (net of cash acquired) were paid for the acquisition of
Europa SC via a stock transaction and EUR 2.2m were invested in previously acquired assets including EUR 1.6m into development
of the second stage of Domus Pro. This expenditure was partly offset by EUR 1.0m proceeds from the disposal of Babycenter (a
standalone building of 674 sqm acquired together with Lincona office complex).

Financing activities contributed positive EUR 2.9m cash flow in 2015. EUR 4.8m of new debt financing was raised from banks offset
by EUR 2.7m of loans repaid. EUR 3.2m of new equity capital was attracted from investors mainly for the purpose of financing the
acquisition of Europa SC. Out of declared dividends of EUR 1.8m for 2015, EUR 1.3m was distributed to unitholders while the
remaining part was elected by unitholders to be reinvested (for more on dividends please see section 6.16 “Dividends and Dividend
Policy”).

In 2014 total net cash flow amounted to positive EUR 2.2m while it was negative EUR 4.8m in 2013. Reduced cash outflow from
investing activities was the primary reason for the total net cash flow turning from negative to positive. At the end of 2014, EUR
2.6m of cash and cash equivalents were held.

Operating cash flow of EUR 1.8m was generated in 2014 — up from EUR 1.6m the year before. Excluding working capital
adjustments, the increase was larger — to EUR 2.1m from EUR 1.7m. Improved operating cash flow generation was attributable to
the larger property portfolio as Domus Pro was added in May 2014 and Coca Cola Plaza (acquired in March 2013) contributed for
the full year. Changes in net working capital constituted negative cash flow adjustment of EUR 0.3m in 2014.

Cash flow from investing activities stood at negative EUR 1.8m in 2014 — a material reduction from negative EUR 11.9m in 2013.
In 2014 Domus Pro was bought through a stock transaction constituting a EUR 1.4m outflow. A EUR 11.9m outflow in 2013 reflects
a payment for Coca Cola Plaza which was acquired in an asset transaction. EUR 4.5m price for the acquisition of Sky Supermarket
(asset transaction) which was finalised in January 2013 was pre-paid in 2012; hence, the amount is reflected not in 2013 but 2012
cash flows.

Cash flow from financing activities dropped to EUR 2.2m in 2014 from EUR 5.5m in 2013. Main variations in 2014 compared to 2013
include lower proceeds from new bank loans (EUR 0.5m in 2014 versus EUR 8.1m in 2013), higher reimbursement of loans
(EUR 0.5m versus EUR 0.2m), more capital raised from unitholders (EUR 3.0m versus EUR 1.2m) and lower dividend payment
(EUR 0.2m versus EUR 1.2m; unitholders decided to reinvest EUR 0.9m of EUR 1.1m dividends declared for 2014). In 2013 EUR 2.0m
loan was granted to the developer of Domus Pro which was set-off during the acquisition of the property in May 2014.

Cash Flows in January - June 2016

The table below presents a summary of consolidated cash flows of the Fund for the first six months of 2016. For the full interim
consolidated cash flow statement see the Fund’s interim consolidated financial statements for January — June 2016 in Appendix B.

Table 64: Highlights of consolidated cash flows of the Fund for January — June 2016, EUR thousand

Jan - June 2015 Jan - June 2016

Cash and cash equivalents at the beginning of the period 2,626" 1,677
Cash flow from operating activities 2,122 2,407

Before working capital adjustments 1,932 2,019

Working capital adjustments 190 388
Cash flow from investing activities -7,466 -1,615
Cash flow from financing activities 4,384 -1,009
Net change in cash and cash equivalents -960 -217
Cash and cash equivalents at the end of the period 1,666 1,460

Source: reviewed interim consolidated financial statements of the Fund for the 6-month period ended 30 June 2016

" In Fund’s interim consolidated financial statements for January — June 2016, cash and cash equivalents at the beginning of 2015 is equal to
EUR 1,293 thousand which reflects a non-consolidated cash position of the Fund. In the table above EUR 1,333 thousand of cash and cash
equivalents held by SPVs of the Fund at the beginning of 2015 are added in order to consolidate cash position.

In the first half of 2016, cash and cash equivalents declined by EUR 0.2m to EUR 1.5m as compared to EUR 1.0m reduction in cash
position in the corresponding period of 2015. A higher negative net cash flow in 2015 was primarily due to the acquisition of
Europa SC in March 2015 for EUR 7.7m (representing equity portion). In contrast, no property acquisitions were closed in the first
six months of 2016.
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Cash flow from operating activities amounted to EUR 2.4m and was approximately EUR 0.3m higher than in the first half of 2015.
Excluding working capital, operating cash flow improved by EUR 0.1m to EUR 2.0m.

Cash outflow relating to investment activities was reduced greatly — to EUR -1.6m from EUR -7.5m — as no properties were
purchased in the first half of 2016 while Europa SC was purchased in the corresponding period of 2015. All investments in 2016
were made into existing properties with EUR 1.4m attributable to development of the second stage at Domus Pro (fully completed
in May 2016). No investments in property developments were made in the first half of 2015.

Financing activities led to EUR 1.0m reduction in cash consisting of interest payments on bank loans and their repayments. EUR
21.0m cash proceeds from the initial public offering, completed on 29 June 2016, was received on 5 July 2016 and, thus, are not
visible in the six-month cash flow statement. In the first half of 2015, a EUR 4.4m positive cash flow from financing activities was
mainly attributable to EUR 2.5m raised from new bank loans and EUR 2.7m from new Units issued.

6.17.4. Capital Resources in Years 2013 - 2014 Based on Non-Consolidated Financial Statements

In years prior to 2015 BOF was qualified as an investment entity under IFRS 10. According to an exception in consolidation
requirements in IFRS 10, investment entities are required to measure their subsidiaries at fair value through profit and loss rather
than consolidate them. As a result, for years 2014 and 2013 BOF prepared statutory financial statements in a non-consolidated
form. This section reviews BOF’s capital resources in years 2014 and 2013 based on non-consolidated financial statements. After
the merger with BOF, the Fund does not report its financial results in a non-consolidated form.

Capital Resources, Borrowing Requirements and Funding Structure

Since all of bank loans were obtained by SPVs, BOF itself had no financial debt as visible in non-consolidated financial statements.
Cash and cash equivalents amounted to EUR 1.3m at the end of 2014 (up from EUR 60 thousand in 2013) and none of it was
restricted. NAV in non-consolidated financial statements is identical to that in consolidated financial statements. It rose to EUR
24.3m at the end of 2014 from EUR 19.5m at the end of 2013.

Table 65: Highlights of capital resources of BOF based on non-consolidated financial statements, EUR thousand
31 Dec 2013 31 Dec 2014

CAPITAL RESOURCES

Financial debt - -
Cash and cash equivalents 60 1,293
Net financial debt -60 -1,293
Fund net asset value 19,456 24,314

ASSETS AND LIABILITIES

Loans to subsidiaries 17,268 18,745
Securities 2,141 3,404
Accrued income 135 1,043
Cash and cash equivalents 60 1,293
Total assets 19,604 24,485
Fund net asset value 19,456 24,314
Non-interest bearing liabilities 149 170
Liabilities and fund net asset value 19,604 24,485

Source: audited non-consolidated financial statements of BOF for years 2013 - 2014
Cash Flows

The table below summarizes non-consolidated cash flows in years 2013 and 2014. The full non-consolidated cash flow statements
are disclosed with complete non-consolidated financial statements for the year 2014 in Appendix E and for the year 2013 in
Appendix F.
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Table 66: Highlights of non-consolidated cash flows of BOF, EUR thousand

2013 2014
Cash and cash equivalents at the beginning of the period 5,054 60
Cash flow from core activities 459 -217
Cash flow from investing activities -5,415 -1,385
Cash flow from financing activities -38 2,836
Net change in cash and cash equivalents -4,994 1,233
Cash and cash equivalents at the end of the period 60 1,293

Source: audited non-consolidated financial statements of BOF for years 2013 - 2014

In 2014 net change in cash and cash equivalents amounted to positive EUR 1.2m while in 2013 it was negative EUR 5.0m. Cash flow
from core activities dropped to negative EUR 0.2m from positive EUR 0.5m impacted by a fall in interest received (on loans to SPVs)
to EUR 0.3m from EUR 0.9m. Operating expenses paid were largely stable at EUR 0.5m. Cash outflow relating to investing activities
decreased to EUR 1.4m from EUR 5.4m owing mainly to EUR 6.5m reduction in loans issued to SPVs partly offset by EUR 2.5m lower
repayments of these loans. Cash flow from financing activities stood at positive EUR 2.8m consisting of EUR 3.0m proceeds from
issuance of new Units and EUR 0.2m outflow due to dividends paid to unitholders. In 2013 EUR 1.2m of new capital raised from
unitholders was largely offset by EUR 1.2m dividends distributed.

6.17.5. Capital Resources of Europa SPV

As of 30 September 2016, the fair value of Europa SC property constituted 28% of the Fund’s total assets and 29% of its property
portfolio value. This section provides an analysis of capital resources of Europa SPV. Financial information presented in this section
is derived from Europa SPV’s reviewed interim financial statements for the 6-month period ended 30 June 2016 and audited
financial statements for years 2013 - 2015 disclosed in Appendices G-J. Europa SPV’s financial statements have been prepared
according to Business Accounting Standards of the Republic of Lithuania

Capital Resources, Borrowing Requirements and Funding Structure

Total equity of Europa SPV stood at EUR 7.2m on 30 June 2016 comprised of EUR 0.9m authorised capital, EUR -0.1m revaluation
reserve of derivative financial instruments, EUR 1.3m legal reserve and EUR 5.1m retained earnings. Compared to the end of 2015,
total equity grew by EUR 0.8m thanks to net profit generated in the first six months of 2016. When looking at historical changes in
Europa SPV’s equity position, it is important to highlight that because of a decision on 28 July 2014 to reduce authorised capital,
total equity fell from EUR 18.6m at the end of 2013 to EUR 4.2m at the end of 2014. The authorised capital was reduced from EUR
13.0m to EUR 0.9m while released capital was granted as an intragroup loan to Europa SPV. Effectively, part of equity was replaced
with internal debt. The decision to reduce the authorised capital was adopted in order to optimise the capital structure of Europa
SPV.

Table 67: Highlights of capital resources and funding structure of Europa SPV, EUR thousand

31 Dec2013 31 Dec2014 31 Dec 2015 30 Jun 2016

CAPITAL RESOURCES
Financial debt
Non-current loans 1,140 30,065 23,440 26,605
Current loans 17,588 379 5,171 913
Total financial debt 18,728 30,444 28,611 27,518
Of which:
Bank loans 17,470 17,415 24,333 23,888
Intragroup loans 1,258 13,029 4,278 3,630
Cash and cash equivalents 1,375 1,543 958 814
Net financial debt 17,353 28,901 27,653 26,704
Equity
Authorised capital 13,033 869 869 869
Revaluation reserve of derivative financial instruments (results) -14 - -98 -130
Legal reserve 1,303 1,303 1,303 1,303
Retained earnings 4,275 2,018 4,343 5,134
Total equity 18,597 4,190 6,417 7,176

KEY INDICATORS (excl. intragroup loans)
Interest coverage ratio® 4.7 7.5 5.8 5.6
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LTV 45.4% 48.9% 65.4% 64.0%
Equity ratio® 48.6% 45.2% 27.3% 27.7%
Current ratio” 0.1 1.8 0.8 0.7

Source: audited annual financial statements of Europa SPV for 2013-2015 and reviewed interim financial statements of Europa SPV for the 6-month
period ended 30 June 2016

!Interest coverage ratio = operating profit / external interest expenses.

? Loan-to-value = total bank loans / value of investment property.

3 Equity ratio = ( total equity + total intragroup loans ) / total assets.

“ Current ratio = current assets /  current liabilities - current intragroup loans ).

On 30 June 2016 total financial debt of Europa SPV amounted to EUR 27.5m which consisted of a EUR 23.9m bank loan and a EUR
3.6m intragroup loan granted by a direct shareholder — BOF Europa Holding UAB. Non-current debt accounted for EUR 26.6m while
current portion stood at EUR 0.9m. All of financial debt was denominated in euros.

The existing EUR 23.9m bank loan will mature on 3 March 2018. According to the loan agreement with a bank, bank debt is senior
to intragroup loans. Europa SC property was pledged as collateral for the bank loan. As of 30 June 2016, interest rate was fixed for
80% of Europa SPV’s bank debt using an interest rate swap whose maturity was in line with that of the underlying debt.

The EUR 3.6m intragroup loan will mature on 31 January 2018. Interest rate is fixed at 4.0%.

LTV of Europa SPV, taking into account external financial debt (bank loans) only, reached 64.0% at the end of June 2016 — slightly
lower than 65.4% at the end of 2015 but above 40-50% levels recorded in 2014 and 2013. While total debt including intragroup
loans decreased to EUR 28.6m in 2015 from EUR 30.4m in 2014, bank financing rose to EUR 24.3m from EUR 17.4m in effect
replacing large part of internal debt. That reduced a cash amount that BOF needed to pay for acquiring Europa SC. The
Management Company foresees that external debt-based LTV of Europa SPV will gradually decline towards 50% - the LTV target for
the overall property portfolio.

Non-interest bearing liabilities stood at EUR 4.3m or 11% of total assets on 30 June 2016. Non-current portion amounted to EUR
3.1m of which deferred tax liability comprised EUR 2.8m. Current non-interest bearing liabilities were EUR 1.2m with largest
components being EUR 0.6m accrued dividend to related parties, EUR 0.3m trade amounts payable and EUR 0.2m prepayments

received.

As of 30 June 2016 Europa SPV held EUR 0.8m of cash and cash equivalents of which EUR 400 thousand was restricted as security
deposit as per bank loan agreement.

Cash Flows in Years 2013 - 2015
The table below summarizes cash flows of Europa SPV for years 2013, 2014 and 2015.

