PUBLIC OFFERING AND LISTING PROSPECTUS

Offering of up t015,038,000Units

Baltic Horizon Fund

(a closeeended contractual investment fund registered in the Republic of Estonia)
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Company reserves an option to increase the number of new Offer Units to be offered in the Offering taddjtiomal 15,038,000
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completion of the Offering and allotment of Offer Unita. case the Upsizing Option is exercised in full, the total number of new

Offer Units issued inhe Offering is30,076,000 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 Manags and also other types of investors in reliance on certain exemptions available under the laws

of each jurisdiction where the Offering is beingmade @he y a G Al dzi A2yt hF¥FFSNAYIEOD YR O0AAD
Denmark and Estonia (tiew S { | A f . TheFoRe® ptieypar Offer Unit (thie h T T S N3hall Kdedd&té the NAV of the Unit

as at31 October 2017The Offer Price will be disclosed on the Website on 15 Novembét tb@llatest The OfferPrice shall not

exceed EUR 1.3%r Offer Unit.The Offer Price shall be the same for all investors in the Offering. See sédtion & ¢ SN a |y
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with the Retail Offering and the listing of the Units on the Nasdaq Stockholm and Nasdaq Tallinn in accordance withitre Eston

laws implementing Directived®3/71/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,
60KS at NP & LIS Ol datcorBahdeddyith he Gonénission Regulatioy (EC) No 809/2004 of 29 April 2004 implementing
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Annexes I, XII, XV and XXII of the pgots Regulation.

This Offering Circular constitutes a prospectus in the form of a single document within the meaning of the Prospectus Brirecti

the Securities Market Act of Estonia and has been approved as@u80 October 2017under the registration numbed.3-
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authority in the Republic of Estonia. Registration of the Offering Circular in the EFSAotoasan that the EFSA hasrified the

correctness of the information presented in this Offering Circular.

Section 5.1®f the Offering Circula6 L Y @S & G YSy it A LIS falktheSnformRtdriréquirgdander egfi@htXuzR 57 of

the ProspectufRegulationAt the date of this Offering Circulahe expected transactianarein preparatoryor negotiationgphase.
Therefore, disclosure of the transactialetailsat this stage may damage the legitimate interests of the issuer through impacting
the negotiations. Further, as th@rocessesare ongoing, information provided now may change and thus prove to be incorrect
later. EFSA has approved omitting the above information by granting an exception to the Management Company pursuant to
217(5)2 of the Btonian Securities Market Act.
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Units of the Fund have been listed on the Fund List of thel&d@Jallinn since 6 July 204 of 23 December 2016 Units of the
Fund are secondary listed on the Alternative Investment Funds market on Nasdaq Stockholm. Se@®ectiot | RYA &daA 2y (2
FYyR 58FfAy3 I NNl y3ISYSyiaso

The Offer Units will rankari passuwwith all the remaining unit®f 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 Fundtoldeis who
are not generally subject to taxation in Estonia may Wlgject to deduction of Estonian taxes as described inse@ibre | EF G A 2y d¢
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NOTHING IN THIS DOCUMENT CONSTITUTES AN OFFER OF THE OFFER UNITS FOR SALE IN THE UNITED STATES OR £
JURISDICTION WHERE IT IS UNLAWFUL TO DO SO. THE OFFER UNITS HAVE NOT BEEN AND WILL NOT BE REGISTERED L
U.S.SECURITIES A®B3, AS AMENDEDHEU.S. SECURITIES A©R 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
IN REGULATIONUBIDER THE U.SECURITIES ACTHE OFFER UNARE SUBJECT TO CERTAIN SELLING RESTRICTIONS. SEE
SECTIORPT d¢9wa{ ! b5 /hb5L¢Lhb{ Chw ¢1 9 hCCO9wLbD®E

The date of this Offering Circular38 October 2017
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1. SUMMARY

¢CKA&E {dzYYFNEB A& YIRS dzLJ 2F RAAOf 2adzNB  NBIj dzamnBEYYXY (Disclodug2 6y |
Requirements in Summaries) of the Prospectus Regulation. These elements are numbered in SedidAsIAE.7) below. This

Summary contains all the Elements required to be included in a summary for this type of securitiesuandBssause 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 possiblestaaant

information can be given regarding the Element. In this case a short description of the Element is included in the Suthrifery wi
YSyGAazy Wy2{d LI AOlIofSQd

Section A - Introduction and Warnings

A.1 | Warning This summary should be read as iatroduction to the Offering Circular. The summary informati
set out below is based on, should be read in conjunction with, and is qualified in its entirety b
full text of this Offering Circular, including the financial information presented herdiny
consideration to invest in the Offer Units should be based on consideration of the Offering Circ
a whole by the investor. Where a claim relating to the information contained in the Offering Ci
is brought before a court, the plaintiff iegtor might, under the applicable law, have to bear the cq
of translating the Offering Circular in the course of the legal proceedings or before such proce
are initiated. No person assumes civil liability for this summary or the information haneiess it is
misleading, inaccurate or inconsistent when read together with the other parts of the Off
Circular, or does not provide key information to allow investment decision making.

A.2 | Consent by the Not applicable
issuer

Section B - Issuer

B.1 | Legaland Baltic Horizon Fund
commercial name

B.2 | Domicile, legal The Fund is a public closedded contractual investment fund. The Fund is a real estate fund.
form and
legislation The Fund is registered in the Republic of Estonia.

B.3 | Key factors The Fund is a real estate fund and invests directly or indirectly in real estate located in Estonia,
relating to the and Lithuania, with a particular focus on the capital&llinn, Riga, and Vilnius. See more informat
Fund and its 2y (KS CdzyRQa Ay g$minveowid LRt AOE Ay 9fSYSy
activities

The Fund Rules were registered with Estoniagmafcial Supervision Authority on 23 May 20T6e
Fund completed an initial public offeringn 29 June 2016 raising EUR 21.0f proceeds for|
acquisitions of new properties. On 30 June 2016 Foed merged with BOF and took over all asg
and liabilities of BOF including its property portfolioSofommercial properties. Unitolders of BOHR
became Unitholders of the Fund asnits of BOF were converted intonifis of the Fund at a ratio 0
1:100 BOFwasa closedended contractual real estate investment fund registenedEstonia with the|
Estonian ancial Supervision Authorign 1 September 201@n 6 July 2016 Units of the Fund we
listed on Nasdaq Tallinfn November 2016the Fund completd a secondary public offering raisir
EUR19.6m of new equity for investing into new properties. On 23 December 206Fund Units
were secondarylisted on Nasdaq Stockholm June 2017, the Fund carried out a new second
public offering raising EUR4m of additional equity for acquisitions of attractive properties.

The Fund generates returns to the Uhitlders by investing in commercial real estate asseitmarily
at central and strategic locations in the Baltic capital cities. Atra focuses on fulgteveloped
premium office and retail properties with higfuality tenants mix, low vacancy and stable and strg
cash flows. The Fund generates revenue bgilepout space at its properties to tenants. Const
flow of rental income is the basis for the Fund to distribute dividends to its-hitéders. The Fung
seeks to become the largest commercial property owner in the Baltidke longer term it targetso
reach a property portfolio size of EUR00m and NAV of EUR 500m in order to maximize-tuiter
returns through cost efficiencies, ensure high liquidity of its Uaitd increase diversification acro
properties, tenants, property classes and cities

¢KS CdzyRQa Ay@SadyYSyd adNraGasS3ae rava G2 Gt

According to Colliers, prime yields for office and retail properties in the Balticatasiood at 6.5
6.8% at the end of 2016'hey exceeded yields in Niic capitals by approximately 2.5% and Wars
and Pragueby approximately 1.5%. Higher property yields enable the Fund to generate greate
returns, which are paid out to Unftolders as dividends, and also offer a potential for cap




appreciation de to possible compression in the Baltic yields. The Fund targets a debt level of §
the value of its properties enabling to leverage returns to Wwitders and utilize currently low
market interest rates. Dividends are targeted to yiel@% of investd equity per annum, payable 0|
a quarterly basis.

The focus on the Baltic commercial real estate is also based on positive leasing trends: low V
gradually growing rent rates and a significant and still increasing presence of large interng
tenants. In addition, rising activity in the Balticoperty transaction market leads to greate
F oAt oAt AGE 2F LRIGSYGALE | OljdzaaAadAiazy G+ NH
investment strategy.

¢tKS Cdzy RQ&a 3I823IN) LIKAOIE FT20dza 2y GKS tultibniim
the region. All three Baltic countries are members of the EU and have euro as a national cu
Their economies have been growing at@nsiderablyhigher pace than the EU average. Rankgd
real GDP growth over 20D16(Eurostat), they ar@ the top8 of the fastest expanding members

the EU. The EC forecasts economic growth in the Baltics to continue outperforming the EU a
Furthermore, government debt and private debt levels of the Baltic countries are among the low
the EU.Government debt to GDP ratio of Lithuania, the highest of the three, stoo@%tat the end
of 2016 ¢ substantally below the EU average of @5(according to the EC).

B.4a

Significant trends

The growth of the GDP of Baltic countries has significantly outperformed EU averaggethe period
from 2000 to 2016, annual real GDP growth averaged 4.0% in Lithuania{tfest8st in the EU)
3.6% in Latvia (the"bfastest) and 3.2% in Estonia (tBE ¥ G Sadoe Ly O2yiN
expanded by only 1.3% real per annum over the same pefib@. EC forecasts that buoyed

growing private consumptiorand a rebound in investmentthe Baltic economieswill continue
expanding at a considelody faster pace than EU as a wholéne EU is expectedotachieve real GD
growth of 1.9% in 2017and 20B whereas Lithuania is forecast to deligrowth of 2.9% in 2017 an
3.1% in2018, Latvia to increase by 3.2% in 2017 an#&63r52018 and Estonia gwow by 2.3% in 2017
and 2.86 in 2018.

Government finances of the Baltic States stand out in the European context as prudent, f
responsible and not overburden by debt. The Baltic countries have one of the lowest gover
debt levels in the EWWhereas the overall Ebad a gross debt to GDP ratio of 85% at the end of 2
9ad2y Al Qa 3 2a@éuntdl YoSoyilii 10d06 GOP (the lowest in the EU) gnd i Grd:
[ A G Kdzl yo% the# and the8™hlowestrespectively.

The activity in theBaltic property transaction markegrew rapidly in recent yearsAccording to
Colliers the turnover of property transactions, aggregated for all threstiB countries, reached al
all-time record of 1.4bn in 2015 and remained high at EURMLr2 2016.0ffice and retail propertieg
togetherconstitutedapproximately two third®f the transaction volume in 2016

Prime yields in the Baltic capital cities have been gradually declining since 2010 on the back g
and growing economy, improving real estanarket fundamentals (declining vacancy and increag
rent rates), falling borrowing costs and high demand for cash-flemerating assets in a low intere
rate environment. At the end of 2®@lprime yields for office and retail properties stood &B8%in

Riga, 6.75% in Vilnius and %5n Tallinn. Despite a downward trend, yields in the Baltic capitalg
still considerably higher than in Poland and even more so than in Nordics. Cdilienates that at
the end of 2016rime yields for office and tail (SCs) properties we25% in Warsaw, 25-5.25%
in Copenhager.9-4.25% in Oslo and 340% in Stockholm.

Stock of modern office space in the Baltic capital cities increas@ddtp 1,765 thousand sgm of G|
in 2016 Office vacancgtood at 4.5%n Riga6.3%in Vilniusand 6.9% in TalliniDevelopment activity|
has picked up recently in Vilnius and Tallinn office markets as growth in demand for office pré
has outpaced additions to supply. The demand has been supported by launches of ned straice
centers of international companies, especially in Vilniusighificantpart of office buildings unde
construction are prdet.