Table 68: Highlights of cash flows of Europa SPV for years 2013 - 2015, EUR thousand

2013 2014 2015

Cash and cash equivalents at the beginning of the period 600 1,375 1,543
Cash flow from operating activities 2,232 2,056 2,058
Before working capital adjustments 2,462 2,109 2,222
Working capital adjustments -231 -53 -164
Cash flow from investing activities 20 -491 -240
Cash flow from financing activities -1,478 -1,396 -2,403
Net change in cash and cash equivalents 774 169 -585
Cash and cash equivalents at the end of the period 1,375 1,543 958

Source: audited financial statements of Europa SPV for years 2013 - 2015

In 2015 cash and cash equivalents of Europa SPV decreased by EUR 0.6m to EUR 1.0m. The entity achieved operating cash flow of
EUR 2.1m — almost identical to 2014. Excluding working capital adjustments, operating cash flow grew by approximately 5%
compared to the previous year driven predominantly by higher operating profit. Changes in working capital resulted in negative
EUR 164 thousand adjustment while in the year before they amounted to negative EUR 53 thousand adjustment. Cash outflow
arising from investing activities was reduced around by a half to EUR 0.2m reflecting a decrease in capital expenditure to EUR 0.4m
from EUR 0.7m. Majority of investments in 2015 was comprised of tenant improvements —in line with 2014. Financing activities in
2015 translated into a negative cash flow of EUR 2.4m consisting of EUR 11.5m reimbursement of loans, partly offset by EUR 9.6m
proceeds from new borrowings, and EUR 0.5m interest paid. No dividends were distributed by Europa SPV in 2015 whereas EUR
0.3m were paid in 2014.
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In 2014 cash and cash equivalents rose by EUR 0.2m to EUR 1.5m. Europa SPV generated operating cash flow of EUR 2.1m — slightly
lower than EUR 2.2m in 2013. Excluding working capital adjustments, operating cash flow dropped by EUR 0.4m year on year
explained by the decline in the operating profit. An increase in working capital translated into EUR -53 thousand cash adjustment in
2014 (EUR -0.2m in 2013). Net investing cash flow amounted to negative EUR 0.5m in 2014 contrasting to positive EUR 20 thousand
in 2013. That was attributable to capital expenditure which grew to EUR 0.7m from just EUR 5 thousand in the year before. Of
capital expenditure in 2014, tenant improvements accounted for EUR 0.5m. Negative cash flow from financing activities fell to
EUR 1.4m in 2014 from EUR 1.5m in the previous year. All items represented cash outflow to the entity: EUR 0.8m reimbursement
of loans (EUR 1.0m in 2013), EUR 0.3m dividend payment (no dividend in 2013) and EUR 0.3m interest paid (EUR 0.5m).

Cash Flows in January — June 2016

A summary of Europa SPV’s cash flows in January — June 2016 and in the comparable period of 2015 is provided in the following
table.

Table 69: Highlights of cash flows of Europa SPV for January — June 2016, EUR thousand
Jan - Jun 2015 Jan - Jun 2016

Cash and cash equivalents at the beginning of the period 1,543 958
Cash flow from operating activities 1,033 1,331
Cash flow from investing activities -358 -113
Cash flow from financing activities -1,715 -1,362
Net change in cash and cash equivalents -1,040 -144
Cash and cash equivalents at the end of the period 503 814

Source: reviewed interim financial statements of Europa SPV for the 6-month period ended 30 June 2016

In the first six months of 2016 cash and cash equivalents of Europa SPV declined by EUR 0.1m to EUR 0.8m while in the same period
of 2015 cash and cash equivalents fell by EUR 1.0m. All three types of cash flows were more positive in 2016. Cash flow from
operating activities grew by EUR 0.3m year on year to EUR 1.3m explained by a similar increase in operating profit. Cash outflow
due to investing activities decreased by EUR 0.2m to EUR -0.1m thanks to lower capital expenditure — EUR 0.1m versus EUR 0.4m in
the first half of 2015. Finally, negative cash flow from financing activities fell by EUR 0.4m to EUR -1.4m as lower loan repayments
(net of new debt raised) more than offset higher interest paid.

6.18. RELATED PARTY TRANSACTIONS

In accordance with the Fund rules, the Management Company carries out fund management functions for Baltic Horizon Fund and
the Fund is paying management fees respectively. For further information on the management fees, see section 6.12.2 "Results of
Operations - Administrative expenses". The Management Company, acting for the benefit and on behalf of the Fund, has entered
into the following agreements with related parties:

1.  Property development agreement with TK Development Lietuva UAB, dated 30 July 2013, regarding development of
Domus Pro retail park. For further information on the Domus Pro development project see section 6.9.1 “Property
Portfolio — Domus Pro”.

For additional information about related party transactions of the Fund, see Note 16 to the semi-annual condensed consolidated
financial statements for the period ended 30 June 2016 (page B-32), Note 25 to the consolidated financial statements for the year
ended 31 December 2015 (page C-62) and Note 22 to the special purpose consolidate financial statements for the years ended 31
December 2014 and 2013 (page D-59).

6.19. INTRAGROUP LOAN AGREEMENTS

The Fund provides intragroup loans to its SPVs. As BOF was merged into the Fund on 30 June 2016, all intragroup loans that were
originally granted by BOF were taken over by the Fund. The Fund has the following intragroup loan agreements with its SPVs:

1. Loan facility agreement between BOF Europa Holding UAB and BOF Europa UAB, dated 28 July 2014, as amended on 24
March 2016, regarding a loan amounting to EUR 12,164,041 granted by BOF Europa Holding UAB to BOF Europa UAB for a
term expiring on 31 January 2018. As of 30 September 2016, the principal balance outstanding was EUR 3,475,446. The
loan shall be repaid in full at maturity. Interest on the outstanding amount of the loan accrues at the rate of 3 per cent
per annum. The annual interest rate shall be paid once per year on 31 December of the corresponding year.

2. Loan agreement between the Fund and BOF Europa Holding UAB, dated 19 July 2016, regarding a loan facility amounting

to EUR 18,000,000 granted by the Fund to BOF Europa Holding UAB for a term expiring on 31 December 2026. As of 30
September 2016, the principal balance outstanding was EUR 3,398,241. The loan shall be repaid in full at maturity. The
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loan shall bear interest at an annual rate of 4 per cent. The annual interest shall be paid once per year on 31 December of
the corresponding year.

3. Loan facility agreement between the Fund and BOF Lincona OU, dated 7 July 2011, as amended on 1 February 2015,
regarding a loan facility of EUR 8,000,000 granted by the Fund to BOF Lincona OU for a term expiring on 31 December
2017. As of 30 September 2016, the principal balance outstanding was EUR 4,342,000. The loan shall be repaid in one
bullet instalment at maturity and shall bear interest at an annual rate of 4 per cent.

4. Loan agreement between the Fund and BPT Baltic Fund 2 UAB, dated 26 October 2012, as amended on 1 February 2015,
regarding a loan facility amounting to EUR 5,000 granted by the Fund to BPT Baltic Fund 2 UAB for a term expiring on 31
December 2017. As of 30 September 2016, the principal balance outstanding was EUR 5,000. The loan shall be repaid in
full at maturity. The loan shall bear interest at an annual rate of 4 per cent. The annual interest shall be paid once per
year on 31 December of the corresponding year. On 29 December 2015 BPT Baltic Fund 2 UAB was merged to BOF
Domus PRO UAB. BOF Domus PRO UAB took-over all assets, rights and obligations of BPT Baltic Fund 2 UAB.

5. Loan facility agreement between the Fund and BPT Baltic Fund 2 UAB, dated 27 November 2012, as amended on 1
February 2015, regarding a loan facility amounting to EUR 20,000 granted by the Fund to BPT Baltic Fund 2 UAB for a
term expiring on 31 December 2017. As of 30 September 2016, the principal balance outstanding was EUR 10,000. The
loan shall be repaid in full at maturity. The loan shall bear interest at an annual rate of 4 per cent. The annual interest
shall be paid once per year on 31 December of the corresponding year. On 29 December 2015 BPT Baltic Fund 2 UAB was
merged to BOF Domus PRO UAB. BOF Domus PRO UAB took-over all assets, rights and obligations of BPT Baltic Fund 2
UAB.

6. Loan facility agreement between the Fund and BPT Baltic Fund 2 UAB, dated 7 August 2013, as the last time amended on
27 June 2016, regarding a loan facility, in total amounting to EUR 8,200,000 granted by the Fund to BPT Baltic Fund 2 UAB
for a term expiring on 31 December 2017. As of 30 September 2016, the principal balance outstanding was EUR
4,817,540. The loan shall be repaid in full at maturity. The loan shall bear interest at an annual rate of 3 per cent. The
annual interest shall be paid once per year at the end of the calendar year. On 29 December 2015 BPT Baltic Fund 2 UAB
was merged to BOF Domus PRO UAB. BOF Domus PRO UAB took-over all assets, rights and obligations of BPT Baltic Fund
2 UAB.

7. Loan agreement between the Fund and BOF Sky SIA, dated 23 November 2012, as amended on 1 February 2015,
regarding a loan facility amounting to EUR 4,400,000 granted by the Fund to BOF Sky SIA for a term expiring on 31
December 2017. As of 30 September 2016, the principal balance outstanding was EUR 1,349,000. The loan shall be repaid
in full at maturity. The loan shall bear interest at an annual rate of 4 per cent. The annual interest shall be paid once per
year on 31 December of the corresponding year.

8. Loan agreement between the Fund and BOF CC Plaza OU, dated 6 March 2013, as amended on 1 February 2015,
regarding a loan facility amounting to EUR 6,065,000 granted by the Fund to BOF CC Plaza OU for a term expiring on 31
December 2017. As of 30 September 2016, the principal balance outstanding was EUR 3,036,000. The loan shall be repaid
in full at maturity. The loan shall bear interest at an annual rate of 4 per cent. The annual interest shall be paid once per
year on 31 December of the corresponding year.

9. Loan agreement between the Fund and BH G4S OU, dated 7 July 2016, regarding a loan facility amounting to EUR
15,500,000 granted by the Fund to BH G4S OU for a term expiring on 31 December 2026. As of 30 September 2016, the
principal balance outstanding was EUR 7,675,000. The loan shall be repaid in full at maturity. The loan shall bear interest
at an annual rate of 4 per cent. The annual interest shall be paid once per year on 31 December of the corresponding
year.

10. Loan agreement between the Fund and Kontor SIA, dated 22 August 2016, regarding a loan facility amounting to EUR
8,000,000 granted by the Fund to Kontor SIA for a term expiring on 31 December 2026. As of 30 September 2016, the
principal balance outstanding was EUR 6,841,625. The loan shall be repaid in full at maturity. The loan shall bear interest
at an annual rate of 4 per cent. The annual interest shall be paid once per year on 31 December of the corresponding
year.

11. Loan agreement between the Fund and Kontor SIA, dated 29 September 2016, regarding a loan facility amounting to EUR
3,000,000 granted by the Fund to Kontor SIA for a term expiring on 31 December 2026. As of 30 September 2016, the
principal balance outstanding was EUR 2,900,000. The loan shall be repaid in full at maturity. The loan shall bear interest
at an annual rate of 4 per cent. The annual interest shall be paid once per year on 31 December of the corresponding
year.

All the loans discussed above are unsecured.
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6.20. LEGAL AND ARBITRATION PROCEEDINGS

During the last 12 months period there have not been any governmental, legal or arbitration proceedings which may have, or have
had in the recent past significant effects on the Fund’s, the Europa SPV’s and/or the Management Company’s, acting for the benefit
of the Fund, financial position or profitability.

6.21. SIGNIFICANT CHANGE IN THE FINANCIAL OR TRADING POSITION
Since 30 June 2016 - the last reporting date of the Fund - the main financial and operational developments have been as follows:

- 0On6July 2016, the Fund units were listed and started trading on Nasdaq Tallinn.

- 0On 12 July 2016, the acquisition of G4S Headquarters, a 9,179 sqm office in Tallinn, was closed at a price of EUR 15.4m
implying 7.5% yield.

- On 1 August 2016, a EUR 2.7m Sky Supermarket’s bank loan was refinanced extending its maturity by 5 years to 1 August
2021.

- On 30 August 2016, the acquisition of Upmalas Biroji, a 10,846 sqm office in Riga, was completed at a price of EUR 23.6m
implying 7% vyield.

- On 12 October 2016 the Fund announced dividend of EUR 0.026 per unit for the third quarter of 2016 with the payment
day of 28 October 2016.
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7. SERVICE PROVIDERS

7.1. GENERAL INFORMATION

The main service providers for the Fund are the Management Company, the Depositary, the Registrar, the Fund Administrator,
auditors and property management service providers.

The Management Company is not informed of any actual or potential conflicts of interest which any of the service providers to the
Fund may have as between their duty to the Fund and duties owed by them to third parties and their other interests. For the
purposes of efficient identification and management of actual and potential conflicts of interest situations, the Management
Company has established Conflicts of Interest Policy that applies to its activities in managing the Fund. The Management Company
shall consult with the Supervisory Board of the Fund any issues that may or do involve conflicts of interest in relation to the Fund.

Swedbank AS and other financial institutions belonging to the same consolidation group with it provide different services to the
Fund (e.g. the fund depositary service, fund administration service, and arranging the offer of units). Swedbank AS maintains and
operates effective organisational and administrative arrangements with a view to taking all reasonable steps to prevent potential
conflicts of interest in its activities, especially those potentially affecting the independence of its activities as the Depositary.

7.2. THE MANAGEMENT COMPANY
General Information

Northern Horizon Capital AS, a public limited company (in Estonian: aktsiaselts) registered in the Estonian Commercial Register
under the registry code 11025345 acts as the fund management company of the Fund. The sole shareholder of the Management
Company is Northern Horizon Capital A/S, a public limited company registered in the Central Business Register of Denmark with the
registry code 27599397.