Retail space (in shopping centems)the Baltic capitals rose by 5% to 1,870 thousand sqm of G
2016 Vacancyrates inSCs were lovg 2.7% in Riga, 1.6% in Vilnius and%. Tallinn. The mosg
successful SCs in the Baltic capital cities effectively had no vacant space. Demand for retail sj
been supported by increasing household consumption which has teemain driver of economig
growth in the Baltics in recent yeais 20142016retail trade (excl. motor vehicles and motorcycle
was expanding yearly by 4.8% real on avetiaghe Baltic countries exceedir2g7% rise in the EU an
2.0% in the euro areaDevelopment activity in retail property sector has been modest and below|




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 rankpari passwvithout preference or priority among themselves.
To the extent known to the Management Company, no oider holds majority of the Units and
controls the Fund.

B.7 | Selected On 30 June 2016 the Fund merged with BOFtan#l over all assets and liabilities of BOF. Unitg
historical BOF were converted into unitsf the Fund at a ratio of 1:100 (1 unit of BOF was exchanged intg
financial units of the Fund). At the time of the Merger, the Fund had no assets and liabilities of its own.
information historical financial and operational performance of BfiBr to the Merger is directly comparable th

Cdzy RQa LISNF 2 NMMSINB G 81l T §addiisedBric fiddngdNiteacial statements ftie
year ended 31 December 2086 . fin@rRial resub prior to the Merger are presented as those
the Fund. For these reasons, in this Offering Circular past results of BOF are presented as resu
Fund.

The consolidated financial information, provided in the following tables, has been deriveltbass:

- For the inteim period of Januarg June 201{andthe corresponding period of 2006Y (i K §
reviewedinterim consolidated financial statements for thentonth period ended 30 June 201
prepared according to the IFRS

- For year 2016: theCdzy RQ& | dzRAGSR 02y
December 2016 prepared according to the IFRS

2t ARIGSR

Q¢

TAY

- C2NJ @SINJ uaAamMpY . hCQa | dzZRAGSR & | thedpéa ddied 31
December 2015 prepared according to the [FRS
- ForyearhnmnY . hCQ&a FdzZRAGSR aLISOAIE LIzN1J2as$s

ended 31 Deamber 2014 and 31 December 201Because prior to 2015 BOF was qualified as
investment entity under IFRS 10, these statements do not comply withsadidation
requirements in IFRS 10 according to which investment entities are required to measure
subsidiaries at fair value through profit and loss rather than consolidate them. Apart fron
exception, these special purpose financial statemerts prepared based on all other standar
and interpretations of the IFRS.

The Fund reports its financial results in the consolidated famyears prior to 2015 BOF qualified
an investment entity under IFR®. According to consolidation requiremenin IFRS 10, investme
entities are required to measure subsidiaries at fair value through profit angl ftather than
consolidate themln order to provide prospective investors with comparable financial information
years prior to 2015, special puwrpe consolidated financial statements have been prepared for 201

Tablel: Consolidated income statement ahe Fund EUR thousand

Jan-Jun Jan-Jun
2014 2015 2016 2016 2017
Rental income 3,048 6,073 7,874 3,276 5,667
Service charge income 829 2,062 2,594 1,193 1,843
Cost of rental activities -1,177 -2,796 -3,315 -1,554 -2,302
Net rental income 2,700 5,339 7,153 2,915 5,208
Administrative expenses -665 -984 -2,190 -980 -1,400
Other operating income - 267 97 78 13
Net loss on disposal of
. . - -10 - - -
investment properties
Yaluatlon galnsllos.ses on 611 2.886 2737 441 339
investment properties
Operating profit 2,646 7,498 7,797 1,572 4,160
Financiaincome 72 17 14 8 43
Financial expenses -656 -1,100 -1,253 -533 -775
Profit before tax 2,062 6,415 6,558 1,047 3,428
Income tax charge -55 -890 -798 -175 -936




Profit for the period 2,007 5,525 5,760 872 2,492

Earnings per unit (basic and
diluted)*, EUR

Source:reviewedinterim consolidated financial statements of the Fund for enonth period ended 8 June
2017, audited consolidated financial statements thfe Fund for year 201@&nd audited consolidated financig
statements of BOF for years 202815
* On 30 June 2016 the Fund medgwith BOF and took over all assets and liabilities of BOF. Units of BOH
converted into units of the Fund at a ratio of 1:100 (1 unit of BOF welsamged into 100 units of the Fund). ]
ensure the comparability of historicpkr unitfigures,numbers of units prior to the Mrger were recalculated by
multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers or erésused to
compute comparabl@er unitfigures.

0.10 0.23 0.12 0.03 0.04

Table2: Consolidated financial position ahe Fund EUR thousand

31 Dec 31 Dec 31 Dec 30 Jun
2014 2015 2016 2017

Investment properties 46,170 86,810 141,740 157,274
Investment property under construction - - 1,580 3,390
Derivative financial instruments - - - 6

Other noncurrent assets - 263 288 77
Total noncurrent assets 46,170 87,073 143,608 160,747
Trade and other receivables 214 840 1,269 1,282
Prepayments 11 81 178 210
Cash and cash equivalents 2,626 1,677 9,883 8,628
Total current assets 2,851 2,598 11,330 10,120
TOTAL ASSETS 49,021 89,671 154,938 170,867
Paid in capital 22,051 25,674 66,224 75,597
Own units - - -8 -

Cash flow hedge reserve -194 -199 -294 -57
Retained earnings 2,458 6,218 10,887 10,688
Total equity 24,315 31,693 76,809 86,228
Interest bearing loans and borrowings 22,395 39,586 58,981 63,830
Deferred tax liabilities 670 3,673 4,383 5,380
Derivative financial instruments 149 215 345 74
Other noncurrent liabilities 160 451 935 849
Total noncurrent liabilities 23,374 43,925 64,644 70,133
Interest bearing loans anborrowings 644 11,608 10,191 11,106
Trade and other payables 534 2,036 2,876 3,039
Income tax payable - 112 46 24
Derivative financial instruments 60 17 - -

Other current liabilities 94 280 372 337
Total current liabilities 1,332 14,053 13,485 14,506
Total liabilities 24,706 57,978 78,129 84,639
TOTAL EQUITY AND LIABILITIES 49,021 89,671 154,938 170,867

Source:reviewed interim consolidated financial statements of the Fund for Bienonth period ended @ June
2017, audited consolidated financial statements tife Fund for year 2016 and audited consolidated finan
statements of BOF for years 202815

Table3: Consolidated statement of cash flows tfe Fund EUR thousand
Jan- Jan-

2014 2015 2016 Jun Jun
2016 2017

Operating activities




Profit before tax 2,062 6,415 6,558 1,047 3,428
Adjustments for norcash items:
Value adjustment of investment

. -611  -2,886 -2,562 441 -382
properties
Value a_djustment ohvestment ) i 175 i 43
properties under construction
Gain/loss on disposal of investment ) 10 i i i
property
\(alue aQJustment of derivative 14 18 i 6 i
finance instruments
Change in allowance for bad debts 29 22 17 - 22
Financial income -72 -17 -14 -8 -43
Financial expenses 656 1,100 1,253 533 775
Working capital adjustments:
Decreasefincrease in trade and 81 156 204 140 167
other accounts receivables
-Increase/decrease in other curren 271 82 106 -40 106
assets
-Decrea.selllr?c.rease in other nen 83 120 69 43 129
current liabilities
Increasefdecrease in trade and 77 69 .398 247 349
other accounts payable
-_De_c_r_ease/mcrease in other current 559 407 50 43 71
liabilities
Refundedfpaid income tax -102 -54 -103 -45 -20
Net cash flow from operating activities 1,767 4,966 4,285 2,407 3,001
Investing activities
Interest received - 17 14 8 5
Acqu_lsnlon ofsubsidiaries, net of cash 1357 -7,6571 20,098 i i
acquired
Acquisition of investment properties - - -15,454 - -14,362
Disposal of investment properties - 990 - - -
Advance payment on investment ) i 200 i i
property
Investment property development ) 1643 -1,660 1453  -1.296
expenditure
Capltalt_expendlture on investment 468 570 -380 170 326
properties
Net cash flow from investing activites -1,825  -8,863 -37,778 -1,615 -15,979
Financing activities
Proceeds from bank loans, net of fees 499 4,804 8,084 445 14,661
Repayment of bank loans -463 -2,684  -4,722 -954 -8,955
Proceeds from issue of units 3,019 3,160 40,550 - 9,381
Repurchase of units - - -8 - -
Profit distribution to unitholders -184  -1,302 -1,091 - -2,691
Interest paid -643  -1,030 -1,114 -500 -673
Net cash flow from financing activities 2,228 2,948 41,699 -1,009 11,723
Net_change in cash and cash 2,170 -949 8.206 217 -1,255
equivalents
Cas_h a_nd cash equivalents at the 456 2,626 1,677 1,677 0,883
beginning of the year
Cash and cash equivalents at the end 2,626 1,677 0,883 1,460 8,628

of the year

Source:reviewedinterim consolidated financial statements of the Fund for enonth period ended 8 June
2017, audited consolidated financial statements thfe Fund for year 2016 and audited consolidated finan




statements of BOF foryears 262015 Ly . hCQa | dzRAGSR O2y a2t A RacquiSiton of
subsidiaries, net of cash acquired,year 2015 is equal to EUR 6,324 thousancchviis comprised of EUR 7,64
thousand payment (net of cash acquired) for an acquisition of Europa SC reduced by EUR 1,333 thousand
OF&akK SljdagriSyia KStR o6& {t+a i G(KS o0S3aAyyray3a {4
AY . hcCcQa aidlidzda dzy RSNI LCw{ wmn FNBY -ihvgstmanyadtByaini2gis.yin
.hcqQa O2y&az2tARIFIGSR aidldSySyia 2F OlFaK Ft2ga F2NJ
reflect nonconsolidated pasion, i.e. only cash held by BOF itself (EUR 1,293 thousanofddnto consolidate
cash held by SPVs at the beginning of 2015, the amount is recognisedasgdésition of subsidiaries, net of ca
acquired,as a positive cash flow item. This EUR 3 ,B®usand consolidation adjustment is eliminated from t
table above because in it cash and cash equivalents at the beginning of 2015 alreadythefleatsolidated
position, i.e. cash held by both BOF itself (EUR 1,293 thousand) and all its SPM33&tHRusand).

2 Part of cash and cash equivalents have been restricted following requirements set in bank loan agreems
30 June 2017, the restricted cash amounted to EUR 430 thousand.

Table4: Key indicators ofhe Fund

Property-related
Value of investment properties,
ELURO00 prop 46,170 86,810 141,740 87,238 157,274
Number of properties, period end 4 5 8 5 9
Rentable area, sqm
Period end 30,928 48,651 75,107 50,889 83,663
Period average 28,322 44,718 58,936 49,032 80,830
Vacancy rate
Period end 6.3% 2.0% 2.6% 3.6% 2.0%
Period averagze 9.8% 2.8% 3.2% 3.6% 2.1%
Net initial yield 6.6% 71%  6.8% 6.7% 6.9%
Financial
EPRA NAV per ufit EUR 1.16 1.48 1.48 1.40 1.47
NAV per unit, EUR 1.12 1.27 1.34 1.27 1.33
Adjusted earnings per urif, EUR 0.10 0.23 0.14 0.05 0.06
Adjusted ROE 9.3% 194  10.8% 8.6% 8.6%
Adjusted cash earningEUR'000 1,349 3485 4,656 1,943 3,442
Adjusted cash earnings per uhiEUR 0.07 0.15 0.10 0.08 0.06
Adjusted cash ROE 6.2% 122% 7.5% 12.2% 8.9%
Dividends per unft EUR 0.051  0.072 0.050° - 0.041"
Interest coverage ratiG 3.2 4.3 4.4 3.8 5.4
LTV 49.9% 59.0%  48.8% 58.1%  47.6%
?gvsetlggt,e,go"g’erage number of units 44 767 23915 47,351 25,017 57,631
,’;‘S?ber of units issued at period €hd ) 2o 55 017 57,265 41,979 64,656

Sourceratios and indicatorin the tablehave been computed using information provided in Belzy RQ& I
audited consolidated financial statementseviewed interim consolidated financial statementand internal
management reports. The ratios anddicators themselves havaneither been audited no reviewed by
independent auditors.

! 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 matithigtes.

4 0On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of F
converted into units of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the FU
ensure the comparalbifyy of historicalper unitfigures, numbers of units prior to thiglerger were recalculated by
multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers or units were u
compute comparabl@er unitfigures.

5 EPRA NAV @&smeasure of long term NAV, proposed by European Public Real Estate Association (EPRA) a
used by listed European property companies. It is designed to exclude assets and liabilities that are not exp|
crystallise in normal circumstances buas the fair value of financial derivatives and deferred taxes on prop
valuation gains. EPRA NAV = NAV per financial statements + derivative financial instruments liability net o]
deferred tax asset + deferred tax liability related to investingroperty fair and tax value differences.

® Earnings per unit for 2016 were adjusted to exclude EUR 938 thousandfoegpenses related to publi
offerings. No adjustments were performed for years 2015 and 2B&#ings per unit for H2017were adjusted




to exclude EUR 37Bousand oneoff expenses related to public offerings aBWR 452 thousand orwf deferred

GFE NBfIFGSR (2 NBJI f dzt (EkrBings perfunitifor 12016k adjustedBo @l EU
500thousand me-off expenses related to public offerings

" Adjusted return on average equity (ROE) = adjusted earnings per unit / average NAV per unit; where aver
per unit = ( NAV per unit at the beginning of the period + NAV per unit at the end of the péribdEstimates for,
AYGSNAY LISNA2RE 6SNB Fyydzad Al SRd ¢KS OFt OdzZt I (A2
dated 8 May 2017, where Adjusted ROE was computed as profit for the period / average total equity. Use
unit figuresinstead of absolute figures enables to account for precise timing of issuances of new units an
effect on ROE because adjusted earnings per unit, a numerator in the formula, is computed usingiginted

average number of units issued.

8 Adjusted ash earnings = profit before taxaluation gains or losses on investment propertiest gains or losses
on disposals of investment propertiegpaid income taxesA figurefor 2016 was adjusted to excludEUR 938|
thousand oneoff expenses related to fhlic offerings. No adjustments were performed for years 2015 and 201
figure for HL 2017 vasadjusted to exclude EUS¥3thousand oneoff expenses related to public offerings figure
for H1 2016vasadjusted to exclude EUB®0thousand oneoff expenses related to public offerings.

® Adjusted cash ROE = adjusted cash earnings per unit / average NAV per unit; where average NAV per un
per unit at the beginning of the period + NAV per unit at the end of the period Estmates for interim periody
GSNB FyydzadtAl SR ¢KS OFftOdzag A2y YSGiK2R 6la NBO
2017, where Adjusted cash ROE was computed as adjusted cash earnings for the period / average total eq
of perunit figures instead of absolute figures enables to account for precise timing of issuances of new un
their effect on cash ROE because adjusted cash earnings per unit, a numerator in the formula, is comput
time-weighted average number of its issued.

% Represents two quarterly dividends for 2016 profit: EUR 0.026 per unit for Q3 2016 profit, announced
October 2016 and paid on 28 October 2016, and EUR 0.024 per unit for Q4 2016 profit, announced on 20|
2017 and paid on 7 Febmg2017.

" Represents two quarterly dividends: EUR 0.023 per unit for Q1 2017 profit, announced on 28 April 2017 4
on 18 May 2017, and EUR 0.018 per unit for Q2 2017 profit, announced on 4 August 2017 and paid on 2
2017.

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

3 Loanto-value (LTV) = total interest bearing loans and borrowings / value of investment properties.

Interim results in the firsté months of 2017

In thefirst half of 201740 KS Cdzy RQ& y S NBy 1obsfyearioy gear¥cSEUR &1
thanks to asingificanty expanded property portfolio. Upmalas Biroji (acquired in August 2016)
Dn{ | SIRljdzZ N0ISNBR 602dzAK3{ Ay WdzZ & wnwnmc0OI 6K
initial public offering, generated EUR 0.8m and EUR 0.6m of net rental incormectiesly. Piirita
(purchased in December 2016) and Duetto | (bought in March 2017), which were acquired
LINE OSSRa FNRY {(KS CdzyRQa &aSO2yRINE Llzmf Aol
0.5m and EUR 0.3m of net rental income respectivBlgt rental income at properties that wer
already owned at the beginning of 2016 increased by EUR 0.2m year on year owing mainly to
Pro whose ?’stage was fully commissioned in May 2016.

Administrative expenses totaled EUR 1.4m in the first bfl2017 compared to EUR 1.0m in t
corresponding period of 2016. Of that, co& public offering expenses amounted to EUR 0.4m
were EUR 0.1m lower than in the first 6 months of 2016.

Net financial expenses grew B9% year on year to EUR 0.&sadditional bank debt (in combinatior
with new equity capital from the public offerings) wassed to finance acquisitions of new propertig
On the other handaverage cost of debtemained at a similar levej 2.0% in the first half of 2011
versus 2.1% ithe same period of 2016.

Income tax rose to EUR 0.9m from EUR 0.2m in the corresponding period of 2016. The incre
significantly affected by oneff recognition of EUR 452 thousand deferred tax in relation
NBGIFfdzZ GA2y 27F ! LIYThé ihchme .tak Bo2gie® decalide y6iRhighelf pRofits
Lithuanian and Latvian properties which were boosted by valuation gains. However, current i
tax amounted to only EUR 21 thousand and was comparable to the level recorded in the
months 0f2016.

Results in years 20142016

In 2016 net rental income rose by 34% to EUR 7.dnven both by higher income at existin
properties and contribution from new properties acquired in 2016. Of the existing properties, E
{/ Qa ySi NBWIYIEUR G hanksSo fdl Mdamtributiont Y R 52 Ydza t N
income expanded by EUR 0.2m due to commissioning of its 3,700 %chlsta@e. Of the new
properties, G4S Headquarters, purchased in July 2016, and Upmalas Biroji, bought in Augu
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each added EUR 0.5m ét rental income while Piirita, acquired in December 20jéherated EUR
32 thousand. The 3 new properties willleédd®2 + aAT S 6t S Ay ONBIasS A
since they will be owned for the whole yedn 2015 net rental income doubled to EUR3n from
EUR 2.7m in 2014. The increase was primarily attributable to Europa SC, acquired in March 2Q
contributed EUR 2.0m during the year. Net rental income of Domus Pro grew by EUR 0.4m th
its full year contribution and a drop in its vacancy.

Administrative expensesicreased to EUR 2.2m in 2016 from EUR 1.0m in 2015. The main reag
the increase was EUR 0.9m eof expenses related tti KS LINB LI NI G§A2y | yR
initial public offering in June 2016 and its secondary public offering in November 2016
management fee rose by EUR 0.1m to EUR 0.7m as the base for itatmalotuINAV before the
Merger and market capitalization after the MergeexpandedIn 2015 administrative expenses gre
to EUR 1.0m from EUR 0.7m in 2014 as higher NAV led to increased management fee.

Valuation gains on investment properties amountedBUR ZZm in 2016, EUR 2.9m in 2015 aBdR
0.6m in 2014. Properties have been recognised at fair value based on independent appraisal
have been carried out leastonce a year.

Net financial expenses grew ®UR 1.2nmin 2016from EUR 1.1m in 2015 arlUR 0.6m ir2014
Increases were attributable predominantly to rising interest expersgesn amount of bank loan
expanded withanA Y ONB | aAy3 &AT S 2F GKS Cdzy RQ& LINE LY
finance acqisitions of new propertiesAs a result,ihancial debt grew to EUR 69.2m at the end
2016 fromEUR 51.2m at the end of 2015 and EUR 23.0m at the end of 2014.

Income tax amounted to EUR 0.8m in 2016 comprised of EUR 0.1m current income tax and E
deferred income tax. Deferred income tax was attributable to fair value gains from external prg
gl tdzZ- GA2ya a 6Sttf | a RSLINBOAIFIGAZ2Y 27F LINEL]
in determining current taxable income. In 2015dnte tax went up to EUR 0.9m (fully comprised
deferred tax) from EUR 0.1m in 2014 caused by substantially higher profits from properties loc
Lithuania. Over years 2022016, income taxvasrecorded only for properties based in Lithuania &
Latvia Estonian properties, on the other hand, incurred no income tax because they did ng
dividends- retained profits are tax exempt in Estonia.

B.8 | Proforma Not applicablePro forma financial information is not provided in the Offering Circular.
financial
information

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

B.10 | Qualificationsin | All financial statementsprovided in this Offering Circular received unqualified opinions fr
audit reports independent auditors.

B.34 | Investment The objective of the Fund is to provide its uhdlders with consistent and above average i
objective and adjusted returns by acquiringpigh quality cash flow generating commercial properties with
policy potential for adding value through active management, thereby creating a stable income stre

high yielding current income combined with capital gains. The focus of the Fund is to direxgty or
indirectly, in real estate located in Estonia, Latvia, and Lithuania, with a particular focus on the g
- Tallinn, Riga, and Vilniusand a preference for city centres within or near the central busin
districts.
Atleast 80% of th€ dzy RQa 3INRaa | aasSad ortdzS Ydzad 0SS A
real estate in accordance with the investment objectives and policy of the Fund. Up to 20%
Cdzy RQa 3INRaa aasSa o tdzS Yl & o0 8umansOréaassstRof th
Fund may be invested in derivative instruments only for the purpose of hedging the property
risks.
The Fund shall meet the following risk diversification requirements:
w up to 50% of the gross asset value of the Fund tpayinvested in any single real esta
property, or in any single real estate fund;
w the annual rental income from one single tenant shall not form more than 30% of the
annual net rental income of the Fund.
B.35 | Borrowing The Management Company has, on account of the Fund, the right to guarantee an issue of se

and/or leverage
limits

provide surety, take a loan, issue debt securities, enter into repurchase or reverse repu
agreements, and conclude other securities borrowing transasti Subject to the discretion of th
Management Company, the Fund aims to leverage its assetstargets a debt level of 50% of th
valueofitsassetd G y2 LIRAYyUlG Ay GAYS YIé& (KS CdzyRQa

Loans may be takefior periods of up to 30 years.
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B.36 | Regulatory status| The Fund is registered with, and is regulated by the Estonian Financial Supervision Authority
and the name of | (Finantsinspektsiogn
a regulator
B.37 | Profile of a A typical investoof the Fund is either an institutional or a retail investor seeking to have a mediu
typical investor long term indirect exposure to commercial real estate property. Investors should be ready to 3
investment risk generally inherent to real estate markets. Proviflédl (i Cdzy RQa Ay @
with a long term perspective with a view to gain both from the increase of the property value
economic cycles and through continuous cash flow generation, also investors are expected to
with a long term view. Rthermore, investors who expect regular distributions out of cash flows
dividends, interests) should consider an investment in the FAng.investor who has had no or ver
little experience in investing in real estate funds or directly in commkre&l estate property, shoulg
consult their professional adviser in order to learn about the characteristics and risks associatg
such investments.
B.38 | Identity of assets | According to the Fund Rules, up to 50% of the gross asset value of the Fund may be investe
in which the Fund| single real estate property, or in any single real estate fund.
invested more
than 20% of its As 0f30 June2017, the fair value of Europa SC, a shopping mall in Vilnius, constiagaximately
grossassetvalue| 28 2F G KS Cdzy RQasw dNR ardperty po#fdlid dalud: MdRother single prope
(or other investment) comprised more than 20% of fhend2 & 3 NP & & onl3@Jan82017. 0 |- £
B.39 | Identity of The Fund has no investments in other collective investment undertakings.
collective
investment
undertakingsin
which the Fund
invested more
than 40% of its
gross asset value
B.40 | Service providers| The main service providers to the Fund are the Management Company and the Depd

and fees

SeeElement B.41 below.