The contact details of the Management Company are the following:

City Plaza

Tartu mnt 2
10145Tallinn

Estonia

Phone: +372 616 4420

On 23 May 2016, the EFSA issued the Management Company a license to operate as an alternative investment fund manager, as
defined in § 9* (1) of the Estonian Investment Funds Act. Prior to obtaining the alternative investment fund manager license, the
Management Company held the investment fund management license issued by the EFSA on 14 October 2009.

As at the date of this Offering Circular, the Management Company acts as the fund management company only for the Fund. No
other services are provided to any other person or fund, except for the services provided to SPVs of the Fund. No other person
provides investment advice or investment management service in relation to the assets of the Fund.

The Management Company was established in 2004. After receiving investment fund management license in 2009, the
Management Company managed only BOF with EUR 89.7 million under management in total as of 31 December 2015 and from 23
May 2016 also the Fund (while from 30 June 2016 only the Fund remained as the merger of the Fund and BOF was completed).

Key Responsibilities of the Management Company

The Management Company is responsible for the investment management, administration and marketing of the Fund. In
performing its obligations, the Management Company acts in accordance with the IFA, the Fund Rules and its internal rules.

The Management Company makes the investment and divestment decisions regarding the Fund’s assets in accordance with the
investment policy and restrictions set out in Fund Rules. The Management Company is also responsible for arranging risk
management in connection with the investment management. See sections 6.3 “Investment Objective and Policy” and
6.4 “Investment Restrictions”.

In addition to the investment management, the Management Company is also responsible for the following tasks:

- account keeping of the Fund’s assets and arranging the accounting of the Fund and SPVs;

- arranging the issue and redemption, if required by law, of the Units;

- calculation of the Fund’s net income and arranging the distribution of the cash flows to the unit-holders in accordance
with the Fund Rules;
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- arranging sales and marketing of the Units;

- determining the NAV of the Fund;

- preparing information on the Fund and SPVs to be reported to the authorities and disclosed to the unit-holders of the
Fund;

- monitoring compliance of the activities of the Management Company itself and the Fund with legislation;

- any other activities directly related to the above tasks and necessary for management of the Fund.

In accordance with the Fund Rules, the Management Company may delegate its responsibilities to third party service providers.
As at the date of this Offering Circular, the Management Company has delegated certain of its responsibilities to third parties as is
described in more detail in sections 7.5 “Registrar”, 7.4 “Fund Administration” and 7.8 “Property Management Service” below.
The Management Company remains liable to the Unit-holders for the services that are provided by third party service providers.

For the purposes of covering potential professional liability risks resulting from its activities as the management company, the
Management Company has additional own funds which are appropriate to cover potential liability risks arising from professional
negligence.

For description of the fees payable to the Management Company, and expenses to be reimbursed, on account of the Fund, see
section 6.7 “Fees and Expenses”.

Supervisory Council, Management Board and Key Executives
Supervisory Council

As at the date of the Offering Circular, the Management Company’s Supervisory Council is composed of three members. The table
below sets forth the names, positions, appointment date, and terms of office of the current members of the Supervisory Council as
at the date of the Offering Circular.

Name Position/Function Date of Appointment Expiration of term of office
Michael Rudolf Schénach Chairman of the ?uperwsory 23 January 2013 23 January 2018
Council
Dalia Garbuziené Member of the S.uperwsory 23 January 2013 23 January 2018
Council
Milda Darguzaite Member og;zscsiluperwsory 22 February 2016 22 February 2021

The following table sets out current and past directorships held by the Management Company’s Supervisory Council members over
the past five years:

Name Former positions Current positions
Michael Rudolf  EPI Baltic | Oy, Chairman of the Board Northern Horizon Capital A/S, CEO
Schonach
BPTS Europa UAB, Member of the Board NH CAP A/S, Member of the Board
Dansk Farm Management A/S, Member of the Board Northern Horizon Capital Health Care Denmark
K/S, Chairman of the Board
BPT Real Estate AS, Member of the Supervisory Board Northern Horizon Capital GmbH, Managing
Director
BPT Real Estate Sp. z.0.0., Member of the Board Northern Horizon Capital 000, Member of the
Board
Baltic Property Trust Asset Management LLC, Member of  Northern Horizon Capital AIFM Oy, Member of
the Board the Board
BPT Asset Management LLP, Member of the Board Northern Horizon Capital Oy, Chairman of the
Board
BPT Capital Limited, Member of the Board Northern Horizon Russia Partners | Oy,
Chairman of the Board
Citycon Oyj, different positions BPT Healthcare Partners Oy, Chairman of the
Board

Northern Horizon Healthcare Partners Il Oy
Chairman of the Board

Northern Horizon Capital UAB, Member of the
Board

Northern Horizon Capital AB, Chairman of the
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Board

Asunto Oy Vehkasaarentie 4, Member of the
Board

EsVest Oy, Chairman of the Board

Nordiska Vardhem AB, Member of the Board
Pohjoismaiden Hoivatilat Oy, Member of the

Board
Dalia Garbuziené BPT Real Estate AS, Member of the Board NH CAP A/S, Member of the Board
BPT Real Estate Sp. z.0.0., Member of the Board Northern Horizon Capital GmbH, Managing
Director
BPT Asset Management LLP, Member of the Board Northern Horizon Capital 000, Member of the
Board
BPT Capital Limited, Member of the Board Northern Horizon Capital AIFM Oy, Member of
the Board
BPT Real Estate UAB, Member of the Board Northern Horizon Capital Oy, Member of the
Board
BPT Real Estate SIA, Member of the Board Northern Horizon Capital UAB, Managing
director
Baltic Property Trust Asset Management OO0, Member  Northern Horizon Capital AB, Member of the
of the Board Board
Milda Darguzaite Invest Lithuania, Managing Director Northern Horizon Capital A/S, Member of the
Board

Barclays Technology Centre Lithuania, Local Head

Michael Rudolf Schénach. Mr. Schénach, born 1975, is the member of the Supervisory Council of the Management Company.
Mr. Schénach has long-time experience in real estate investment management and has served in several key positions in the
Northern Horizon Capital group. He graduated from Helsinki School of Economics (B.Sc., Economics) in 1999, and received MBA
from University of South Carolina (Columbia SC, USA) in 2000.

Dalia Garbuziené. Mrs. Garbuziené, born 1976, is the member of the Supervisory Council of the Management Company.
Mrs. Garbuziené has long-time experience in real estate investment management and has served in several key positions in the
Northern Horizon Capital group. Prior to joining Northern Horizon Capital group she worked as an auditor at KPMG Russia and as a
chief accountant in SEB group companies in Lithuania. She graduated from Vilnius University in Lithuania (B.Sc., Business
Management and Administration) in 1998, and received MBA in Accounting and Audit from Vilnius University in 2000.

Milda Darguzaite. Ms. Darguzaite, born 1976, is the member of the Supervisory Council of the Management Company. Prior to
joining Northern Horizon Capital group, Ms. Darguzaite has headed the Barclays Technology Centre in Lithuania and worked as a
Vice President at Goldman Sachs. She graduated from Middlebury College (BA in Mathematics and Economics), in Middlebury, VT,
USA, in 1999, and obtained MSE in Operations Research and Financial Engineering from Princeton University in 2004.

Management Board
As at the date of the Offering Circular, the Management Company’s Management Board is composed of three members. The table

below sets forth the names, positions, appointment date, and terms of office of the current members of the Management Board as
at the date of the Offering Circular.

Name Position/Function Date of Appointment Expiration of term of office
Tarmo Karotam Chairman of the Management
Board 17 April 2014 17 April 2018
Fund Manager
Ausra Stankeviciené Member of the Management 17 April 2014 17 April 2018
Board
Algirdas Vaitiekunas Member of;r;t:rl\élanagement 29 January 2016 29 January 2020

The following table sets out past and current directorships held by the Company’s Management Board members over the past five
years:
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Name Former positions Current positions

Tarmo Karotam Baltic Opportunity Fund, Fund Manager Euro-Products OU, Member of the Board
Estonian Academy of Sciences Male Choir,
Chairman of the Board

Ausra StankeviCiené - Northern Horizon Capital A/S, Head of Fund
Administration

Algirdas Vaitiekunas BPT Secura A/S, CEO Northern Horizon Capital UAB, Business
Development Director
Koalos Investicijos UAB, General Director
DMGL UAB, General Director

Tarmo Karotam. Mr. Karotam, born 1981, is the member of the Management Board of the Management Company. Mr. Karotam
has been a long-time member of Northern Horizon Capital investment management team and has acted as the Fund Manager for
BOF from the beginning. Mr. Karotam is a member of RICS (MRICS). He graduated from E¢ole Hoteliére de Lausanne (B.Sc.) in 2005.

Ausra Stankeviciené. Mrs. Stankeviciené, born 1974, is the member of the Management Board of the Management Company. Prior
to joining Northern Horizon Capital group, she has worked at Swedbank Lithuania. She holds a Chartered Financial Analyst (CFA)
credential. She graduated from Vilnius University (MBA) in 1998.

Algirdas Vaitiekunas. Mr. Vaitiekunas, born 1963, is the member of the Management Board of the Management Company. Prior to
joining Northern Horizon Capital group, he has held senior positions at PwC in Melbourne, Hong Kong and Vilnius. He is Chairman
of RICS Baltics being also a Fellow member (FRICS), and a member of the ICAA, Institute Chartered Accountants Australia. He
graduated from University of Melbourne (B.Sc.) in 1984 and again from the same university (B.Com.) in 1988.

Both Mr Karotam and Mrs Stankeviciené also serve as management board members of all SPVs of the Fund.

Key executives

In the opinion of the Management, except for members of the Management Company’s corporate bodies, the following persons
are the most important for the Management Company and the Fund:

Expiration of term of

Name Position/Function Date of Appointment office
Darius Urbonas General Director of Europa SPV 2 March 2012 ¥
Nerijus Zebrauskas Management Boa;(lj)\r;\ember of Europa 26 May 2015 26 May 2019

* Mr Urbonas has been appointed as the General Director without a term.

Mr. Urbonas is a Managing Director of BPT Real Estate UAB, the property management service provider to the Fund in Lithuania.
Mr. Urbonas has held the position since December 2011. Mr. Urbonas graduated from Kaunas University of Technology (MBA in
Business Administration and Management) in 2002. Under the property management service agreement entered into between the
Europa SPV and the BPT Real Estate UAB, Mr Urbonas holds the General Director position in Europa SPV and is responsible for the
property management of Europa SPV.

Mr. Zebrauskas is a Head of Fund Controlling unit of Northern Horizon Capital UAB. He graduated from Stockholm School of
Economics in Riga (B.Sc. Economics and Business) in 2001 and holds a M.Sc. degree in Economic Analysis and Planning from Vilnius
University (2003). He holds the management board position in Europa SPV and is responsible for financial management of Europa
SPV.

The Management Board members and General Directors, in jurisdictions where applicable, are the only personnel of the SPVs,
there are no other employees.

Other information on the Management Board, Supervisory Council and key executives

The business address of the members of the Supervisory Council and the Management Board and also of the Key executives is the
Management Company’s principal place of business at Tartu mnt 2, 10 Tallinn, Estonia.

Member of the Management Board Tarmo Karotam holds at the date of this Offering Circular 7,642 Units in the Fund. Member of
the Management Board Algirdas Jonas Vaitiekunas holds at the date of this Offering Circular 16,250 Units in the Fund.
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Other Management Board and Supervisory Council members and Key executives of the Management Company do not hold Units in
the Fund prior to the Offering.

The Management Company is not aware of any compulsory liquidations of companies in which any of the members of its
Supervisory Council, Management Board or other key executives has acted as a member of the administrative, management or
supervisory body or as a senior manager. The Management Company is not aware of any convictions in relation to fraudulent
offences, bankruptcies, receiverships or any official public incrimination and/or sanctions with respect to the members of its
Supervisory Council or Management Board or other key executives. The Management Company is not aware of any potential
conflicts of interest between the duties of the members of its Supervisory Council or Management Board or other key executives to
the Management Company and the Fund, and their private interests or other duties.

7.3. THE DEPOSITARY

Pursuant to the IFA, the Fund shall have a depositary. Swedbank AS, a public limited company registered in the Estonian
Commercial Register under the registry code 10060701, with a registered address at Liivalaia 8, 15040 Tallinn, Estonia, acts as the
depositary for the Fund. The Depositary holds a credit institution license issued by the EFSA on 26 January 1993.

In accordance with the IFA and the depositary agreement entered into between the Management Company and Swedbank AS on
3 June 2016 for an unlimited period (the “Depositary Agreement”), the Depositary provides the following services:

- safekeeping of the Fund’s assets; and
- monitoring and overseeing the Management Company’s activities in managing the Fund in the following aspects:
- ensuring that the sale, issue, repurchase, redemption, and cancellation of Units are carried out in accordance with
the IFA and the Fund Rules;
- ensuring that the NAV of the Units is calculated in accordance with the IFA and the Fund Rules;
- carrying out the instructions of the Management Company, and assessing their compliance with the IFA, and with
the Fund Rules;
- ensuring that in transactions involving the Fund's assets, any consideration is remitted to the Fund in full and within
the usual time limits;
- ensuring that the income of the Fund is applied in accordance with the IFA and the Fund Rules;
- ensuring that the cash flows of the Fund are properly monitored, and, in particular, that all payments made by or on
behalf of Unit-holders, upon the subscription of Units, have been received, and credited to the Fund account.

In accordance with the Depositary Agreement, the Depositary safekeeps financial instruments that are eligible for safekeeping with
the Depositary (e.g. instruments in book-entry form recorded on securities accounts). Regarding other types of assets of the Fund
the Depositary shall verify the ownership of the Fund or the Management Company acting on behalf of the Fund of such assets and
shall maintain a record of those assets for which it is satisfied that the Fund or the Management Company acting on behalf of the
Fund holds the ownership of such assets. A description of the custody arrangements and the Fund’s assets is provided in sections
6.11 “Custody of the Fund’s Assets”.