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

According to the Fund Ruletiet management fee shall be calculated as follows:

wthe management fee shall be calculated quarterly based on thmoB8th average marke
capitalisation of the Fund. After each quarter, the management fee shall be calculated on th
banking day of the following quarter.

w the management fee shall be calated based on the following rates and in the following tranchg

- 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
below EUR 100 million;

- 1.00%o0f the part of the market capitalisation that is equal to or exceeds EUR 100 million
below EUR 200 million;

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

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

w the management fee shall be calculated after each quarter as follows:
- the market capitalisation as calculated on the fee calculation date, split into the tranche
each tranche othe market capitalisation (MCgpmultiplied by
- respective fee rate (fr applied to the respective tranche, then the aggregate of the fees f
each tranches multiplied by
- the quotinent of the actual number of days in the respective quarter (Agtultided by 365
days per calendar year, as also indicated in the formula below

((MCap x R)+...+(MCapx F)) x (Actua)/ 365)

win case the market capitalisation is lower than 90% of the net asset value, the amount equal t
of the net asset value shall be used for the Management Fee calculation instead of the 1
capitalisation. In this case, the net asset value means theage quarterly net asset value and su
management fee adjustments shall be calculated and paid annually after the annual report
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Fund for the respective period(s) has been audited.

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

The performance fee is calculatethnually by the Management Company and is accrued to
performance fee reserve. Once the performance fee reserve becomes positive, the performan
can be paid to the Management Company. However, the performance fee for the year shg
exceed 0.4% T (G KS CdzyRQ&a I @SNI 38 ySiG aasSa Ot dzd
performance Fee shall not be less than® s 2F GKS CdzyRQ& | gSNI 3
performance fee limit).

A performance fee for the first year of theuid (i.e. 2016) shall not be calculated. Hegformance
fee first becomes payable in the fifth year of the Fund (i.e. 2020) for the period of 2017, 201
2019.

The Depositary shall be paid a depositary fee for the provision of depositary sentesmribal
Depositary Fee will be 0.03% of the gross asset value of the Fund, but the fee shall not be Ig
EUR 10,000 per annum. In addition, the Depositary shall be paid or reimbursed for fees afd
pocket expenses related to the transactionsdaan account of the Fund.

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

B.41 | Investment Northern Horizon Capital AS, registry code 110253d8resst 2 NJ/ 2,MO.45 Tallinn, Estonia, ad
manager 4 GKS FdzyR Yyl 38SySyid O2YLlyeée 2F (KS CdzyR

Swedbank AS, registry code 10060701, address Liivalaia 8, 15040 Tallinn, Estonia acts

depositary for the Fund. The depositaryayndelegate its tasks to third party service provider

O2YLX ALyOS 6A0GK GKS NBIdA I GA2ya | yR GKS Cdz

B.42 | Net assetvalue | The net asset value of the Fund shall be calculated monthly, as of thédaging day of each

calculation and
communication

calendar month. The net asset value of the Fund and of a Unit shall be made available on the \
(www.baltichorizon.corp via a stock exchange releasend at the registered office of thg
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 h
investrents in other collective investment undertakings.

B.45

Description of
iKS CdzyR
portfolio

On 30 June 2017 K S C dapeRyQpdrifolid consistd of 9 commercial properties located in th
capital cities of the Baltic StateShe fair value of the portfolio amounted 8UR %7.3m and it had
83.7thousand sqm of rentable are¢. KS Cdzy R (221 2 @Shidings &Qdesultlg
the Merger with BOF on 30 June 201By investing proceeds from thaitial public offerhg

completed on 29 June 2016, the Fund acqui?zedore properties:G4S Headquarteris Tallinn on 12
July 2016 and Upmalas Biroji in Riga on 30 August Hifty raised in the secondary public offeri
completed on 30 November 2016 was deployed to purchase the latest 2 properties: Piirita in |
on 16 December 2016 and Duetto | in Vilnius on 22 March 2017.

Table5Y

i KS rapdry poffélio, B0 June2017

Property Sector Fair value, Rentable Vacancy WAULT, No of

EUR'000 area, sqm years tenants
Europa SC Retail 38,800 16,856 6.6% 3.8 71
Upmalas Biroji Office 24,052 10,419 0.2% 4.3 9
Domus Pro Retail 17,186 11,247 2.4% 55 28
G4S Headquarters Office 16,080 8,363 0.0% 5.4 1
Lincona Office 15,920 10,859 2.1% 4.0 14
Duetto | Office 14,890 8,500 0.0% 4.8 6
Coca Cola Plaza Leisure 13,180 8,664 0.0% 5.7 1
Piirita Retall 11,590 5,492 0.0% 6.4 20
Sky Supermarket Retail 5,582 3,263 2.3% 4.4 20
Total 157,274 83,663 2.0% 4.7 170
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"Does not include EUR 3.4m fair value '868ge which was under construction.

2 An effective vacancy rate of Duetto | was zero because YIT Kausta, a seller of the pppeiteda 2year

(starting from the acquisition date) guarantee of faticupancy net rental income which implies a 7.2% an

yield on the acquisition price. Actual vacancy of Duetto | stood at 3.5%.

® An effective vacancy rate of Piirita amounted to zero because a seller of the property provieeha (tarting
from the acquisition date) guarantee of fdtcupancy net rental income which implies a 7.4% annual yield or
acquisition priceActual vacancy driiritastood at2.2%.

As ofJune2017 vacancy of the portfolio stood &.0% indicatingstrong demand for space dhe

Cdzy RQa LINRtloID MdbperBed had occupanayf 100%or very close to thatt K S LJ2 N
average emairing lease termwasat comfortable 47 years.There werel70 tenants including suc
well-known companies as G4S, Forum Cinemas (part of AMC), Rimi (part of ICA Gruppe
Swedbank, Bosch and others.

The property portfolio was well diversified both in terms of sectors and locations. At the ejuhef]
2017, retail and office segments with 4 properties each constituted 47% and 45% of the tot
value respectively. The remaining 8% were attributabde Coca Cola Plaza cinema comp|
representinga leisure segment. Locatiewise, Vilnius with 3 properties comprisecs% of total
portfolio value folowed byTallinn with 4 properties at 36and Riga with 2 properties at %8

All buildingsin the portfolio were operational and generatirgash flows The 3" stage at Domus Prg
whose construction started in December 2016, was commissioned in OctoberTtd @xpansiors a
6-story building with 4,380 sgm of rentable ared which approximately90% isalready leased
Tenants are now moving in and the grand opening of the stage is expected in December 2017.

B.46

Most recent net
asset value per
unit

As of 30 September2017, § KS Cdzy RQa b! + LISBURId3 Wwhile EPRA2NIV
the measure of long term NAV, stood at EWRS per unit. These figures have not been audited
reviewedby 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 Register of Securities, with E350E&EL10244
Units traded on Nasdaq Stockholm are also held with Euroclear Sweden.
C.2 | Currency of Units are issued in euroBnits listed on Nasdaq Stockholm are nominated in SEK.
securities issue
C.3 | Number of Up to 30,076,000New Units will be issued in the Offeringhis also includethe Upsizing Option
securities issued | under whichup to 15,038,000additional Offer Units may be offered. Immediately after the Offeri
assuming that the Upsizing Option is exercised in full, the total number or Units wa#, 681,870
units.
Units are issued with no nominal value.
C.5 | Restrictionson Units are freely transferable.
transferability of
securities
C.7 | Dividend policy The Management Company targets to pay out to Uhaikders at leasB80% of adjusted funds fron

operations (AFFO) which are defined as net rental income of properties less fund adminis
expenses, less external interest expenses and less capital expenditures excluding acquisi
properties and investments into delopments. Dividends will be determined taking into account
adzadl AyroAafAdle 2F GKS CdzyRQa fAljdzARAGE LR
investments. As % of invested equity, dividends are targeted to yief®67per annum,
TheManagement Company intends to pay dividends on a quarterly basis.

Since the initial public offering in June 2016, the Fund has distributed dividends quarterly. Un
date of this Offering Circula#d quarterly dividend payments have been announc2dor distributing
2017 profits and2 for distributing 205 profits. EUR 0.018 per unit quarterly dividend for Q2 2017
announced on 4 August 2017 and paid on 24 August 2017 representing a 1.3% quarterly divide
on the Unit market price on Nasdaallinn on the day of the announcement. EUR 0.023 per
quarterly dividend for Q1 2017 waannounced on28 April 2017 andpaid on 18 May 2017
representing a 1.8% quarterly dividend yield on the Unit market price on Nasdaq Tallinn on the
theannoutdSYSy i 69'w mMbondpod Ly NBElGAZ2Y (2 GKS
out: EUR 0.024 per unit for Q4 2016 profit, announced on 20 January 2017 and paid on 7 F
2017 representing a 1.8% quarterly dividend yield the Unit markefprice on Nasdaq Tallinn on th
day of the announcement, anBUR 0.026 per unit for Q3 2016 profit, announced on 12 October

14



and paid on 28 October 201fpresenting a 2.0% quarterly dividend yield the Unit market price

on Nasdagq Tallinn on the day the announcement

Before theMerger, BOF had distributed dividends to its tmilders every yeafrom 2012 to 2015

c1

Admission to
trading

The Management Company is planning to list the New Units on Nasdaq Tallinn and Nasdaq Stg
Holders of Units are entitled to have those Units traded on Nasdaqg Stockholm or Nasdaq |
Trading in the New Units is expected to commence on NasdagrTat or about7 December 2017

and on Nasdag Stockholm on or abd@tDecember 2017.

Section D - Risks

D.2

Key risks specific
to the Fund

The Fund is exposed to macroeconomic fluctuations.
¢CKS adz00SaafdzZ AYLX SYSy il G Asubfect20FiskCimh RSIEnite
availability of attractive commercial properties for sale, unfavourable economic terms of pote
investment targets, intensive competition among investors for high quality properties
inability to raise debt financingt attractive terms.

TheFund has a limited past performance, whereas gast performance is not a guarantee

the future performance of the Fund.

Newly acquired real estate assets could require unforeseen investments and/or demon
lower than expeted performance and financial returns.

If a tenant leaves, there is a risk that a new tenant may not be found at the equivalent eco
terms or at all for some time. There is also a risk that a tenant may not pay rent on time or a
Increased compéion in property industry may require the Fund to invest in upgrading
properties and offer rent discounts to attract tenants.

' FLFAN @ tdzS 2F GKS CdzyRQa LINRLISNI & L} NIF
The Fund employs a significant financial leveragpen acquiring properties which also leads
interest rate risk and refinancing risk.

The Fund mayo a limited extentinvest in development projects which typically involve grea
risks than fullydeveloped properties.
Cdzy RQ& Ay & dzNJ y (nddedultd td dormprsated@ irfsd? assdiated with dam
to its property assets, including loss of rent.

Cdzy RQa LINPLISNIASa O2dAZ# R o06S8S &adowasSoid G2 d
significant capital investments.

The Fund may be drawn mtlegal disputes with tenants or counterparties in real est
transactions.

Use of external service providers involve risks related to the quality of services and their cog
The Fund could be held liable for environmental damage incurred in a propemedwy the
Fund.

t 2GSy GdAlt REYIF3AS G2 CdzyaRildyato atdact Jtad retairk téngints @tdit
LINPLISNIASA a ¢Sttt a alyl3aSySyd /2YLI ye(

D.3

Key risks specific
to securities

Investors may lose the valud their entire investment in the Fund.

There is no guarantee that an active trading market for the Units will develop or be sustaine
The Offer Price may not be representative of the Unit market price after the listing. Investor
acquire the Unitsn the Offering may not be able to resell them in the secondary market g
above the Offer Price.

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

Court proceedings igstonia and enforcement of judgements by foreign courtEstonia may be
Y2NB O02YLX AOFGSR 2NJ SELISYaArdS (KLY AY Ayd
The tax consequences for the Swedish Wwoilders would depend on the assets directly held
the Fund and will vary @v time if the Fun@ @ssets change

Neither the payment ofdture dividends, nor their sizare guaranteed.

Dual listing on Nasdag Stockholm and Nasdaq Tallinn may entail logistic and technical isg
Unit-holders who have their Units held with Euroclear Swed€he Nasdaq Tallinn and th
Nasdaq Stockholm have different characteristics well as liquidityand as a result of thesg
differences, the trading price of the Units may not be the same at any given time.

Section E - Offer

E.l

Net proceeds and
expenses of the
Offering

Assuming all Offer Units will be issuadd paid inbut the Upsizing Optiomvill not be exercised, the
Fund is estimated to receive net proceeds of approximately EJ&n. Assuming all Offer Units wi
be issued and paid irand the Upsizing Optiomwill be exercised in fullthe Fund is estimated t

receive net proceeds of approximdyeEURB8.1Im.
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Majority of the expenses related to the Offering are variable and linked to the amount of ¢
raised. Assuming all Offer Units will be issued anddpai, but the Upsizing Option will not b
exercisedthe variable expenses of the Offegimre estimated to amount to approximately EQBm
or 4.2%% of the capital raisedhis correspondst6.8: 2 F (G KS CdzyRQa G20t
Offering. In addition, the Fund is estimated to incur approximately &R of fixed expenses relate
to legal advice, audit and marketing in conjunction with the OfferAgsuming all Offer Units will b
issued and paid irhut the Upsizing Optionvill not be exercised, the total expenses of the Offeri
are estimated to be approximately EURM. Assming all Offer Units will be issued and paidand
the Upsizing Optiowill be exercised in fullthe total expenses of the Offering are estimated to
approximately EUR.9m.

E.D

Reasons for the
Offering and use
of proceeds

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

its prospective Uniholders attractive returns by investing into commercial properties located in

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

1. Toattract new capital which will be deployed to acquire fully developed and cash flow gene
commercial properties in the capitcities of the Baltic States in order to diversify Fund risks;

2. To increase liquidity of Uitand expand Unitolders base;

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

The Management Company will use the net proceeds of the Fund from the Offering to a
O2YYSNODAIFE LINRBLISNIASE O2 YLINR & Xhg MandgknSent Canpa)
estimates that the investment pipeline has an aggregated valuppfoximatelyEUR240-260m and
in aggregateassets could be acquired ah average initial yield d3.5-7.0% It consists of commercig
propertieslocatedat central ad strategic locations in the capital cities of the Baltic Stafée. target
properties are fully operational and cash flow generatifgxcept for 1 property which is unde
construction)with attractive riskreturn profile, highquality tenants mix, low acancy rates and lon
lease maturities4 properties with an aggregated value in the range of EUR120én represent @
priority pipeline. Negotiations and preparations for their acquisitionsvee#-advanced.

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

E.3

Terms and
conditions of the
Offering

Up to 15,038,0000ffer Units will beissued andffered by the Management Comparijogether with
determining the completion of the allocation process the Management Company has the rig
exercise the Upsizing Option, taking into consideration the total demand in the Offering an
quality of such demand. In exercising the Upsizipdd the Management Company has the right
increase the number of new Offer Units by upaidditional 15,038,00@ffer Units.

Price
The Offer Pricés equal to the NAV of the Unit of the Fund as at 31 October 20h&Offer Price will
be disclosedn the Website latest on 15 November 20IThe Offer Price shaibt exceed EUR 1.3
per Offer Unit.The Offer Pricés the same in the Institutional Offering and in the Retail Offering
connection with the Retail Offering in Sweden Catella Bank Sllhaatias paying and settleme
agent

The Retail Offering

The Retail Offering in Sweden is directed to natural and legal persons in Sweden who are cl
Catella Bank S.AAn nvestor is considered to be a client of Catella Bank S.A. if it hagdpedeposit
account with Catella Bank S.A.. The Retail Offering in Finlah@®@enmark is directed to natural an
legal persons in Finland and Denmark who are private banking customers and retail custon
Nordnet Bank AB as well as customers that tlylo third parties receive advice for capital that
placed withNordnet Bank AB. The Retail Offering in Estoniirésted to natual and legal persons i
Estonia.C2 NJ i KS LlzNl1J32asSa 2F GKS h¥FFSNAy3IS |  VyH
person has a securities account with BR$ Yy R 8 dzOK LISNE 2 y Qa ER$eBoSia
O2yySOiGA2Y 6AGK adzOK LISNE2YyQa &ASOdNRGASE |

0S aGAYy 9alG2yAlé AF aaxdbht WlSINGERS VR & dzDK 4 BISNY
recorded in theERNB O2NRa Ay O2yySOiA2y 6A0GK &dzOK LJ9
or its registration code recorded in th&RSrecords is the registration code of the Estoni
Commercial Rgister.

Subscription Period

Ly@Sad2NAR YI& adzo YAl LzZNOKFAS 2NRSNHE F2NJ 0f
which commences a09:00 CET (Central European Time) ®MNovember2017 and terminates at
15:00CETon 30 November 201fthea h F FSNJ t SNA2R&é 0 ®
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Placement of Purchase Orders

Purchase Orders can only be submitted for a full number of Units. The minimum amoun
Purchase Ordeis 1,000 Units. An investor wishing to submit a Purchase Order should contag
Manager or the 8les Partner andegister a transaction instruction for the purchase of securitieg
the form as set out by the respective Managar the Sales PartnerThe Purchase Order can
submitted by any means accepted by the Managetthe Sales PartnerRetail Investors in Estonia
wishing to subscribe for the Offéinits should contact custodian that operates suéhy @ S ERS
securities account

An investor may amend or cancel a Purchase Order at any time before the expiry of the Offer
To do sothe Investor must contact respective Manag&ales Partneor in case of investor froni
Estoniajts custodian through whom th@urchase Ordein question has been madend carry outhe
procedures required by the Manageales Partneor respective custdianfor amending or cancellin
a Purchase Orde

Allocation

The Management Company together with the Managand the Sales Partnewill decide on the
allocationon discretionary basiafter the expiry of the Offer Period, and no later than bBbecember
2017. TheManagement Company expects to announce the results of the Offering, including the
number ofNew Units on or aboutl December 201Dn the Website and through the Nasdaq Tallir
(www.nasdagbaltic.com/marke)/ and Nasdaq Stockholm ht¢p://www.nasdagomxnordic.cony.
Allocationsmade to Investors shall be notified to Investors on the same date by the Managers a
Sales Partner

For the purposes of allocation, multiple Purchaseddscdy ondnvestor, if submitted, will be merged

Payment

By submitting a Purchase Order, an Investor agrees to pay for the subscribed Offer Units th
Price. In accordance with the allotments determined and announced for each specific Investor
instructions for the Offer Units may be placed on or afteDecember 2017and must reach the
relevant custodian bank in a manner which allows the settlemendroabout7 December 2017The
Units allocated to the Investors will be transferred to their securities accoant® the security
account of their nminee or any other person acting on Investors belwafor about7 December
2017simultaneously with the transfer of payment for such Units

Cancelling the Offering

The Management Company may canqgertly or in full,the Offering and/or modify the terms an
dates of the Offering at any time prior to the completion of the OfferiAgy cancellation of the
Offering or any part thereof will be announced on thiéebsite and through the Nasdaq Talli
(www.nasdagbaltic.com/markej/and Nasdaq Stockholthttp://www.nasdagomxnordic.com/)If the
Offeringis cancelled, Purchase Orders for the Offer Units that have been made will be disreg
Offer Units are not allocated tan investor, andi KS Fdzy Ra o6f 201 SR 2y 0
part thereof (the amount in excess of the payment for the allocated Offer Units) will be releHse
Management Company will not be liable for the payment of the interest on the paymmount for
the time it was held.

E.4 | Material and Not applicableThe Managemen€ompanyis not aware of any conflicts of interests related to the
conflicting Offering.
interests

E.5 | Entity offering to | None of the existing Unitolders sell any Units in the Offering.
sell securities and
lock-up As of the date of this Offering Circular, no Fund Units are undefupa@greements.
agreements

E.6 | Dilution resulting | Immediately after the completion of the Offering, the Né&imits, excluding the Offer Units under th
from the Offering | Upsizing Optionwill amount to18.9% of the total number of Units of the Furifithe Upsizing Optior

is exercised in full, the New Units vathount to31.7%6 of the total number of Units of the Fund
E.7 | Expenses chargeq An investor bears all costs and fees chargedheyManageror the Sales Partnein connection with

to the investor

the submission of a Purchase Oragrcharged by a custodian (in case of Retail Investors in Est(
Any costs or fees are expected to be charged in accordance with the price list of every M
Partneror custodian.
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2. RISK FACTORS

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

However, the following is not an exhaustive list or explanation of all risks that prospective investors may face wheramaking
investment in the Units and should be used as guidance only. Additional risks and uncertainties not currentlyo kin@vn
Management Company, or that the Management Company currently deems immaterial, may also have an adverse effect on the
Cdzy RQ& FAYLIFYOALET O2yRAGARZ2Y S o0dzaAAySaas LINRPAaLISOGA | yiddeindd NB & dzf
and investors may lose all or part of their investment. Investors should consider carefully whether an investment irs tise Unit
suitable for them in light of the information in this Offering Circular and their personal circumstances. Investlttsshsult a

competent independent professional advisor who specializes in advising on the acquisition of fund units. The ordelisksndrieh r
presented is not necessarily an indication of the likelihood of the risks actually materializing, of tit@psignificance of the risks

2NJ 2F (GKS a02L) 2F lyeée LROSYGAlIft KIFINY (2 (KS CdzyRQéZctvedzaAy Sa
investors should read this section in conjunction with this entire Offering Circular.

Econom ic 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 ancesiteates influence demand and supply in the property

market. Economic downturn could negatively affect rent rates, vacancy levels, rental yields and cost of financing winich, in t
O2dz R KI@S 'y | ROSNBERS STFSOG &lposiibkdhd cagdrfiowst Qa G+ £ dz§ 2 F  LINE LIS NI

wSEFf SadlidsS LINRPBLSNIASE GKFEG GKS CdzyR 2¢6ya FNB £t tead SR A
additions to the property portfolio will also be based in the Baltics. Hence, the Fund is pyiregpiosed to the economic
developments in Lithuania, Latvia and Estonia. However, since these economies are rather small and actively engaged in foreig
trade, the Baltics are not immune to regional and global macroeconomic fluctuations. Baltic ecomaoen@ssely linked with the

health of the overall EU and the euro aretheir 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 ecarfdiréeBaltic States leading to

'y I ROSNERS STFSOG 2y GKS CdzyRQ&a odzaAySaa 2LISNIGA2y&ad

Economic growth impacts employment which drives demand for office space. Employment and wage growth, also influenced by
GDP expansion, affect retail tradea basis fordemand 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 econamies ha

been gradually moderating since 2011. Exteshgeriods of slower economic growth could put pressure on vacancy levels, rent

NI GSa IyR @8AStR NBI|jdZANSYSyidia gKAOK YlI& yS3alrdagsSte | FFSOG GKS

¢KS YIFI22NRGe 2F (GKS CdzitRspecifyithitireat Bates aeNdeked SoyCRIALovwsinflstien ofidSfidtion 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 arembers of the euro zone), targets consumer price growth of slightly below 2%.

In recent several yeargflation was subdued in the Baltic Statpesmarily because the fall in global oil prices reduced energy costs

for consumersThanks to a recovery in err prices, the EC expects inflation to return to the territory of 2% in 2017 and 2018.

LYoltlyOdS 2F (GKS 9a! O2dxZ R KI@S I YIGSNRIE AYLI OG 2y (GKS Cdzyf

All the countries where the Fund holds its real estate property are member states of the Ell as telong to the EMU, i. e. have

SdzN2 4 GKSANI OdzZNNByOed CAyFYyOAlLf NRala NBfFGISR (2 nm&nd SdzNP
either directly or indirectly through the common currency and monetary policy. The mgebb 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 amte confidence in the public
§02y2Ye 2F GKS Sdz2NB | NBI OFyy2G 6S NBald2NBRX (KAA& Yl s KIFIZS |
or financial condition.