The Depositary may delegate its tasks to third party service provider, provided however, that (i) the intention of delegation is not to
avoid the requirements of IFA; (ii) there is an objective reason for the delegation; (iii) the Depositary has exercised all due skill, care
and diligence in the selection and the appointment of any third party to whom it wants to delegate parts of its tasks, and keeps
exercising all due skill, care and diligence in the periodic review and ongoing monitoring of any third party to whom it has delegated
parts of its tasks and of the arrangements of the third party in respect of the matters delegated to it; (iv) the Depositary ensures
that the third party has the structures and the expertise that are adequate and proportionate to the nature and complexity of the
assets of the Fund, or the Management Company acting on behalf of the Fund, which have been entrusted to it, and the third party
is subject to effective prudential regulation, including minimum capital requirements, and supervision in the jurisdiction concerned
and; (v) the third party is subject to an external periodic audit to ensure that the financial instruments are in its possession.
The third party may sub-delegate its tasks only if that other third party meets the same requirements as applicable to the
Depositary.

Depositary is liable to the Fund and the Unit-holders for any damages due to a breach of its obligations under IFA and the
Depositary Agreement. The Depositary shall be liable to the Fund or to the Unit-holders, for the loss of the Fund’s assets safe-kept
by the Depositary or a third party to whom the custody of financial instruments held in custody has been delegated. In the case of
such a loss of a financial instrument held in custody, the Depositary shall return a financial instrument of identical type or the
corresponding amount to the Fund or the Management Company acting on behalf of the Fund without undue delay. The
Depositary shall not be liable if it can prove that the loss has arisen as a result of an external event beyond its reasonable control,
the consequences of which would have been unavoidable despite all reasonable efforts to the contrary.
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For description of the fees payable to the Depositary on the account of the Fund, see section 6.7 “Fees and Expenses”.
7.4. FUND ADMINISTRATION

Swedbank AS, a public limited company (in Estonian: aktsiaselts) registered in the Estonian Commercial Register under the registry
code 10060701, provides fund administration services to the Management Company in relation to the Fund.

The Management Company and Swedbank AS have entered into Fund Administration Agreement on 3 June 2016 for an unlimited
period, according to which the following main services are provided by Swedbank AS:

- accounting of the Fund;
- determining and calculation the NAV of the Fund.

7.5. REGISTRAR

AS Eesti Vaartpaberikeskus, a public limited company registered in the Estonian Commercial Register under the registry code
10111982 keeps the Register of the Units (the “Registrar”). In accordance with the Estonian Central Register of Securities Act units
of a fund that is registered in Estonia and the units of which are traded on a regulated securities market must be registered at the
Register kept by the Registrar. The Register is kept in accordance with the Estonian Central Register of Securities Act. Further
information on the Registrar and the Register is available at the website of the Registrar — www.e-register.ee.

The Register and the registration of the Units is described in more detail in section 6.5 “Units and Rights of the Unit-holders”.
7.6. EUROCLEAR SWEDEN

Euroclear Sweden AB, a public limited liability company registered with the Swedish Companies Registration Office with the
registration number 556112-8074, is a central securities depositary in Sweden. Units Listed on Nasdaqg Stockholm (the “Swedish
Registered Fund Units”) will be held by Euroclear Sweden. Euroclear Sweden is a subsidiary within the Euroclear group of
companies and is authorised and regulated by the Swedish Financial Supervisory Authority (Finansinspektionen) as a central
securities depository within the meaning of the Swedish Financial Instruments Accounts Act (1998:1497) and as a clearing
organisation within the meaning of the Swedish Securities Markets Act (2007:528).

Euroclear Sweden is described in more detail in section 8.8 “Admission to trading and dealing arrangements”.
7.7. APPRAISER

In accordance with the Fund Rules, the Management Company, after consultation with the Supervisory Board, appoints a licensed
and independent real estate appraiser. Only a person with high repute and sufficient experience in appraising similar property and
operating in a country where any relevant real estate property is located may appraise the real estate belonging to the Fund. The
Management Company will assess different valuation service providers and carefully select the service provider for the Fund prior
to every valuation of the Fund’s property.

The most recent external property valuations for the Fund’s portfolio were peformed for the value date of 30 September 2016.
Condensed valuation reports are provided in Appendix K. For the purposes of appraising Lincona and Coca Cola Plaza properties in
Tallinn, the valuation reports were performed by the Colliers International Advisors OU, a private limited company registered in the
Republic of Estonia under the registry code 11330404 on 13 December 2006. Colliers International Advisors OU is established and
operates under the laws of the Republic of Estonia. The registered address of Colliers International Advisors OU is L&dtsa 2a, Tallinn
11415, Estonia, and telephone number in the registered office is +372 6160 777. Colliers International Advisors OU has provided
professional and independent real estate property valuation service in Estonia since 2006. For the purposes of appraising Upmalas
Biroji and Sky Supermarket properties in Riga, the valuation reports were prepared by licensed appraisers of Colliers International
Advisors SIA, a private limited company registered in the Republic of Latvia under the registry code 40103255403. For the purposes
of appraising Europa SC and Domus Pro properties in Vilnius, the valuation reports have been prepared by licensed appraisers of
UAB Colliers International Advisors, a private limited company registered in the Republic of Lithuania under the registry code
302424118. For the purposes of appraising G4S Headquarters property in Tallinn, the valuation report was performed by
Kinnisvaraekspert OU, a private limited company registered in the Republic of Estonia under the registry code 10708639, on 6
November 2000. Kinnisvaraekspert OU operates under the business name DTZ Kinnisvaraekspert with its registered address at
Ahtri 6a, 10151 Tallinn, Estonia, and telephone number in the registered office is +372 626 4250.

7.8. PROPERTY MANAGEMENT SERVICE

Successful management of properties with a property management partner is an important value driver for the Fund as it
maximises returns of owned real estate assets. Renting out vacant spaces and renegotiating expiring lease agreements result in
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higher rent revenue, cash flows and, in turn, property value. Therefore, the Management Company puts high emphasis on selecting
a strong property management company to partner in managing day-to-day operations for its properties.

For the purposes of arranging the day-to-day management of the property investments of the Fund, the Management Company
has procured the property management service from the following persons:

. BPT Real Estate AS, a public limited company registered under the laws of the Republic of Estonia under the registry code
12203487, with a registered address at Ravala pst 5, Tallinn 10143, Estonia, and telephone number +372 6 309 420. As at
the date of the Offering Circular, BPT Real Estate AS provides services to BOF CC Plaza OU, BOF Lincona OU and BH GHS
ouU.

. BPT Real Estate SIA, a private limited company registered under the laws of the Republic of Latvia under the registry code
40003674473, with a registered address at 21 K. Valdemara Street, Riga LV 1010, Latvia, and telephone number
+371 6 735 7392. As at the date of the Offering Circular, BPT Real Estate SIA provides services to BOF Sky SIA.

. BPT Real Estate UAB, a private limited company registered under the laws of the Republic of Lithuania under the registry
code 302702539, with a registered address at Gediminas ave 20, LT-01103 Vilnius, Lithuania, and telephone number
+3705 268 3337. As at the date of the Offering Circular, BPT Real Estate UAB provides services to Domus Pro SPV and
Europa SPV.

. Bauplan Nord SIA, a private limited company registered under the laws of the Republic of Latvia under the registry code
40003697298, with a registered address at 101 Mukusalas street, Riga LV-1004, Latvia, and the telephone number +371 6
707 9223. As at the date of the Offering Circular, Bauplan Nord SIA provides services to Upmalas Biroji SPV.

BPT Real Estate companies have operated in the property management and administration field in the Baltics for more than ten
years. BPT Real Estate was owned by the Management Company until September 2015 when its shareholding was fully sold to
Baltcap, a Baltic private equity firm.

Property management service entails mostly the following services regarding the real estate property of the Fund:

. managing tenant and owner relationships;

. marketing and letting activities management;

. organising lease agreement negotiations;

. coordination of services provided in the building (cleaning, security, maintenance, utilities, etc.);
. coordination of repair and construction works;

. arranging of utility agreements (water, electricity, gas, etc.);

. bookkeeping of property turnover and expenditures, invoice issuing and reporting;

. budgeting on a property level;

. arranging the good standing of respective SPV;

. property business planning.

Property management service providers for newly acquired properties will be selected via tenders on a property by property basis.
The Management Company prioritizes property management firms with extensive experience in Baltic property markets, strong
track record of managing properties and long term relationships with major tenants.

7.9. STATUTORY AUDITORS

Pursuant to the IFA, the Fund shall have an auditor and the annual report of the Fund must be audited. In accordance with the IFA,
the Supervisory Council of the Management Company appoints the auditor of the Fund.

The auditor of the Fund is the audit company KPMG Baltics OU, Narva mnt 5, 10117 Tallinn, Estonia. KPMG Baltics OU is a member
of the Estonian Board of Auditors.

The consolidated financial information of the Fund for the 6-month period ended 30 June 2016 was reviewed (but not audited) by
auditors of KPMG Baltics OU. The financial information of BOF for the year ending 31 December 2015 and the special purpose
consolidated financial information of BOF for the years ending 31 December 2014 and 31 December 2013 were audited by auditors
of KPMG Baltics OU. The financial information of BOF for the years ending 31 December 2013 and 31 December 2014 was audited
by auditors of Ernst & Young Baltic AS. The Management Company changed the auditor of BOF as part of regular rotation of
auditors. Ernst & Young Baltic AS is a member of the Estonian Board of Auditors.

In addition, the financial information of Europa SPV for the years ending 31 December 2013, 31 December 2014 and
31 December 2015 were audited by auditors of KPMG Baltics UAB. The financial information of Europa SPV for the 6-month period
ended 30 June 2016 was reviewed (but not audited) by auditors of KPMG Baltics UAB. Certified auditors of audit firm KPMG Baltics
UAB are members of Lithuanian Chamber of Auditors.
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For Europa SPV’s financial statements for the year ending 31 December 2013, independent auditors issued a qualified opinion
noting that they were unable to obtain sufficient audit evidence that certain valuation assumptions used by independent appraisers
to determine the value of Europa SC property for 31 December 2012 were appropriate in the market conditions at that time. The
fair value of investment property as at 31 December 2012 had an impact to revaluation amount recognised in the income
statement for 2013 and, consequently, auditors were unable to determine whether any adjustments might be necessary to
expenses from financing and investing activities and net result for the year ended 31 December 2013. Auditors concluded that,
except for the possible effect of this matter, the financial statements gave a true and fair view of the financial position of Europa
SPV at 31 December 2013, and of its financial performance and its cash flows for the year then ended in accordance with Business
Accounting Standards of the Republic of Lithuania.
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8. THE OFFERING
8.1. GENERAL INFORMATION

In the course of the Offering, up to 37,131,000 Offer Units will be offered by the Management Company and issued by the Fund.
None of the existing Unit-holders sell any Units in the Offering. Together with determining the completion of the allocation process
the Management Company has the right to exercise the Upsizing Option, taking into consideration the total demand in the Offering
and the quality of such demand. In exercising the Upsizing Option the Management Company has the right to increase the number
of new Offer Units by up to 22,279,000 Offer Units.

The Offering consists of (i) the Retail Offering in Sweden, Denmark, Finland and Estonia and (ii) the Institutional Offering in and
outside Estonia in reliance on certain exemptions available under the laws of each jurisdiction where the Institutional Offering is
being made. Investors in the Offering are collectively referred to as the “Investors”, investor in the Retail Offering as the “Retail
Investor”, and an investor in the Institutional Offering as the “Institutional Investor”.

The Offering Circular has been approved by the EFSA in its capacity as the competent authority in the Republic of Estonia, the
Member State of EU where the Fund is registered.

The Management Company will be authorised to carry out the Retail Offering in Sweden and Finland once the Offering Circular has
been published and EFSA has notified the Swedish and Finnish financial supervision authorities of the registration of the Offering
Circular pursuant to § 39* (2) of the Securities Market Act of Estonia.

The Management Company will be authorised to carry out the Retail Offering in Denmark once the following conditions have been
met:
- the Offering Circular has been published and EFSA has notified the Danish financial supervision authority of the
registration of the Offering Circular pursuant to § 39 (2) of the Securities Market Act of Estonia;
- marketing authorisation has been received from the Danish financial supervision authority.

In addition, the Management Company has notified the EFSA in accordance with the Estonian Investment Funds Act of its intention
to market the Offer Units in certain other Member States of the European Union to professional investors as part of the
Institutional Offering. EFSA has forwarded these notifications to the respective competent authorities in these Member States and
the Management Company is authorised to market the Offer Units to Institutional Investors in Member States to where the
notification is forwarded. For further information on selling restrictions regarding the Offer Units, see section 8.7 “Terms and
Conditions of the Offering - Selling Restrictions” below, and with respect to the rights pertaining to the Units, see section 6.5 “Units
and Rights attached to Units”.

The Management Company expects to announce the results of the Offering, including the final number of New Units on or about 1
December 2016 on the Website and through the Nasdagq Tallinn (http://www.nasdagbaltic.com/market/).

8.2. REASONS FOR THE OFFERING

The purpose of the Offering is to raise new equity capital to the Fund which will be used to acquire new properties on account of
the Fund and thus achieve wider diversification of the investments. The Fund was established with the aim to become the largest
publicly listed property group in the Baltics and to generate its prospective investors attractive returns by investing into
commercial, primarily office and retail, properties located in the capital cities of the Baltic States. Reasons for the Offering in
particular are the following:

1. To attract new equity capital which will be deployed to acquire fully developed and cash flow-generating commercial
properties in the capital cities of the Baltic States. The Management Company sees attractive opportunities in the Baltic
real estate market to acquire properties at favourable economic terms. This view is supported by the Management
Company’s broad knowledge and extensive experience in the Baltic and international property markets. The
Management Company carried out a thorough screening of the Baltic market for potential acquisition targets and
entered into acquisition negotiations with owners of the most attractive properties (see section 6.10 “Investment
Pipeline”).