Limited operating history of the Fund

The Fund was formed in 2016 ahds 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
of BOF which was merged into the Fuilithe 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 acitibns 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.
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Implementation of investment strategy

As at the da¢ of this Offering Circular, the Fund owhsommercial properties, representing a totaintable area oB3.7thousand

sgm. Using proceeds from the Offering and borrowed funds, Foed targets to expand the property portfolio substantially by
acquiring &ractive commercial, primarily office and retall, real estate assets at central and strategic locations in Lithuania, Latvia
and EstoniaTo ensure a rapid deployment of the proceeds, the Management Company has prepared an investment pipeline of the
Fundcomprised of potential acquisition targets and entered into negotiations with owners of the most attractive properties (see
subsectiorbdmMn  a Ly @S & i Wsiccesshul liddlemeritidninfdhe investment strategy is subjecsks Buch as limited
availability of attractive commercial properties for sale, unfavourable economic terms of potential investment targetsivimten
competition among investors for high quality properties and inability to raise debt financing at attractive terms.

Availabilty 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 Colliersé woR@he of property transactiahin

the Baltics reached EUR lrRof which office and retaiproperties accounted for EUR 0.8bn. At the end of 26ffite stock

amounted to 1765thousand sgm GLA and ggmain shopping centers was 1,8ff®usand sqm GLA in the capital cities of the Baltic

States @ 5S@St 2LIVSyid 2F ySé LINB2SOGa KFra | O0OStSNIGSR Ay NBOSyd ¢
investment targets. The Fund is pursuing ‘mfgthe-market assets at central and strategic locations and in high demand from
tenants.

P gEAtfloAfAGE 2F O2YYSNDAFE LINPLISNIASAE Aa | faz2z RSOSSN SR o8
yield requirements in the real estate market. However, this may result in assets being too highly priced andetemnomically
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 icigsher pr

The Fund plans to acquire new assets using both capital raised in the Offering and debt financing. The Fund targetsoE TV ratio
50%. Ability to borrow at attractive terms plays a major role in the investment strategy. Availability and attractio@rnesst

financing are linked to interest rates and general situation in financial markets. Increased interest rates and a néuatieédncl

GKS YIN]JSGa O02dzAZ R fAYAG GKS CdzyRQ& FoAaftAaGe (2 LodeNFargzPartg Ga Ay
cancel the Offering, or not exercise the Upsizing Option, and consequently raise less funds than initially envisaged vitienetin

be able to fully implement its planned investment strategy.

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

The Fund is reliant on the Management Company to identify and manage prospective investments in order to create valtie for Uni
holders. This Offering Circular includes certain information regarding the past performande dfuhd, however, the past
performance of the Fund is not indicative, or intended to be indicative, of the future performance or results of the Fand. As

result, none of the historical information contained in this Offering Circular is directly compdiadle § KS Cdzy RQ& 0 dza A\
returns which the Fund may generate. In addition, the previous investments of the Fund may not be directly comparable with th
Cdzy RQa LINRPLIR &SR odzaAySaao

Acquisition of properties and their performance

Any decision by the Fdnto 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, operatlng and fmancral performance tenants mix,shuture ca

flow generation, rate oNB (i dzNy YR K2¢g |y | aasSiad FAlGa (GKS CdzyRQa Ay@dSadaySyd
that the Fund in its examination of potential investment target could fail to identify and address certain important factbrs
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 otheoamers. 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 terens with th
other coowner, 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 oth@weters may restrict the Fund to obtain relewan
construction permits for reconstruction or repair the property. For more detailed information on the Europa SPV propeirty hold

see sectiorb® pdM Gt NP LISNIZNER 112 N{li/Fébersiafs wérektS dev@dp in a way that is disadvantageouhdo

Cdzy Rz GKAa O2dAZ R KIF@S | yS3IFGAGS AYLI OG 2y GKS CdzyRQa 2 LISNI @

In addition, the Fund could overestimate the value of an asset. There is no guarantee that cash flow projections in property
appraisals will resemble aal future cash flows. Hence, newly acquired real estate assets could require unforeseen investments

' YRk2NJ RSY2yaidNIGS t26SN) GKFIy SELISOGSR LISNF2NXYIYyOS YR FTAYL:
cash flows.
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Specifidnvestment risks

With respect to investments in the form of real estate property, the Fund will incur the burden of ownership, which inbleides
paying of expenses, taxes, maintaining such property and any improvements thereon and ultimately dispssatigpobperty. 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 substatitialgfche
principal will not be paid until maturity, which increases the risk of default at that time. The risk of partial or asstalf Icapital

does exist and investors should not subscribe unless they can readily bear the consequences afssuch a |

Tenants and rental income

¢tKS CdzyRQa NBGSydzS éAaff 068 YIAyfted O2YLINRAASR 2F NByllmdttold AR 0¢
renew or extend a lease agreement, there is a risk that a new tenant may not be found equhalent economic terms or at all

for some time adversely affecting rental income of the property. The Fund seeks to minimize this risk by limiting cooneoftrati

tenants, signing long term lease agreements and scattering their ending dates ovendimen (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 @staahtr

obligations to the Fund. This risk increases in the times of economic downturn.e&rmsade in rental income is likely to negatively
F¥¥SOG GKS CdzyRQa @I fdz§ 2F LINBLISNIASEATI FAYFYOALE LRaAAGAZY |y

2 of the properties belonging to the FundCoca Cola Plazand G4S Headquartens Tallinn- havea single tenant, Forum Cinemas

and G4S respectivelyoccupying 100% of the propess If they terminatetheir lease agreemerst there is a risk involved with
finding new tenants Furthermore, the premises may have to be renovated and adjusted to serve new tenants, which could affect
theFdzy RQa FTAYIlIyOAlLf O2yRAGAZ2ZY YR NBldzNya yS3atiragsSteo

LT GSylyda Nmnal NBItAT Sazs GKS CdzyRQa lFoAftAGe G2 O02YLX & 6AGK
covenants of the loan agreements, additional financing costs may arise andratee 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 toickBctau
OKIFy3aSa Ay (GKS O02YLISGAGABS SyoOaNRYyYSyilo t2aarofts NBalLkyasSa
features (for instance, smart technologies and environmental solutions), their refurbishment, rent discounts and greatetigorom

FYR YFENYSGAYy3I OUABAGASEAD ¢KS&S O2dzZ R NBadzZ i Ay dzy fchBBEaSSy &
cash flows.

Supply of commercial premises increases with commissioning of newly developed properties. If additiomstapply 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. Theref@tedetievelopment
FOGAGAGE AY 2FFAOS yR NBGFAE LINRPLISNIE YENLSGEa Ay @wiSSn . | £ GAC
its value of properties, financial position and cash flows.

Fluctuations in value of property portfolio

¢KS CdzyRQa LINBPLISNIASa gAatf 0SS NBO23IyAT SR G FFAN Olntolz€ 2y (K
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 propapecific 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 fairthalue of

Cdzy RQa LINPLISNIASAa O2dzZ R 026K FLIINBOAIGS YR RSLINBOAlandS ® 2 S| ]
occupancy) and/or negative climate in the real estate industry (increased cost of capital and higher yield requirerakeht®sudt

Ay GKS RSONBFIaS Ay GKS FFIAN @FrfdzS 2F GKS CdzyRQa laasSia FRGOSN

Real estate investments are relatively illiquid

Investments in property can be relatively illiquid for reasons including but ngetinto the longterm nature of leases, commercial
LINPLISNIASE o0SAy3a (FLAE2NBR (2 GSylyGaqQ alLISOAFTFAO NBI dzeffeB YSyYy ( &
1KS CdzyRQa lFoAftAGe (2 @I NB A lnely [Hehidiah@dr At BatistabtoryRphicasLiie réasponsg o LINE |
OKIFy3aSa Ay S02y2YAO0I LINRPLISNI& YIENJSG 2N 20KSN) O2yRAGAZYyadD ¢
financial condition, results of operations and prospects.

If the Fund is regjred 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 markensonditi
will be favouable 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 favchedhiagt

may rot be able to dispose of property assets at a gain and may even have to dispose of property assets at a loss. Furthermore, th
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Fund may be unable to dispose of investments at all, which would tie up the capital invested in such assets and coulthémpede
CdzyRQa FoAaftAGe G2 GFr1S FRGLyGF3AS 2F 2G6KSNI Ay@SadySyid 2L NI d:

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 requass i

LI 2YSyiaod ¢sKobdelt dapdhdsaprim@ry on the market interest rates, margin demanded by credit providers and

Cdzy RQa GFNBSGSR RS aiveights of fixedSanmoSvgriable algbtduiatiha & debt. Fluctuations in interest rates

could adversely affectthe FUR Q& FAYFYOALf LRAaAAGAZ2YZ OF&K Ff264& YR AlG& oAt

The Management Company has employed and will continue to employ hedging techniques designed to protect the Fund against
adverse movements in interest rates. Specifically, thedFmay 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 itésrnestha

markets may result in a poorer overall pemizance 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 bothratofits a

losses are for equity holders. What is more, dihterages up the effect of changes in property value for equity holders. Hence,
FtdzOldzr GA2ya Ay G(GKS CdzyRQa SINYyAy3a FyR @l tdzS 2F LINPRISNI & LI
financial debt.

Refinancing risk

Atmaturity ofi KS Cdzy RQ& RSo6Gax GKS CdzyR sAff 65 NBIdZANBR (2 NBTAYI )
RS0l Aa RSLISYRSyYyl 2y (KS O2yRAlGAZ2Y&E 2F GKS TAYlIYyOALl kingYl NJ Si
source G F LI NI AOdzZ I NJ GAYS YlI& y2G 06S F1GLAtlotS 2y FI g2amNl 6f S
2y Tl @2daNI o6t S GSNya O2dzAZ R KIFI@FS | YFGSNAIFIE | RISNBRS SFTSO0G 2y

Credit risk

Credit risk is the risk that a counterparty is unable to fulfill its financial obligations to the Fund. Credit risks.gxistelation to

KS CdzyRQa GSylyidas 6KSy Ay@Saday3a SEOS&should thefedzbiRieriatties b R 6 K ¢
dzyl 6t S G2 Fdzf FAf GKSANI FAYIYyOALt 26ftA3F0GA2ya (G261 NRass,iKS Cd
financial condition and results of operations.

Liquidity risk

Liquidity risk is the risk that hFund cannot meet its payment obligations at the due date without the cost of obtaining means of
LI 8YSyid AyONBlIaAay3d adzonaidlyiaralrtted LT GKS CdzyRQa &a2dNBSa 27
SFFSOG 2y (K Sinacihtondition addimsilty & dpérations.

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, &ifiew to acquiring or leasing land upon which suchneestors

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 whilériimg costs, including construction and development costs,
property taxes and insurance. Risks associated with development activities also include the risk of spending capitaliaed reso

on projects that may end up being abandoned, construction costrams, time delays and that occupancy levels and rental rates

are lower than originally anticipated.

a2NB2@O3SNE AF G(GKS CdzyRQa UGKANR LI NIe& O2yidN)y OG2NB T Atheras2 adz00
aresult of theirow Tl dzf & 2NJ yS3fA38SyO0Ss 2N RdzS (2 GKS CdzyRQ&a Tl Af dzNB
YIEGSNALFE FROSNERS STTSOG 2y GKS CdzyRQ&a o0dzaiAySaazr FTAYyFyOAlt 02

Reliance on the performance of thelanagement Company

¢tKS CdzyRQa aasSi LE2NITFT2fA2z A& (2 o068 SEGSNylrffeé YIFyF3aSR | yR |
skill and judgment of the Management Company, in identifying, selecting and negotiating the acquisition of suitable ingestmen

FNI KSNY2NBS GKS CdzyR gAff 06S RSLISYRSy(l dzl2y G(KS alyl3asSySyid /
policy and investment strategies, and ultimately on its ability to create a property investment portfolio capable of genekaiti

holdSNJ NBidNyad ¢KSNB OFly 68 y2 |&aadaNIy0OS GKIFIG GKS alyl3asSySyi

The Management Company is also responsible for carrying out theoday @ Y1 y I 3SYSyd FyR FRYAYA&GNI G
and, tSNBT2NBZ |yeé RAANMzZII A2y (2 GKS &aSNBAOSa 2F GKS alyl3asSySy
operations until a suitable replacement is found. The Management Company holds an alternative investment fund manager license
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issued by EFS 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 haverteviind a
management cmpany, 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 orviSoperCouncil of the
Management Company have, directly or indirectly, a material interest in a transaction being considered by the Fund izt afconfl
interest with the Fund. The Supervisory Board of the Fund has the right to decide on the situatimm¥liot of interest. See
subsectiorbdp d D2 BSNY I yOS &b Ki&O § dNIS NBX a2 KE C @&y RRé¢ ©

The Fund or its subsidiaries employ no staff. However, the Management Company of the Fund needs personnel in ordatdo facilit
management of the Fund & LINR @A RS NBflF ISR aASNBAOS&ad ¢KSNBF2NB:I (KS 4&dz
alylrasySyid /2YLIlyeQa FoAfAGe (2 KANBI Y20A0F0S FyR NBOlIAY |
unexpected departure of a fund manager aRdS t  8a Ay aStSOlGAz2zy 2F | NBLIIOSYSyd Yl @
implementation of its strategy and financial results.

Insurance coverage

¢tKS CdzyRQa AyadaNI yOS LRftAOASE O02ddZ R 65 Ayl R lidgropedy assets, 02 Y LIS
AyOfdzRAYy3a f2aa 2F NBylGod ! O02NRAYy3I (G2 (GKS CdzyRQ& aidNI18S3es A
months in the case of fire, destruction or other events that could damage a property. Any lossesirg@adunts covered by

Ay adaNr yOS O2yiNy OGa Ylre KFEZS 'y FROSNES STFTSOG 2y G(KS CdzyRQa

Technical risks

Although the Fund invests in the maintenance of its existing properties and conducts a thorougicaéelamination of potential

investment targets, its properties could be subject to technical problems such as construction defects, other hiddenasefects
contamination. Elimination of these problems could require substantial investments and, ttdShalt y | RGSNARS SF¥FSO
financial position and cash flow.

Changes in legislation and taxes

¢KS CdzyRQa 2LINI{dA2ya |NB NB3IdzZ I SR o6& (G(KS fS3ratlirRQa 2F S
operations may be affected bgegional 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 mayowever, 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 regudator their interpretation or application practices concerning investment
FOGADBAGASEET SYSBANRBYYSyGlf LINRGSOGAZY FYR GFEFGAZY Yy RQESS |
operations to any of the changes described aboway incur costs for the Fund that are difficult to anticipate, which in turn may

KFEaS | YFEOGSNALE | ROSNARS ST¥FSOiG 2y GKS CdzyRQa odzary Saas NBa&dAf

Dispute risks

¢KS Cdzy RQa o0dzAAYS&aad Aa MhogeSpadeNsyieasedioyit toNdants. Tiete lsla fisk thdt INRFAUKE My H& 4
drawn into legal disputes with tenants or counterparties in real estate transactions. Negative outcome of such disputes could
I RGSNE St & | FFSOG Cdzy RQaand2cads Nawsi Xk yWaragerfiehtyConfp@ry ludes itsIBestiefideaafs to
conclude agreements correctly and communicate in a respectful manner with all counterparties. All misunderstandings tare tried
be settled by a mutual agreement. Nevertheless, the emergafdisputes cannot be excluded.

Use of external service providers

The Management Company utilises external service providers in its operations in connection with maintaining and conteucting

Cdzy RQa LINRLISNI A Sasz 3Sy S Nanfert a&s wellas iNBohnedioh ith thé ganning &velbpmgri® projekts, | 3
The availability, terms and conditions, price, and quality of these external services, as well as the possibility ofitigaser

increases in the cost of these services to theltgiGi &> ' NB YIF GSNAIf (2 GKS CdzyRQa 06dzA Ay S:
NI} yaTSNI G§KS AyONBIasS Ay G(KSANI O0z2ada G2 GdSyryida YI &s &b IS Y
financial condition. Nevertheless, the alagement Company does not regard this risk as a major risk, because firstly, the
Management Company chooses service providers with due care, and secondly, in case of a failure of a service providker & provi
service, the Management Company is ableital fa 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 operaédns car
out in such property if such operationgave not been carried out in accordance with applicable regulations. Although in the
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al yl3SySyid /2YLIlyeQa @GASe LINBPLISNIASAE (KFG GKS CcdzyR (F NBSGa
particularly harmful to the environment, it aaot 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 adversa ¢ffect

Cdzy RQ& o0dzaAy Saasy NibBaadafcinditor ¥ 2LISNI GA2yax yR 7T

5FYF3S G2 GKS CdzyRQa NBLMziF GA2y NRaj

¢KS CdzyRQ&a FtoAftAlGe G2 FGGNIOG FyR NBOGFAY (Sylyda | dlimitdad LINEL
SYLX 28YSyid YlIe& adzZFFSNI AT (KS ACdyfRSD (i Nl Fdziii IKBA yizy RD AR INBHLBA R i A
things, the quality and safety of its properties and compliance with legislation and official regulations. Any damag€ tryh& Q &

NB LIz GA2Yy YIFe& KI@S I YI S NEsk fesultsRibfentios, arfl firrRidl Gondtigh. 1 KS Cdzy RQa

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

No assurance can be made that following th#fering the Units will be actively traded on Nasdaq Tallinn or Nasdaq Stockholm.
Since 6 July 2016 the Units have been listed on Nasdag Tallinn where the total turnover of trading in the Units sirteslistieg

over EURAm. Since 23 December 2017, the Units have been listed on Nasdaqg Stockholm where the total turnover ofrtriding i
Units since listing has been ové&URS5m. There is no guarantee that an active trading market on Nasdaq Tallinn or Nasdaq
Stockholm will be developed or sustained.

The level of liquidity of the Units will affect formation of their market price. Ofifler 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 e atim

FI OG2NAE AyOfdRRAY3I OKIFy3ISE Ay (GKS {@ayiRMA SIEQIBAAGT (INMRE/ df RS AR A
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 ocomifol 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 stoek mark
downturns. Since prices of publicly traded securities can increase hsasvelecrease, 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 {oiter, which means that the Manageme@obmpany will not

redeem Units at the NAV of the Unit. The Umitider can only dispose its Units via market trade on the stock exchange ethever
counter trade with a third person at the price as agreed between the parties. Therefore, théddJaditr may need to sell its Units
at a price lower than the NAV of the Unit.

bSs AaadzsSa Wwk GKS CdzyRQa

In the future additional Units may be issued in order to finance acquisition of new properties, reduce debt or due t@atoeist
This could lead to dilution of holdings of Uhiblders. In addition, new issues could reduce earnings per Unit and NAVnhjter
Therefore, offering of additional Units in the future may negatively affect the market price of the Unit.

To the extent that a Uniholder of the Fund decides not to subscribe, or is restricted from subscribing, for the full amount of Units
such Uiit-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 Uriblder would be diluted accordingly and the percentage of the Units of the Fund represented by
suchUnitK 2 ft RSNRA 2NAIAYLE ! yAda oAttt 0SS LINBPLRNIA2YlFif& NBRdAzZOSRO®

CdzidzNB &It S@nitss ¥ GKS CdzyRQaA

After the completion of the Offering, and assuming that the Upsizing Option is exercised in full, éxistihglders of the Fund
will own 68.3%0of the total numberof Units.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.

¢KS Cdzy R A& adzxoeSOd G2 NBIdzAFdG2NB FyR £S3lf NAxala NBEFGSR G2

An issuance of Units or other@grities 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 atogEtie
Management Companyses 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 subjedatioryegu

or legal pr@eedings potentially resulting in fines or penalties or liability for damages.
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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 peseitsdreffice in

Estonia. Any disputes regarding the rights and obligations under the Fund Rules and regarding the operations of the Managemen
Company thereunder shall be resolved in the courts of Estonia. Therefore, for the investors in Sweden,ofiBlanchark, 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 &unother
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
expera A @S GKIFYy Ay (KS Ay@Sad2Nna K2YS O2dz/iNE®

Taxation of Swedish investors

The Fund is an Estonian real estate investment fund, investing directly and/or indirectly in real estate located indtstaati

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 dyindiests

in real estate. Therefore, the Fund, as a contractual fund, from a Swedish tax perspective most likely would beedoaside
transparent. Swedish URK2 f RSNEZ Ay @Sadiy3a RANBOGEE Ay || yAda ¢g2ddR GKSNB
assets directly.

The tax consequences for the Swedish toiders therefore would depend on the assets directly heldhsyFund and will vary
2@SNJ GAYS AF (GKS CdzyRQa | aaSia OKHolgeRvdlidalsotdgpdnd ipdrtli onihibld heii sp&ifici 2 F
situation. Therefore, each UHitolder should seek independent taxlviceabout the tax consequeres 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 thentax&stonia

and Swedeninsectio®d ¢ | EI GAZ2 Y€ @

Future dividends

Neither the payment of future diributions out of the cash flows of the Fund, nor their size can be guaranteed. The Management
Company targets to pay out to U#iblders at least 80% of the distributable cash flow which is defined as cash flow from operating
activities less capital exgeR A (1 dzNB G2 YIFIAYy Gl Ay (GKS ljdzZh t Adée 2F LINRBLISNIASE | yR
to make distributions will depend on other factors including its financial position, capital expenditure and outlook ferdasin

flows. Thesedctors are affected by humerous Furahd industryspecific risks. Thus, distributions are not certain.

Risks Related to the Secondary Listing
Double affiliation to CSDs

All Units traded will be registered with the Register. Units traded at the Nasdat®tim willbe held through a custodian and
mirrored in Euroclear SwedeRuroclear Sweden will hold all interests in relatiortte Swedish Registered Fund Wrijtlease see
definition below)for the sole purpose of enabling clearing and settlemenswath interests in uncertified and dematerialised book
entry form in the records maintained by Euroclear Sweden, for the benefit of the ultimate beneficial owrfeese is a risk that
this solutioncould entail logistic and technicaroblematicsfor Unit-holders who have their Units held by Eurocl&veden Such
issues may lead to disruptionsery.transfers of Units between the CSDs, receipt of dividends and messages sent via the CSDs.

The Nasdag Tallinn and the Nasdag Stockhdlave different characgristics

The Nasdag Tallinn and the Nasdaq Stockholm have different trading hours, trading characteristics (including tradingnéolume a
liquidity), trading and listing rules and investor bases (including different levels of retail and institutional partip&sia result

of these differences, the trading price of the Units on the Nasdaq Tallinn and the Nasdaq Stockholm may not be the sgme at an
given time.Also the liquidity on Nasdaq Stockholm and Nasdag Tallinn may be different.

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

As afund listed on Nasdag Tallinn and Nasdaqg Stockholm, thand will be subject to both Estonian and Swedidaws,
regulations and policies

Swedish laws, regulations and p@i may differ in some respects from comparable laws, regulations and policies in Estonia. The
differences in compliance requirements mayposethe Fundto additional regulatory burdens. In the event of any conflict
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between the applicable laws, regulatismnd policies in Estonia and those in SwedenFilredwill 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

TheFund whose primary listings on the Nasdaq Tallinmnd secondary listingn Nasdaq Stockholfmasbeengranted, a number

of waivers and exemptions froNasdaq Stockholm listing requirementdnitholders therefore will not obtain the rights and
benefits afforded under thoséNasdaq Stockholm listing requirement$or which the Fund has been granted waivers and
exemptions by Nasdaq Stockholm. Additionally, if any of these waivers or exemptions were to be revokemdimay be subject

to additional legal and compliance obligationshigh might be costly and time consuming to comply with, which could adversely
affect theFundand Unitholders.