2. To increase liquidity of Units and expand Unit-holders base. Following the successful capital raising completed on 29
June 2016, 41,979,150 Fund Units started trading on Nasdaq Tallinn on 6 July 2016. The Management Company believes
that the sale and listing of the New Units on Nasdaq Stockholm and Nasdaq Tallinn will substantially increase trading
activity and liquidity of Units. Moreover, it will help to widen existing Unit-holders base further.

3. To increase awareness of the Fund among existing and prospective stakeholders and general public: investors, tenants
of its properties, people shopping and working at its properties, owners of other properties. The Management Company
expects that the Offering and the listing of the New Units will increase recognition of the Fund in the Baltics and foreign
markets and strengthen the Fund’s position as a high-profile real estate investor. This should have a positive effect on
both day-to-day and long term operations of the Fund and its properties.
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8.3. USE OF PROCEEDS

The Management Company will use the net proceeds of the Fund from the Offering to acquire commercial properties comprising
the Fund’s investment pipeline (see section 6.10 “Investment Pipeline”). The Management Company estimates that the investment
pipeline has an aggregated value of approximately EUR 360m and assets could be acquired at a 7.2% average yield. It consists of 14
commercial properties at central and strategic locations in the capital cities of the Baltic States. The target properties are fully
operational (except for 1 property which is under construction) and cash flow generating with attractive risk-return profile, high-
quality tenants mix, low vacancy rates and long lease maturities. To ensure a rapid deployment of the proceeds, the Management
Company has entered into negotiations with owners of the most attractive targets and/or has been participating in tenders for
such assets.

To the extent the net proceeds of the Offering are not used according to the purposes stated above, they will otherwise be used for
the general purposes of the Fund in accordance with the Fund Rules.

The exact amount of gross and net proceeds from the Offering depends on the total amount of New Units issued. The Management
Company is offering 37,131,000 Offer Units and has the Upsizing Option to increase the number of new Offer Units by up to
22,279,000 Offer Units. Assuming all Offer Units will be issued and paid in, and the Upsizing Option is exercised in full, the gross
proceeds from the Offering are estimated to be EUR 80.0m.

Majority of the expenses related to the Offering are variable and linked to the amount of capital raised. Assuming all Offer Units
will be issued and paid in, and the Upsizing Option is exercised in full, the variable expenses of the Offering are estimated to
amount to approximately EUR 3.6m or 4.4% of the capital raised. This corresponds to 2.6% of the Fund’s total NAV immediately
after the Offering. In addition, the Fund is estimated to incur approximately EUR 200 thousand of fixed expenses related to legal
advice, audit and marketing in conjunction with the Offering. Assuming all Offer Units will be issued and paid in, and the Upsizing
Option is exercised in full, the total expenses of the Offering are estimated to be approximately EUR 3.8m.

After deducting the expenses, and assuming that the Upsizing Option is exercised in full, the Fund is estimated to receive net
proceeds of approximately EUR 76.2m.

8.4. LOCK-UP

As part of the Fund’s initial public capital raising in June 2016, unitholders of BOF that immediately after the capital raising held
17,558,443 Units of the Fund (constituting 41.8% of the total number of Units as of the date of this Offering Circular) agreed not to
sell, pledge or otherwise dispose of their Units without the prior written consent of Swedbank AB. Of them, unitholders holding
8,061,604 Units (19.2%) agreed for a lock-up period until 1 April 2017 while the remaining unitholders with 9,496,839 Units (22.6%)
agreed for a lock-up period until 2 January 2017 (originally stipulated as 180 calendar days subsequent to the listing of Units on
Nasdag Tallinn which took place on 6 July 2016).

8.5. DILUTION

Immediately after the completion of the Offering, the New Units (including the Offer Units under the Upsizing Option) will together
amount to 58.6% of the total number of Units of the Fund provided that the Upsizing Option is exercised in full. If the Upsizing
Option is not exercised at all, the New Units will amount to 46.9% of the total number of Units of the Fund.

8.6. MANAGERS AND GLOBAL LEAD SALES PARTNER OF THE OFFERING

Catella Bank S.A. a Luxembourg registered credit institution, address 38 r. Pafebruch - Parc d'Activités, 8308, Luxemburgis acting as
the Global Lead Sales Partner of the Offering, Sales Partner to Retail Investors in Sweden, Denmark and Finland and Lead Sales
Partner of the Institutional Offering in the Nordics, Luxemburg and other selected European markets. Swedbank AB, a licensed
credit institution registered in Lithuania, address Konstitucijos pr. 20A, 03502 Vilnius, Lithuania, is acting as the Lead Manager of
the Offering in the Baltics, together with AS LHV Pank, a licensed credit institution registered in Estonia, address Tartu rd 2, Tallinn
10145, Estonia, as co-Manager.

In connection with the Retail Offering in Sweden Catella Bank S.A. will act as paying and settlement agent.

The Placement Agreement to be entered into among the Management Company, Global Lead Sales Partner and the Managers will
provide for the obligations of the Managers and the Global Lead Sales Partner to place the Offer Units on best efforts basis. The
Placement Agreement is planned to be executed no later than 20 November 2016.

The Managers and the Global Lead Sales Partner or their related parties have, from time to time, performed banking and advisory
services for the Management Company or its affiliates for which they have received fees. The Managers and the Global Lead Sales
Partner or their related parties may, from time to time, engage in transactions with the Management Company and perform
services for the Management Company in the ordinary course of its business. For example, Catella Corporate Finance Stockholm
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HB, an investment services provider registered in Sweden (address P.O. Box 5130 Birger Jarlsgatan 6, SE-102 43 Stockholm,
Sweden) has acted as the financial advisor to the Management Company in connection with the Offering. The Managers and the
Global Lead Sales Partner or their related parties may acquire financial instruments issued by the Management Company, its
related parties, or out of the Fund, or financial instruments related to the financial instruments issued by any of these entities or
the Fund.

In connection with the Offering, the Managers and the Global Lead Sales Partner or their affiliates may also, acting as an investor
on his own account, purchase the Offer Units in the Offering, and either hold, sell or otherwise dispose of them. The Managers and
the Global Lead Sales Partner will be obliged to deliver information regarding the purchase of the Offer Units or performance of the
transactions described above in the event the obligation to disclose such information arises under general binding laws or
regulations.

8.7. TERMS AND CONDITIONS OF THE OFFERING
Offer Period and Timetable of the Offering
Investors may submit purchase orders for the Offer Units (a “Purchase Order”) during the offer period, which commences at 9:00
on 8 November 2016 (Central European Time) and terminates at 12:00 (Central European Time) on 30 November 2016 (the “Offer

Period”).

The timetable below lists key dates related to the Offering:

8 November 2016 to 30 Offer Period

November 2016

On or about 1 December 2016 Determination and announcement of the results of the Offering and of the allotment of the
Offer Units (“Allotment Date”)

On or about 5 December 2016 Delivery of the New Units to Investors and payment for the New Units (“Settlement Date”)

On or about 5 December 2016 Start of trading on the Nasdaq Tallinn (“Listing Date in Tallinn“)

On or about 8 December 2016 Start of trading on the Nasdaq Stockholm (“Listing Date in Stockholm*)

After consultation with the Managers and the Global Lead Sales Partner, the Management Company may decide to amend the
above dates. Changes made to the stated dates, if any, will be made public in the form of an announcement pursuant to the
Estonian Securities Market Act. If in the Management Company’s opinion, a change of dates for subscriptions would be a material
factor affecting the evaluation of the Offer Units, then such changes would be made public in the form of a supplement to this
Offering Circular.

Offering of Units listed on Nasdaq Stockholm and Offering of Units listed on Nasdaq Tallinn

The Offering consists of Units to be listed on Nasdaq Tallinn and Units to be listed on Nasdaq Stockholm. Although initially all Units
are registered with the Register in EUR, Units listed on Nasdaq Stockholm will be traded and settled in SEK. Nevertheless, Investors
can subscribe to Units listed on Nasdag Stockholm also in Euros, whereas the conversion will be made into Swedish kronas.
Investors can subscribe to Units traded on either of the stock exchanges depending on the type of the investor (Table 70).

Table 70

Collector of the Currency of

Purchase Orders

Type of Investor Investor’s Purchase
Order

Units listed on 1) Swedbank AB 1) Institutional Investors in Baltics 1) EUR
Nasdaq Tallinn
2) Catella Bank S.A. 2) Institutional Investors in Nordics, Luxemburg and other 2) EUR
selected European markets
3) AS LHV Pank 3) EUR

3) Retail Investors in Estonia, Institutional Investors in Baltics

Units listed on Catella Bank S.A. Retail Investors in Sweden, Denmark, Finland; Institutional EUR and SEK
Nasdaq Stockholm Investors in Nordics, Luxemburg and other selected
European markets
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Only Units held with Euroclear Sweden will be subject to trading on the Nasdaq Stockholm following the Listing. A securities
account or a custodian account with a Swedish bank or investment firm is required in order for the Units to be held with Euroclear
Sweden. Holders of Units listed on the Nasdaq Tallinn are entitled to instead have those Units held with Euroclear Sweden in order
to trade their Units on Nasdaq Stockholm. In order to trade Units on Nasdaqg Stockholm, Unit-holders are advised to contact their
bank or investment firm.

Placement of Purchase Orders

Purchase Orders can only be submitted for a full number of Units, but there is no required minimum amount of the Purchase
Order. Purchase Orders may be withdrawn (and new orders placed) at any time until the end of the Offer Period. Investors have
the right to place multiple Purchase Orders.

The Retail Offering in Sweden is directed to natural and legal persons in Sweden who are clients of Catella Bank S.A.. Investor is
considered to be a client of Catella Bank S.A. if it has opened a deposit account with Catella Bank S.A.. The Retail Offering in Finland
and Denmark is directed to natural and legal persons in Finland and Denmark who are private banking customers and retail
customers of Nordnet Bank AB as well as customers that through third parties receive advice for capital that is placed with Nordnet
Bank AB. The Retail Offering in Estonia is directed to natural and legal persons in Estonia. For the purposes of the Offering, a natural
person is considered to be “in Estonia” if such person has a securities account with the ECRS and such person’s address recorded in
the ECRS records in connection with such person’s securities account is located in Estonia. A legal person is considered to be “in
Estonia” if such person has a securities account with the ECRS and such person’s address recorded in the ECRS records in
connection with such person’s securities account is located in Estonia or its registration code recorded in the ECRS records is the
registration code of the Estonian Commercial Register.

An Investor must ensure that all information contained in the Purchase Order is correct, complete and legible. The Purchase Orders
which are incomplete, incorrect unclear or illegible, or which have not been completed and submitted during the Offer Period in
accordance with all requirements set out in these terms and conditions may be rejected.

By submitting a Purchase Order an Investor authorizes the Managers and the Global Lead Sales Partner to amend the information
contained in the Investor’s transaction instruction, including (a) to specify the value date of the transaction and (b) to insert in the
transaction instruction (i) the number of Offer Units allocated to the Investor as the number of securities, and (ii) the amount
reached by multiplying the Offer Price with the number of Offer Units allocated to the Investor as the transaction amount.

An Investor may amend or cancel a Purchase Order at any time before the expiry of the Offer Period in accordance with the
procedure described in section “Amendment or cancellation of Purchase Orders”.

By submitting a Purchase Order each Investor:

- confirms that they have read and understood the Offering Circular and accepts the terms and conditions of the Offering as
described in the Offering Circular;

- inrelation to Retail Investors in Sweden, confirms that they have read the KIID for the Fund;

- accepts the terms and conditions of the Offering set out in this section and elsewhere in this Offering Circular and agrees with
the Management Company that such terms will be applicable to the Investor's acquisition of any Offer Units;

- acknowledges that the Offering does not constitute an offer of the Offer Units by the Management Company in legal terms or
otherwise and that the submission of a Purchase Order does not itself entitle the Investor to acquire the Offer Units nor result
in a contract for the sale of the Offer Units;

- accepts and agrees to the Fund Rules;

- accepts that the number of the Offer Units indicated by the Investor in the Purchase Order will be regarded as the maximum
number of the Offer Units which the Investor wishes to acquire (the maximum amount) and that the Investor may receive less
(but not more) Offer Units than the aforementioned maximum amount;

- undertakes to acquire and pay for any number of the Offer Units allocated to them in accordance with these terms and
conditions.

Any costs or fees to be paid by the Investors in submitting their Purchase Orders are expected to be charged in accordance with the
price list of the Managers, the Global Lead Sales Partner or respective custodian in case of Retail Investors in Estonia. The
Management Company shall not deduct any subscription fees from Offer Price paid by the Investor.

Placement of Purchase Orders by Retail Investors in Estonia
In order to subscribe for the Offer Units, an investor must have a securities account with the ECRS. Such securities account may be
opened through any custodian (securities account administrator) of the ECRS. As of the date hereof, the following banks operate as

custodians of the ECRS:

a) ASLHV Pank;
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b) Swedbank AS;

c) ASSEB Pank;

d) Nordea Bank AB Estonian branch;
e) Danske Bank A/S Estonian branch;
f)  AS Eesti Krediidipank;

g) Tallinna Aripanga AS;

h) AS Citadele banka; and

i) Versobank AS.

An Investor wishing to subscribe for the Offer Units should contact a custodian that operates such investor’s ECRS securities
account and submit a Purchase Order for the purchase of Offer Units materially in the form set out below. The investor may use
any method or form that such Investor’s custodian offers to submit the Purchase Order (e.g. physically at the client service venue of
the custodian, over the internet or by other means). The Purchase Order must include the following information:

Owner of the securities name of the investor

account:

Securities account: number of the investor’s securities account
Custodian: name of the investor’s custodian

Security: Unit of Baltic Horizon Fund

ISIN code: EE3500110244

Amount of securities: the number of Offer Units for which the

investor wishes to subscribe

Price (per one Offer Unit):

Transaction amount: the number of Offer Units for which the
investor wishes to subscribe multiplied by the
Offer Price

Counterparty Swedbank AS

Securities account of 99000011822

counterparty:

Custodian of the counterparty: | Swedbank AS

Value date of the transaction:

Type of transaction: “purchase”

Type of settlement: “delivery versus payment

An Investor may submit a Purchase Order through a nominee account only if such investor authorises the owner of the nominee
account to disclose the investor’s identity to the registrar of the ECRS in writing. The Purchase Order submitted through nominee
accounts will be taken into consideration in the allocation only if the owner of the nominee account has actually disclosed the
identity of the investor to the registrar of the ECRS in writing. Among other information it is also requested to disclose a permanent
address and personal identification code in case of a natural person or a registration address for a legal entity. An investor may
submit a Purchase Order either personally or through a representative whom the investor has authorised (in the form required by
law) to submit the Purchase Order. A Purchase Order is deemed submitted from the moment the registrar of the ECRS receives a
duly completed transaction instruction from the custodian of the respective investor.

Placement of Purchase Orders by other Investors than Retail Investors in Estonia

An Investor wishing to submit a Purchase Order should contact the Manager or the Global Lead Sales Partner in Sweden, Denmark
and Finland, and register a transaction instruction for the purchase of securities in the form as set out by the respective Manager or
the Global Lead Sales Partner. The Purchase Order can be submitted by any means accepted by the Manager or the Global Lead
Sales Partner.

Amendment or Cancellation of Purchase Orders

An Investor may amend or cancel a Purchase Order at any time before the expiry of the Offer Period. To do so, the Investor must
contact respective Manager, the Global Lead Sales Partner or in case of investor from Estonia, its custodian through whom the
Purchase Order in question has been made and carry out the procedures required by the Manager, the Global Lead Sales Partner or
respective custodian for amending or cancelling a Purchase Order. All fees payable in connection with an amendment and/or
cancellation of the Purchase Order will be borne by the Investor.

A cancellation or amendment of the Purchase Order becomes effective at the moment when the transaction instruction of the
Investor in question has been cancelled by the respective Manager, the Global Lead Sales Partner or custodian.
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Pricing

The Offer Price is not included in the Offering Circular as allowed under Article 17 (3) of the Estonian Securities Market Act.
However, the Offer Price shall not exceed EUR 1.37 per Offer Unit. The Offer Price will be determined based on the NAV of the
Fund divided by the total number of the Fund’s Units as at 31 October 2016. See for further information on the NAV of the Fund in
section 6.15 “NAV”. Final information on the Offer Price will be filed as soon as possible, but not later than on 15 November 2016,
to the EFSA and will be made public immediately on the Website.

The Offer Price will be expressed in Euros, but Investors subscribing for Units listed on Nasdaq Stockholm can subscribe also in
Swedish kronas. As the Offer Price is in Euros, Investors wanting to subscribe in Swedish kronas will pay such amount in SEK
corresponding to the Offer Price based on the currency exchange rate of Catella Bank S.A. as at the Allotment Date.

The Offer Price will be the same in the Institutional Offering and in the Retail Offering.
Distribution and Allocation Plan

The Management Company together with the Managers and the Global Lead Sales Partner will decide on the allocation on
discretionary basis after the expiry of the Offer Period, and no later than on 1 December 2016. The division of the Offer Units
between the Institutional Offering and the Retail Offering has not been predetermined and no Offer Units have been reserved for
any tranche. For the purposes of allocation of the Offer Units, multiple Purchase Orders by one Investor, if submitted, will be
merged.

The Managers and the Global Lead Sales Partner shall inform all Investors about the number of the Offer Units allocated to them
immediately after the results of the Offering are announced.

Payment and Delivery of Units

By submitting a Purchase Order, an Investor agrees to pay for the subscribed Offer Units the Offer Price. In accordance with the
allotments determined and announced for each specific Investor, trade instructions for the Offer Units may be placed on or after 1
December 2016 and must reach the relevant custodian bank in a manner which allows the settlement on 5 December 2016.
Payments must be made in Euros or Swedish kronas (SEK) as shown in Table 70.

By submitting a Purchase Order, a Retail Investor in Estonia authorises and instructs the institution operating such investor’s cash
account connected to its securities account (which may or may not also be such investor’s custodian) to immediately block the
whole transaction amount on investor’s cash account until the settlement is completed or funds are released in accordance with
Section 8.7 “Terms and Conditions of the Offering”. The transaction amount to be blocked will be equal to the Offer Price
multiplied by the amount of Units such investor has subscribed to. Investor may submit a Purchase Order only when there are
sufficient funds on the cash account connected to its ECRS securities account or its securities account to cover the whole
transaction amount for that particular Purchase Order.

The Offer Units allocated to the Investors will be transferred to their securities accounts on or about 5 December 2016
simultaneously with the transfer of payment for such Units. Any excess amounts paid by Investors to the Managers or the Global
Lead Sales Partner in advance (i.e. the actual allocation is lower than the amount indicated in the Purchase Order), shall be released
or returned to the Investor on the Settlement Date or immediately thereafter. The Management Company, the Managers or the
Global Lead Sales Partner will not be liable for the payment of interest on the payment amount paid in advance or blocked in
excess of the actual payment amount.

In order to receive New Units listed on Nasdaq Tallinn, all Investors are required to have a securities account with the Register. To
receive New Units listed on Nasdaq Stockholm requires a securities account (VP-konto) or a custodian account (vdrdepappersdepa)
with a Swedish bank or investment firm (only Units held with Euroclear Sweden will be subject to trading on Nasdaq Stockholm).

The number of New Units to be transferred to each securities account may be rounded up or down, as necessary, in order to
ensure that a full number of New Units is transferred to each securities account. In the event that the settlement cannot be
completed due to lack of sufficient funds on the Investor’s cash account, the Purchase Order which was made through the
securities account connected to such cash account will be rejected and the Investor will lose all rights to the respective Offer Units
covered by such Purchase Order.

Cancellation of the Offering
The Management Company may cancel all or part of the Offering and/or modify the terms and dates of the Offering at any time

prior to the completion of the Offering, without disclosing any reason for doing so. Information on modification of the terms of the
Offering will be made available publicly in the form of an announcement on the Website and through Nasdaq Tallinn.
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The Management Company may also cancel or suspend the Offering at any time after the opening of the Offer Period up until
completion of the settlement of the Offering, if it considers there are reasons to believe that proceeding with the Offering is, or has
become, impracticable or inadvisable. Such reasons may include, but are not limited to: (i) the suspension of, or material limitation
in, trading in securities generally on the Nasdaq Stockholm or Nasdaq Tallinn, as well as on any other official stock exchange in the
U.S. or EU; (ii) a sudden and material adverse change in the economic or political situation in the Republic of Lithuania, Republic of
Latvia, Republic of Estonia or elsewhere in Europe; (iii) a material loss, or interference with the Fund’s business or assets; (iv) an
insufficient, in the opinion of the Management Company, the Global Lead Sales Partner or the Managers, expected free float of the
Units on the Nasdaq Stockholm or on Nasdaq Tallinn, or (v) an unsatisfactory level of demand for the Offer Units in the book-
building process.

Any cancellation of the Offering or any part thereof will be announced on the Website and through the Nasdaq Tallinn
(www.nasdagbaltic.com/market/). All rights and obligations of the parties in relation to the cancelled part of the Offering will be
considered terminated at the moment when such announcement is made public.

If the Offering is cancelled, Purchase Orders for the Offer Units that have been made will be disregarded, Offer Units are not
allocated to an Investor, and
1. the funds blocked on the Investor’s cash account or a part thereof (the amount in excess of the payment for the allocated
Offer Units) will be released. The Management Company will not be liable for the release of the respective amount and for
the payment of interest on the released amount for the time it was blocked; or
2. the payments already made by Investors, if any, will be returned. The Management Company, the Global Lead Sales Partner
or the Managers will not be liable for the payment of the interest on the payment amount for the time it was held.

Supplements to the Offering Circular

In accordance with the Estonian Securities Market Act applicable to public securities offerings, and to the admission of securities to
trading on a regulated market, any significant new factor, material error or inaccuracy related to the information included in this
Offering Circular which could affect the assessment of the Offer Units, and which arises or becomes known between the date of
approval of this Offering Circular and the Listing dates on Nasdaq Tallinn and Nasdaq Stockholm, will be communicated through a
supplement to this Offering Circular. If a supplement is published no later than on the Settlement Date, then the Investors who
have placed their Purchase Orders before publication of the supplement shall have the right to withdraw their Purchase Order
within 2 business days of its publication, and any paid-in moneys shall be repaid to the Investors not later than within 10 business
days. In such case, and if necessary, the Allotment Date will be adjusted in order to enable the Investors to withdraw their Purchase
Orders.

Selling Restrictions
No Public Offering Outside Sweden, Finland, Denmark and Estonia

This Offering Circular has been prepared on the basis that there will be no offers of the Offer Units in territories which would
require publication of the prospectus other than the Offering to the Retail Investors in the territories of Sweden, Finland, Denmark
and Estonia in accordance with the Prospectus Directive and AIFMD, as implemented in respective countries. Accordingly, any
person making or intending to make any offering, resale or other transfer within the European Economic Area (the “EEA”), other
than in respective countries, of the Offer Units may only do so in circumstances under which no obligation arises for the Fund, the
Management Company, the Global Lead Sales Partner or the Managers to produce an approved prospectus or other offering
circular for such offering. Neither the Management Company, the Global Lead Sales Partner nor the Managers have authorised, nor
will any of them authorise, the making of any offer of the Offer Units to the public through any financial intermediary other than
offers made by the Managers or the Global Lead Sales Partner under this Offering Circular.

No action has been or will be taken by the Management Company, the Global Lead Sales Partner or the Managers in any
jurisdiction other than Sweden, Finland, Denmark and Estonia that would permit a public offering of the Offer Units, or the
possession or distribution of the Offering Circular or any other offering material related to the Fund or the Offer Units in any
jurisdiction where action for that purpose is required. Accordingly, the Offer Units may not be offered or sold, directly or indirectly,
and neither the Offering Circular, nor any other offering material or advertisements in connection with the Offer Units may be
distributed or published, in or from any country or jurisdiction, except in compliance with any applicable rules and regulations of
any such country or jurisdiction.

The distribution of the Offering Circular and the Offering in certain jurisdictions may be restricted by law and therefore, persons
into whose possession the Offering Circular comes should inform themselves of and observe any such restrictions on the
distribution of the Offering Circular and the Offering, including those in the paragraphs that follow. Any failure to comply with these
restrictions may constitute a violation of the securities laws of any such jurisdictions. The Offering Circular does not constitute an
offer to subscribe for or buy any of the Offer Units offered hereby to any person/entity in any jurisdiction to whom it is unlawful to
make such offer or solicitation in such jurisdiction.
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European Economic Area

Offer Units will be marketed as part of the Institutional Offering to professional investors, as defined in Article 4 (1)(ag) of the AIFM
Directive, in countries within the EEA in accordance with laws implementing AIFM Directive, and also to other types of investors in
reliance on certain exemptions available under the laws of each jurisdiction where the Offering is being made.

The Management Company has notified the EFSA of the countries where it intends to market the Offer Units to professional
investors in accordance with Article 337 (1) of the Estonian Investment Funds Act. Notification was in place before this Offering
regarding the following countries within the EEA: Latvia, Lithuania, Finland, Sweden, Norway, Germany, Poland, Austria, France, the
Netherlands, Cyprus, Portugal, Spain, Denmark, the United Kingdom and Luxembourg. The Management Company will inform EFSA
about the change of information in the notice in accordance with Article 33? (4) of the Estonian Investment Funds Act.

United Kingdom

This Offering Circular is exempt from the restriction set out in section 21 of the Financial Services and Markets Act 2000 (FSMA) on
the communication of invitations or inducements to engage in investment activity on the grounds that it is made to a certified
sophisticated investor as defined in article 50 of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005
(FPO). A certified sophisticated investor is a person who has a current certificate in writing or other legible form signed by an
authorised person to the effect that he is sufficiently knowledgeable to understand the risks associated with the investment set out
in this communication and has, within the previous 12 months, signed a statement complying with article 50(1)(b) of the FPO. The
content of this Offering Circular has not been approved by an authorised person and such approval is, unless this exemption or any
other exemption applies, required by section 21 of FSMA.

Reliance on this Offering Circular for the purpose of engaging in any investment activity may expose an Investor to a significant risk
of losing all of the property invested or of incurring additional liability. If an Investor is in doubt about the investment to which this
Offering Circular relates, the Investor should consult an authorised person specialising in advising on investments of the kind in this
communication.

United States

The Offer Units have not been, and will not be, registered under the U.S. Securities Act, or the securities laws of any state in the
U.S., and may not be offered or sold within the United States or to, or for the account or benefit of, U.S. persons. Terms used in this
paragraph have the meanings given to them by Regulation S under the U.S. Securities Act.

Switzerland

The Fund has not been licensed for distribution to non-qualified investors with the Swiss Financial Market Supervisory Authority as
a foreign collective investment scheme pursuant to Article 120 para 1 of the Swiss Federal Act on Collective Investment Schemes of
23 June 2006, as amended (“CISA”). Accordingly, pursuant to Article 120 para. 4 CISA, the Units may only be offered and this
Offering Circular may only be distributed in or from Switzerland by way of distribution to qualified investors as defined in the CISA
and its implementing ordinance (“Qualified Investors”) if the Fund has entered into written agreements with a representative (the
“Representative”) and a paying agent (the “Paying Agent”) in Switzerland.

The Representative of the Fund is Fundbase Fund Services AG, Bahnhofstrasse 3, CH-8808 Pfaeffikon Switzerland. The Paying Agent
is Neue Helvetische Bank Ltd., Seefeldstrasse 215, CH-8008 Zurich, Switzerland.

The statutory documents of the Fund such as the Fund Rules, the Offering Circular, and the annual reports are available only to
Qualified Investors free of charge from the Representative. In respect of the Units distributed in or from Switzerland to Qualified
Investors, the place of performance and jurisdiction is at the registered office of the Representative.

This document may only be issued, circulated or distributed so as not to constitute an offering to the general public in Switzerland.
Recipients of the document in Switzerland should not pass it on to anyone without first consulting their legal or other appropriate
professional adviser, or the Representative.

The fees and expenses of the Representative and the Paying Agent will be payable by the Fund. Further information in respect of
fees and expenses of the Fund is disclosed in the Fund Rules and in the audited annual report of the Fund. The Fund, the
Management Company and each of their agents do not pay any retrocessions to third parties as remuneration for distribution
activity in respect of Units in or from Switzerland. In respect of distribution activity in or from Switzerland, the Fund, the
Management Company and their agents will not pay any rebates that aim to reduce the fees or costs incurred by the investor and
that are charged to the Fund.
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8.8. ADMISSION TO TRADING AND DEALING ARRANGEMENTS
Listing

At the date this Offering Circular, the Fund is admitted to trading on Nasdaq Tallinn under the symbol “NHCBHFFT” and ISIN code
EE3500110244 and commenced trading on 6 July 2016. The Fund Units are issued under Estonian law, and are traded on the
Nasdag Tallinn in EUR. The Management Company intends to improve the availability of the Fund Units to both current and
prospective investors by listing Fund Units on the Nasdaq Stockholm through a secondary listing.

The Management Company has decided to apply for a secondary listing of the Fund Units on the Alternative Investments Funds
market on Nasdaqg Stockholm under the symbol NHCBHFFS and the ISIN code EE3500110244 (the “Listing in Stockholm”). The Fund
Units will be traded in SEK and settled in SEK. The estimated first day of trading on Nasdaq Stockholm is on or about 8 December
2016, assuming that Nasdaq Stockholm approves the Listing. Notice regarding the Listing will be made public through a press
release in conjunction with the approval by Nasdaqg Stockholm.

The purpose of the Offering is also to add part of the New Units on Nasdaq Tallinn. For that purpose the Management Company is
going to file an application to list additional Units with Nasdaq Tallinn. It is expected that the trading of the New Units in Nasdaq
Tallinn will start on or about 5 December 2016. After the Offering, successful Listing and if all Offer Units (including the Upsizing
Option) will be issued, 101,389,150 Units will be listed altogether on Nasdaq Tallinn and on Nasdaq Stockholm.

Registration with Euroclear Sweden

In respect of the Swedish Registered Fund Units, the Fund will appoint one or more issuer agent(s) acting on its behalf in Sweden.
The Swedish Registered Fund Units listed for trading on Nasdaq Stockholm will be mirrored withthe Swedish central securities
depositary, Euroclear Sweden. Euroclear Sweden will hold all interests in relation to the Swedish Registered Fund Unites for the
sole purpose of enabling clearing and settlement of such interests in uncertified and dematerialised book-entry form in the records
maintained by Euroclear Sweden, for the benefit of the ultimate beneficial owners. No beneficial owner is entitled to transfer (and
Euroclear Sweden will not allow such transfer) any such Swedish Registered Fund Units directly to the register of another
settlement system and thereby removing such Swedish Registered Fund Units from the records of Euroclear Sweden.

Euroclear Sweden is a subsidiary within the Euroclear group of companies and is authorised and regulated by the Swedish Financial
Supervisory Authority (Finansinspektionen) as a central securities depository within the meaning of the Swedish Financial
Instruments Accounts Act (1998:1497) and as a clearing organisation within the meaning of the Swedish Securities Markets Act
(2007:528).

Beneficial interests in the Swedish Registered Fund Units will be held in uncertificated and dematerialised book-entry form and all
transactions relating to the beneficial interests in the Swedish Registered Fund Units (such as issuance, sale and transfer, pledge
arrangements and other dispositions and redemptions) are executed as computerised book-entry registrations in accordance with
the Swedish Financial Instruments Accounts Act and all such other Swedish laws, regulations and operating procedures applicable
to and/or issued by Euroclear Sweden (the “CSD Rules”). Consequently, in order to affect such entries, beneficial owners must
establish a book-entry account through a Swedish bank or an investment firm acting as an account operator with Euroclear
Sweden. Beneficial interests in Swedish Registered Units shown in the records of Euroclear Sweden will be treated as negotiable
instruments and not subject to any restrictions on free negotiability under Swedish Law.

Beneficial interests in the Swedish Registered Fund Units shown in the records of Euroclear Sweden will be transferable only in
accordance with the CSD Rules. Title to such beneficial interest in the Swedish Registered Fund Units shall pass in the record
maintained by Euroclear Sweden in accordance with the CSD Rules.

Dividend procedure

Each holder of beneficial interests in the Swedish Registered Fund Units must observe Euroclear Sweden’s interest in the Swedish
Registered Fund Units, for its share of the payments made by the Fund. Euroclear Sweden does not assume the obligations of the
Fund and is only obliged to distribute payments it has received in its capacity of Swedish central securities depository in respect of
the Swedish Registered Fund Units.

It is expected that payments in respect of the Swedish Registered Fund Units will be received by holders of the beneficial interests
in the Swedish Registered Fund Units no later than the seventh business day (as defined by the (then) applicable CSD Rules) after

the date on which such payment becomes due and payable in accordance with the Fund Rules.

Pursuant to the CSD Rules, payments in respect of any such beneficial interest shall be made to the holders shown as such holder
on the record date (as defined by the (then) applicable CSD Rules) before the due date for such payment.
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Trading between the two markets

Only Units held with Euroclear Sweden will be subject to trading on the Nasdaqg Stockholm following the Listing. A securities
account or a custodian account with a Swedish bank or an investment firm is required in order for the Units to be held with
Euroclear Sweden. Holders of Units listed on the Nasdaq Tallinn are entitled to instead have those Units held with Euroclear
Sweden in order to trade their Units on Nasdaqg Stockholm. In order to trade Units on Nasdaq Stockholm, Unit-holders are advised
to contact their bank or investment firm.

Market maker

The Management Company has appointed Mangold Fondkommission AB (“Mangold”) as market maker in conjunction with the
admission to trading of the Swedish Registered Fund Units (i.e. the Fund Units listed on Nasdaqg Stockholm). This appointment as
market maker will continue as such in conjunction with the admission to trading on Nasdaq Stockholm with the objective to
promote a good liquidity in the Fund Units on this market. Under the agreement Mangold commits to during regular trading hours
continouosly and for its own account quote prices on both the bid an ask sides in the Swedish Registered Fund Units.
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9. TAXATION

The following provides a general overview of taxation principles in Estonia, Finland, Denmark and in Sweden as in effect on the date
of this Offering Circular, and subject to changes in such laws, including changes that could have a retroactive effect. The Offering
Circular contains only a summary of the main taxation principles, and does not address the specific aspects that apply to taxation of
the Unit-holder income. This Swedish taxation overview does not cover situations in which Units are held as inventory in business
operations or are held by a trading partnership, investment company or investment fund. Tax consequences that are not described
below may become applicable to certain categories of taxpayers. Contact professional tax adviser with specific questions. The
Management Company does not act as an adviser on tax matters for the Unit-holders, and this applies even if the Management
Company has referred to a particular aspect of taxation in the Fund's documents or other informative materials. The legislation
concerning tax application may change over time and the tax system’s applicability to a particular Unit-holder depends on the Unit-
holder's residence, legal form and other circumstances.

ESTONIAN TAXATION
General

The Fund's investment income may arise from the sale of shares, the sale of real estate property, interest income, dividend income
and changes in shares’/securities’ prices. The cash flows of the Fund shall be distributed to the Unit-holders in accordance with the
Fund Rules.

The Unit-holders’ income arises from the sale or redemption of Units, payment received upon liquidation of the Fund, and also
from distributions made out of the cash flows of the Fund.

Estonia does not apply gift tax, inheritance tax, or real-estate tax.
Taxation of income of the Fund

A contractual investment fund is considered to be a taxable person in Estonia since 1% of January 2014 and income earned by the
Fund is subject to taxation in Estonia if income received is connected with immovables located in Estonia (transfer of immovables;
rental and lease income; sale of shares in SPV). Income taxed on the Fund level then exempted from tax upon redistribution to
Unit-holders. The fund does not aim to make real estate investments at the fund level, therefore SPV taxation of profits (if any)
applies.

By request of a Unit-holder, the Management Company of the Fund is required to provide a certificate by the 5th day of the
following month making the payment upon the redemption of units, liquidation of the Fund or interest, that underlying income has
been taxed with income tax.

The merger of funds managed by the same Management Company is not taxable.

The income earned by the Fund in a foreign country may be also subject to taxation pursuant to applicable regulations in the
respective country.

Taxation of Unit-holders

Income earned by the Unit-holder from the transfer of Units is taxed as gains arising from the transfer of assets. A Unit-holder has
the right to deduct all certified expenses that are directly related to the sale or switch of the Units from any gains or to add certified
expenses to any losses.

The Unit—holders will not be taxed on the exchange of Units that will occur at during the merger of the funds managed by the same
management company.

Taxation of residents of the Republic of Estonia

Natural person

A Unit-holder’s income may arise from the difference between the sales price and acquisition cost of the Units. The sales profit is
the difference between the sales price and the purchase or subscription price. If Units are sold at a price that is lower than their
purchase or subscription price, the Unit holder suffers a sales loss. Sales losses may be deducted from sales profits during the tax
year in which the loss is suffered and as gains are generated. The switch between different fund units is treated from taxation
perspective as a sale.
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Unit-holder is obliged to declare such income in the tax declaration for the relevant tax year unless this income has already been
taxed on the Fund level. When using an investment account, the transfers made into and from the account must be indicated on
the tax return.

Unit-holder income may arise also from the payment received upon the redemption of Units or the liquidation of the Fund, if that
payment amount exceeds the acquisition cost of the Unit. In case of the redemption of Units or the liquidation of the Fund, the
taxable income is the amount of the payment that exceeds the acquisition cost of the Unit.

Distributions (dividends) made to Unit-holders on behalf of the Fund are considered to be interest in Estonia and are taxable on the
level of Unit-holder, unless it is already taxed on the Fund level.

Investment account

The investment account system allows Unit-holders who are Estonian tax resident private individuals to defer their payment of
income tax on income received if they are reinvesting the income through the same investment account (i.e. an ordinary bank
account that is opened and held for investment purposes and declared as such). The income tax liability arises when an amount of
cash withdrawn from the investment account exceeds the amount paid into the account.

Legal person

The income earned from transactions involving Units, payments received from the redemption of Units, liquidation of the Fund and
distributions by resident legal persons is exempt from income tax. Such income forms part of the legal person's profit and is subject
to taxation in Estonia under general principles upon distribution of profit. In general, if a resident legal person does not distribute
dividends, no taxation obligation arises. As an exception, income tax is not charged on dividend payments by the resident legal
person, provided that income tax has been paid or exempted on Fund's level.

A legal person is obliged to declare such income in its profit and loss statement under financial income/loss in the relevant
accounting period.

Taxation of non-residents
Estonian law does not distinguish non-resident taxation regarding individuals and legal persons.

Non-resident Unit-holder income may arise from the sale or redemption of Units, if the Fund’s property directly or indirectly was
made up of more than 50% immovables or structures as movables located in Estonia at the time of the payment or during the
previous 2 year period and in which the non-resident Unit-holder had a holding of at least 10% at the time of conclusion of the
transaction. Also income tax is levied on the income earned from the liquidation of the Fund on the same conditions as specified
above. The Fund had invested more than 50% of its assets into immovables located in Estonia until the acquisition of Europa SC,
i.e. 2 March 2015.

A non-resident Unit-holder is obliged to declare such income in the tax declaration (yearly basis) of the relevant accounting period
by the 31st of March of the following year, unless this income has already been taxed on the Fund level.

Unit-holder income is exempted from tax liability in case of redemption of Units or liquidation of the Fund if the income has been
already taxed at the level of Fund.

Distributions (dividends) made to Unit-holders on behalf of the Fund are treated as interests. Income tax is charged on interests
which a non-resident Unit-holder received in connection with holding in a Fund if at the time of the payment of interest or during a
previous 2 years period, more than 50% of the Fund’s property was directly or indirectly made up of immovables or structures as
movables located in Estonia and in which the non-resident Unit-holder had a holding of at least 10% at the time of the receipt of
interest. Interest is taxable on the level of the Unit-holder, unless it has already been taxed on the Fund level.

Non-resident Unit-holder income may be also subject to taxation in the country of residence of the Unit-holder pursuant to the tax
laws applicable in that country.

Stamp Duty and Other Transfer Taxes

There are currently no stamp duties or other transfer taxes payable on the transfer of Units. However, fees and charges are
generally levied by the operators of securities accounts in the Registrar on transactions in the Units which are cleared and settled
through the Register.
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SWEDISH TAXATION
General

The Units can be held via an investment savings account and an endowment insurance. The Fund is not considered as equivalent to
a Swedish UCITS fund or a special fund. The summary below is based on the assumption that the Units are listed, and traded on
Nasdaq Tallinn and Nasdaq Stockholm when the investment is made and throughout the investment period.

Natural persons
Units held directly

Since the Fund is not considered as equivalent to a Swedish UCITS fund or a special fund the Fund would not be considered as a
legal entity, but transparent (however not a partnership) for tax purposes.

Since considered as transparent Unit-holders would be taxed as holding part of the Fund assets directly. This implies that the Unit-
holder would have to pay taxes before any actual income have been distributed from the Fund. Depending on the nature of the
assets held via the Fund the income could be subject to taxation levied at a tax rate between 30-60 percent. It may however be
possible for the Unit-holder to deduct their part of any capital losses assignable to the Fund investments.

The possibility to set off capital losses assignable to the Fund investments would depend on the nature of the Fund asset which has
generated the loss. If the loss for instance derives from an investment in unlisted shares any loss should be deductible to 5/6
against capital gains on listed or unlisted shares. An assessment would be required in each individual case to decide the possibility
to set off a loss against capital gains.

The calculation of capital gains or losses deriving from the disposal of the Units would be dependent on the underlying Fund assets,
at the time of disposal. A Unit-holder would be considered to dispose of their share in the Fund assets. An assessment is required in
each individual case to calculate the taxable capital gain or loss.

Units held through an investment savings account

If the Units are held via an investment savings account capital gains and distributions attributable to the Units would not be subject
to regular income taxation. Hence, even if the Fund would be considered as transparent, any returns on Fund investments would
not be subject to taxation with the Unit-holder. In return capital losses attributable to the assets will not be deductible for income
tax purposes.

Instead of income taxation on the returns, the account holder pays income tax on an imputed income. The imputed income is
based on the fair market value of the Units held through the account.

e The capital base for imputed income purposes is calculated as 1/4th of the sum of the account’s market value at the
beginning of each quarter including payments made to the account. This means that any change in the fair market value
of the assets (including returns) will be taken into account.

e The imputed income is calculated as the capital base multiplied by the government borrowing rate increased by 0.75
percent. The imputed income cannot be lower than 1.25 percent of the capital base. The imputed income is taxed at a 30
percent tax rate.

Even in years of negative returns tax will be levied for an investment savings account. The imputed income for an investment
savings account can be set off against capital losses and other capital expenses, such as interest.

Units held through an endowment insurance policy

If Units are held through an endowment insurance policy capital gains and distributions attributable to Units would not be subject
to income taxation. Hence, even if the Fund would be considered as transparent, the Unit-holder will not be taxed for any capital
gains or distributions deriving from the Units. In return capital losses assignable to the Units will not be deductible for tax purposes.

Instead of income tax, the policyholder pays an annual yield tax. The yield tax is based on the insurance value
e  The insurance value is normally calculated as the sum of the fair market value of held assets at the beginning of the year,
deposits made in the first six months of the year, and 50 per cent of the deposits made in the last six months of the year.
. The tax base for yield tax is calculated as the insurance value multiplied by the sum of the government borrowing rate
increased with 0.75 percent.
e  The tax base is subject to a 30 percent tax rate. The tax base cannot be lower than 1.25 percent of the insurance value.

Even in years of negative returns tax will be levied for an endowment insurance policy.
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The yield tax is considered as a definitive withholding tax. Potential losses derived from other forms of capital assets can therefore
not be offset against the deemed income of the insurance. This differs from an investment savings account, where the imputed
income can be set off against other capital losses and expenses.

Legal persons
Units held directly

Since the Fund is not considered as equivalent to a Swedish UCITS fund or a special fund the Fund would not be considered as a
legal entity, but transparent (however not a partnership) for tax purposes.

Since considered as transparent the Unit-holders would be taxed as holding part of the Fund assets directly. This implies that the
Unit-holder would have to pay taxes before any actual income have been distributed from the Fund. The income from the assets
held via the Fund could be subject to corporate income tax levied at a tax rate of 22 percent depending on the source of the
underlying income. It may therefore also be possible for the Unit-holder to deduct their part of any capital losses assignable to the
Fund investments. The possibility to set off capital losses assignable to the Fund investments would depend on the nature of the
Fund asset which has generated the loss.

The calculation of capital gains or losses deriving from the disposal of the Units would be dependent on the underlying Fund assets,
at the time of disposal. The Unit-holder would be considered to dispose of their share in the Fund assets. For certain assets, for
example shares in non-listed limited liability companies, gains may not be fully taxable or even tax free, and losses not fully
deductible or deductible at all. An assessment is required in each individual case to calculate the taxable capital gain or loss.

In Sweden the possibility to set off capital losses is depending on the asset which has generated the loss. If, for instance, a company
is considered as the owner of listed shares (due to the fact that a transparent fund’s assets comprise of listed shares) any capital
loss may be offset only against gains on shares or other securities that are taxed in the same manner as shares. Such capital losses
may, under certain circumstances, also be deductible against capital gains on such securities within the same group of companies,
provided the requirements for group contributions are met. Capital losses on shares or other such securities, which have not been
deducted from capital gains within a certain year, may be carried forward and be offset against similar capital gains in future years
without any limitation in time. An assessment is required in each individual case to decide the possibility to set off a loss against
capital gains.

Units held through an endowment insurance policy

If held through an endowment insurance policy capital gains and distributions attributable to Units would not be subject to income
taxation. Hence, even if the Fund would be considered as transparent, the Unit-holder will not be taxed for any capital gains or
distribution deriving from the Units. In return capital losses assignable to the Units will not be deductible for tax purposes. Instead
of income tax, the policyholder pays an annual yield tax.

The yield tax is based on the insurance value.
e  The insurance value is normally calculated as the sum of the fair market value of held assets at the beginning of the year,
deposits made in the first six months of the year, and 50 percent of the deposits made in the last six months of the year.
e  The tax base for yield tax is calculated as the insurance value multiplied by the sum of the government borrowing rate
increased with 0.75 percent.
e  The tax base is subject to a 30 percent tax rate. The tax base cannot be lower than 1.25 percent of the insurance value.

Even in years of negative returns tax will be levied for an endowment insurance policy.

The yield tax is considered as a definitive withholding tax. Potential losses derived from other forms of capital assets can therefore
not be offset against the deemed income of the insurance.

Possibility to credit Estonian withholding tax
General

Distributions (dividends) made to the Unit-holders, on behalf of the Fund, will be characterized as interests for Estonian tax
purposes. For further information on the Estonian taxation of dividends, see “Estonian Taxation — Taxation of non-residents” above.

Units held directly

If withholding tax would be levied the possibility to credit any withheld tax against Swedish income tax would have to be
investigated in each individual case.
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Units held through an investments savings account

If withholding tax where to be levied on income assignable to Units held through an investments savings account it would generally
be possible to credit such withholding tax against the income tax based on the imputed income.

Units held through an endowment insurance policy

If withholding tax where to be levied on income assignable to Units held through an endowment insurance policy it would generally
be possible to credit such withholding tax against the annual yield tax.

DANISH TAXATION
Danish Tax Considerations

In the below, certain Danish tax considerations relevant to an investment in Units in the Fund are summarised. This summary
contains general information only and does not constitute exhaustive tax advice. This summary addresses most, but not all, tax
consequences relating to an investment in Units in the Fund. This summary is based upon Danish laws in effect on the date of this
Offering Circular only and any subsequent amendments have not been taken into account. Please note that Danish laws may be
subject to change, including retroactive changes.

The summary below is based on the assumption that the Units are listed and traded on Nasdaq Tallinn and the Nasdaq Stockholm
throughout the investment period.

This summary does not cover investors subject to special tax schemes, and should thus not be relied on by, for example, pension
providers, banks, stockbrokers, professional investors, institutional investors, and investors with tax liability on return on pension
investments. Furthermore, this summary does not cover the taxation of individuals or corporations whose line of business is trading
in shares. When mentioned in the below, sales are understood to be sales to a third party.

Investors buying Units in the Fund should consult their own tax advisers in order to clarify the specific tax consequences resulting
from acquiring, owning and disposing of Units in the Fund. Investors possibly subject to tax legislation in jurisdictions other than
Denmark should consult their own tax advisers in order to clarify the specific tax consequences as these may differ significantly
from the below description.

Brief overview of Danish tax qualification of the fund

In our assessment, the Fund qualifies as non-transparent for Danish tax purposes. Accordingly, the Units may be taxable as either (i)
ordinary shares or (i) as shares in an “investment company” cf. s. 19 of the Danish Share Capital Gains Act
(Aktieavancebeskatningsloven). The qualification may change depending on the composition of assets held by the Fund, see further
in the below.

1. Taxation of Units qualifying as ordinary shares
1.1 Qualification issues

As mentioned above, provided that at least 85% of the accounting value (as an average over the accounting year) of the Fund’s
assets consist of (i) real property, and/or (ii) shares in companies in which the Fund owns at least 10% (not themselves qualifying as
“investment companies”), the Fund will not be deemed an “investment company”, cf. s. 19 of the Danish Share Capital Gains Act.
Instead, the Units will be deemed ordinary shares and, as such, subject to tax as described in this section 1.

If the composition of assets held by the Fund changes to the extent that less than 85% of the accounting value of the assets are
invested in (i) real property, and/or (ii) shares in companies in which the Fund holds at least 10% (not themselves qualifying as
“investment companies”), the Units will cease to be subject to taxation as ordinary shares. Following such change in qualification,
the Units will be deemed shares in an “investment company”, subject to tax as described in section 2 below.

The change in qualification of the Units will for tax purposes be deemed a disposal.

1.2 Future disposal of Units

1.2.1 Natural persons

Gains realised on the disposal of ordinary shares are subject to tax as share income at a rate of 27 per cent on any share income up
to DKK 50,600 (DKK 101,200 for cohabiting spouses). Any excess share income is taxed at a rate of 42 per cent. The threshold is

subject to annual adjustment (for 2017, the threshold will be DKK 51,700/DKK 103,400). All and any share income (i.e. including
other capital gains and dividends received) is included when computing the applicable tax rate.

135



Gains and losses realised on the disposal of shares are computed as the difference between acquisition price and the price on
disposal. The purchase price is generally determined on the basis of the average method and set as a proportion of the combined
acquisition price for all shares held by the individual in the Fund.

Losses realised on the disposal of listed shares can only be set off against positive share income stemming from listed shares.
Losses not set off will be used to set off a cohabiting spouse’s positive income from listed shares. Unused losses may be carried

forward indefinitely and subsequently used to set off income from listed shares.

Losses may, however, only be set off if the Danish Tax Authorities have been informed about ownership, etc. The necessary
information will normally be submitted to the Danish Tax Authorities by the securities depositary.

1.2.2 Legal persons

For the purposes of Danish taxation of the disposal of listed shares, a distinction is made between:

. Subsidiary Shares (shares owned by a shareholder holding at least 10 per cent of the issuing company)

. Group Shares (shares owned by a shareholder subject to either mandatory Danish joint taxation or fulfilling the
requirements for voluntary international tax consolidation).

. Portfolio Shares (shares not falling within the abovementioned categories)

Gains and losses on the disposal of Subsidiary Shares and Group Shares are not included in the taxable income. Specific regimes are
in place to prevent avoidance of the 10 percent ownership requirement through the use of holding company structures.

Gains and losses realised on the disposal of listed Portfolio Shares are included in the taxable income of the investor.

Gains and losses relating to listed Portfolio Shares are subject to tax according to the mark-to-market principle, meaning that the
taxable gains and losses are computed as the difference between the market value of the shares at the beginning and the end of a
fiscal year. Accordingly, taxation will take place regardless of whether shares have been disposed of. If listed Portfolio Shares are
disposed of before end of the fiscal year, the difference between market value at the beginning of the fiscal year and the value at
the time of disposal will be included as taxable income. Similarly, for shares acquired during a fiscal year, the difference between
acquisition value and value at year’s end will be included as taxable income. If Portfolio Shares are acquired and disposed of in the

same fiscal year, the difference between acquisition value and disposal value will be included as taxable income in that fiscal year.

A change of category from Subsidiary Shares/Group Shares to listed Portfolio Shares (or vice versa) will, for tax purposes, be
deemed a disposal of the shares followed by acquisition at market value on the date of change.

1.3 Dividends
1.3.1 Natural persons

Dividends received by Danish tax resident individuals are included as share income and subject to tax according to the rules
described above.

1.3.2 Legal persons
Dividends from Portfolio Shares constitute taxable income subject to the standard Danish corporate tax rate of 22 per cent.

Dividends from Subsidiary Shares/Group Shares are exempt from Danish tax.

2.  Taxation of Units qualifying as “investment company”-shares
2.1 Qualification issues

As mentioned above, provided that less than 85% of the accounting value (based on an average over the accounting year) of the
Fund’s assets are invested in (i) real property directly held by the Fund, and/or (ii) shares in companies in which the Fund owns at
least 10% if these companies do not itself qualify as an investment company for Danish tax purposes, the Fund will be deemed an
“investment company”, cf. s. 19 of the Danish Share Capital Gains Act. Accordingly, the Units will be subject to tax as described in
this section 2.
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If the composition of assets held by the Fund change during an accounting year to the extent that more than 85% of the accounting
value of the assets are invested in (i) real property held directly and/or (ii) shares in companies in which the Fund holds at least 10%
and not themselves qualifying an “investment company”, the Units will be subject to taxation as ordinary shares as described in
section 1 above.

The change in qualification of the Units will for tax purposes be deemed a disposal.
2.2 Natural persons

Shares in an investment company, cf. section 19 of the Danish Share Capital Gains Tax Act, are subject to tax according to the mark-
to-market principle.

Accordingly, the taxable gains and losses are computed as the difference between the market value of the shares at the beginning
and the end of a fiscal year. Accordingly, taxation will take place regardless of whether shares have been disposed of. If listed
Portfolio Shares are disposed of before end of the fiscal year, the difference between market value at the beginning of the fiscal
year and the value at the time of disposal will be included as taxable income. Similarly, for shares acquired during a fiscal year, the
difference between acquisition value and value at year’s end will be included as taxable income. If Portfolio Shares are acquired
and disposed of in the same fiscal year, the difference between acquisition value and disposal value will be included as taxable
income in that fiscal year.

The income will be subject to tax as capital income subject to Danish tax at a marginal rate of 42%.
2.3 Legal persons

Shares in an investment company, cf. section 19 of the Danish Share Capital Gains Tax Act, are subject to tax according to the mark-
to-market principle.

Accordingly, the taxable gains and losses are computed as the difference between the market value of the Units at the beginning
and the end of a fiscal year. Accordingly, taxation will take place regardless of whether Units have been disposed of. If listed Units
are disposed of before end of the fiscal year, the difference between market value at the beginning of the fiscal year and the value
at the time of disposal will be included as taxable income. Similarly, for Units acquired during a fiscal year, the difference between
acquisition value and value at year’s end will be included as taxable income. If Units are acquired and disposed of in the same fiscal
year, the difference between acquisition value and disposal value will be include