Exchange rate fluctuations

The Fund conducts its businessinegd KS 2 FFAOALI f Odz2NNByOé Ay |t okaNBgdnerate £ GA O
cash flows in euro and, thus, their primary values are also in &hould theFundpay dividends, such dividends will be paid in

euro as wellhowever,Unit-holders ofUnits held with EuroclearSwederwill, in generalyeceive dividendlistributions in SEKhe

conversion in relation to dividends will be made by Euroctaeden Any depreciation oéuroin relation to SEK could reduce the

value of the investment or of any dividends, and any appreciatioeund could increase the value in any such investment or
dividends. Furthermore, the holding bfits held with EurocleaiSwedenby an investor whose principal currency is not SEK would

expose the investor to additional foreign currency exchange rate risk.
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3. INFORMATION ABOUT THE OFFERING CIRCULAR

ThisLddzo f AO 2FFSNRY3I | yR f A&l A yhas béahrepardd OyittizManageriedt Canpany iS dbhngcon / A N
with the Retail Offering and the listing of the Units on the Nas8tarkholmand Nasdaq dllinnin accordance with the Estonian

laws implementing Directive 2003/71/EC of the European Parliament and of the Counblbeérber 2003 on the prospectus to

be published when securities are offered to the public or admitted to trading and amendliegtiize 2001/34/EC, as amended,

(thedt NB&aLISOGdza S5ANBOGAGBSED FYR Ay | O02NRIyOS 4A0GK GKS /2YYAas
6KS tNRaLISOGdza 5ANBOGABSE a ' YSYRSR 00(KS prega®in dctd@anczavithw S 3 dzt |
Annexes |, XlI, 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 Birecti

the Securities Market Act of Estors&d has been approved as sughder the registration numbe#.3-4.9/4877by the Estonian
CAYlFYOAFt {dzLJSNIBA&2NE | dziK2NRAGE OCAYlFIYUGaAAYALIS{GaA22yclof 6 GKS ¢
Estonia.Registration of theOffering Circularin the B-SA does not meathat the EFSA has controlled tlwrrectness of the

information presated in this Offering CirculaiThe approval of this Offering Circular referred to above will be notified to the
Swedish Financial Supervisidnthority, Danish Financial Supervision Authority and Finnish Financial Supervision Authority by the
9C{! LJdzNE d¢R)\sfithe e urites Madset Act of Estonia, for the purposes of ensuring the Retail Offering to the public in
Sweden, Denmark andrffand.

TheManagement Company is authorised to market fhend in Sweden to retail investors pursuantGbapter 5, Section 6 of the
Swedish Alternative Investment Fund Managers Act (2013:5619 Management Company is authorised to market the Fund
towards retail investors in Denmark under the Danish Alternative Investment Managers etc. Act (consdtidasalidated act no

1074 of6 July 2016as well as Executive Order no. 797 of 26 June 2014 on authorisation for alternative investment fund managers
to market to retail investors in Denmarkhe Management Company is also authorised for marketing the Fund in Finland to retail
investorsunder the Act on Alternative Investment Fund Managers (162/2014) (Fi: laki vaihtoehtorahastojen haitajista)

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
amendid S5ANBOGADBSE Hnnoknmk9/ YR Hanndkcpk9/ FyR wS3adzA Il A2y a4
S5ANBOGAGSé0d ¢KS alyl3aSYSyid /2YLIlye Kla y20AFTASR (R&to9C{! 2
professional investors in acdNR |y O $11041) df tkie E3tonian Investment Funds Act. The EFSA has forwarded notifications to

the competent authorities in respective Member States. Seese@don ¢ ¢ SNX¥a | yR /2y RAGA2Yy & 2F (KS

No person has been authorized to give anfpimation 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 upangs h

been authorized by the Management Compamby LHV Pank ABrudentus Capital Qthe & a | y I PoEQhkela Bank S.Ahé

OSales Partné). 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. Thatidistab

this Offering Circular and the offering or sale of the Offer Unitseiriain jurisdictions is restricted by law. Persons into whose
possession this Offering Circular may come are required by the Management Company, the Sales Partner and the Managers t
inform themselves about and to observe such restrictions. Further information with regard to restrictions on offeringeantl sal

the Offer Units and the distribution of this Offering Circular is set outin segdon & ¢ SN & | Y R / 2yyFREAdI Ab2S/Adl K2SH
the delivery of this Offering Circular nor any sale made in connection with the Offering shall, under any circumstarteeangrea
implication that the information contained herein is correct as of any time subsequent to the date heredtdhéhaffairs of the

Fund have not since changed. TManagement 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 BEBNIANNOT BE REGISTERED UNDERSBHEURITIES 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 DEFINEDHER REGULATI(
THE U.S. SECURITIES) &XCEPT PURSUANT TO AN EXEMPTION GIRONI,A TRANSACTION NOT SUBJECT TO, THE
REGISTRATION REQUIREMENTS GECUHRITIES ACT.

Each prospective purchaser and subscriber of the Offer Units must comply with all applicable laws and regulations iarfgrce in
jurisdiction in which it purchasesubscribes, 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 Unitbeifales

and regulations in fare in any jurisdiction to which it is subject or in which it makes such purchases, subscriptions, offers or sales,
and none of the Management CompaiBales Partneaindthe Manages shall have any responsibility for these obligations.

The Offering will & governed by and construed in accordance with Estonian lawdipuytes relating to the Offering or the
Offering Circular will be settled in Harju County Court.
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3.1. PERSONSRESPONSIBLBFOR THE OFFERINGCIRCULAR

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 infornmattamed

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 aiken all reasonable care to ensure that such is the case, the information contained in this Offering Circular is in @ccordanc
with the facts and contains no omission likely to affect its import.

Where information used in this Offering Circular has bsemnrced from a third party, this information has been accurately
reproduced and that as far as the Management Comp&ajes Partneor the Manages areaware and hae been able to ascertain

from information published by that third party, no facts have beamitted 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 akvice. Ea
prospective investor should consult with its own legal adviser, busegser or tax adviser as to legal, business and tax advice.

Tallinn,30 October2017

Northern Horizon Capital AS

[signed electronically/ /signed electronically/ /signed electronically/
Tarmo Karotam ldza N { G+ vyl Sd. f IANRFE& =1 AG)
Member of the Management Board Member of theManagement Board Member of the Management Board

3.2. DEFINITIONS

Baltics Estonia, Latvia and Lithuania

Baltic Opportunity Fund, a predecessor of Baltic Horizon Fund, goulolic closeeended contractual real
estate fund, was established under the laws of the Republic of Estonia and was managed
Management Company (with a previous name BRMic Opportunity Fund). Baltic Opportunity Ful
merged into Baltic Horizon Fund.

BOF

CBD Central business district

/2Tt ASNE LYGSNYIGAZYylf ! ROA&2NE h« FyR Fye 2

Colliers
it

CPI Consumer price index

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

EC TheEuropean Commission

EFSA Estonian_ Financi@upervisiorAuthority, which is the capital market regulatory authority of the Repul
of Estonia

EMU European Economic and Monetary Union
Ameasure of long term NAV, proposed by European PublicER¢atle Association (EPRA) and widely u
by listed European property companies. It is designed to exclude assets and liabilities that a

EPRA NAV expected to crystallise in normal circumstances such as the fair value of financial derivatives and d
taxes on property valuation gains. Calculation of EPRA NAV is explained in greater detail inSs&6ti
ab! ¢ ®

EU The European Union

9! wX € X Sd Thelawful 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 vehicle registered in the Reg

Europa SPV Lithuania and holding title to the Europa SC property

Fund Baltic Horizon Fund, a public closedded contractual real estate investment fund

Rules of the Fund as registered with the Estonian Financial Supervisory Authority on 23 May 2C

Fund Rules appended to the Offering Circular as Appendix A

Gross leasable area | Total floor space (measured in sgm) at a property includimgas dedicated as public spaces
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(GLA)

thoroughfares such as building service areas

IAS The International Accounting Standards forming part of the IFRS

IFA Investment Fund 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 |

Institutional of 4.November.2003 otthe prqspegtus .to be published when securities are.offered to the publi(

Investors admltted to tra.d.lng anql amendlng Directive 2001/34/EC and/or other types Qf myestors as def!ned |
national securities legislation of each relevant country where the Offetslame being offered without
requirement to publish the prospectus

Investors Institutional Investors and Retail Investors

Listing Start of trading with the Offer Units on Nasdaqg Tallinn on or aliblitecember2017 and on Nasdac
Stockholm on or about2 December2017

LTV Loan to value ratio. It is calculated as a ratio of interest bearing debt to the value of investment prop

Management Northern Horizon Capital AS, the management company of the Fund

Company

Manageror jointly
Managers

AS LHWank, a bank organised and existing under the laws of the Republic of Estonia, registe
10539549, address at Tartu rd 2, Tallinn 10145, Estonia

Prudentus Capital Oy, an investment servim®vider organised and existing under the laws of t
Republioof Finlandyegister code 2684049 = | RRNB &4 9GSt NS&ALJX Iy RA H

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

Merger Units of BOF were converted into units of the Fund at a ratio of 1:100 (1 unit of BOF was exchanc
100Units of the Fund). At the time of thmerger, the Fund had no assets and liabilities of its own.

NAV Net Asset Value of the Fund or a Unit agelted in accordance with the Fund Rules

New Units Up t0 30,076,000 Units issued in connection with the Offering

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

Offering Circular

This public offering and listing prospectus, which is registered with EF$A@ctober2017

The period during which investors may submit, modify or withdraw the Purchase Orders as indic:

Offer Period secton7®T G CSN¥ad tyRhAFBRAGHZYE 2F (KS

Offer Price Price per Offer Unit

Offer Units Up to15,038,000Units offered in connection with the Offering

Placement The agreement to be concluded between the Management Company, Sales Partner and the Me
Agreement related to theOffering

Prospectus Directive

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

Prospectus
Regulation

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

Register, ERS

Estonian Regist of Securities operated biasdaq CSD SE Estonian bratiud register othe Units

Registrar

Nasdaq CSD &itonian branch

Related Parties

As defined in the International Accounting StandardRdlated Party Disclosures

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

Floor space (measured in sgm) at a property ttet be leased out to tenantd.dxcludes areas dedicate
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

Thepublic offering of the Offer Units to the Retail Investors in Sweden, Denmark, Finland and Estoni

SC

Shoppingenter

Sales Partner

CatellaBank S¢A | [ dzESYo2dzNH NBIAEAGSNBR ONBRAG

Capellen 38ue Pafebruch, 8308, Capellen Luxembrg

Ayada

SSC Shared services centre
SPA Sale and Purchase Agreement
SpV A special purpose vehicle established for the purposes of making and maintaining real estate inves

for the benefit of the Fund
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sgm Square meer

Summary The summary of this Offering Circular presentechage4

Unit A unit of the Fund

A person holding Units of the Fund and entitled to exercise rights attached to the Units in accordanc

Unit-holder the Fund Rules

¢CKS albylr3asSySyid /2YLIlyeQa NAIKG G2 AyONBlIasS i

Upsizing Option up toadditional 15,038,00@ffer Units

Weighted average unused lease term calculated by weighting remaining terms of each lease cont

WAULT .
rentalincome

Website www.baltichorizon.comwebsite of the Fund

3.3. AVAILABLE INFORMATIO N

Ly FOO2NRIYOS gAGK (GKS NdzZ Sa 2F (GKS CdzyR 00GKS aCdzyR ewatdzf Sa¢ o
the office of the Management Company&t2 NJ/ 2, YWalliin 10145, during the normal business hours and on the Website:

the Fund Rules;

the three mostrecent annual reports ahe Fund or BOF

internal rules and procedures of the Management Company for determination of the net asset value;
the rules for the valuation of real estate;

the rules for handling conflicts of interest;

I RSAONRLIIAZ2Y 2F (GKS CdzyRQa fAljdzARAGE NRA]l YIylFr3asSySydrT
Key Investor Information Document (KIID) for Retail Investors in Sweden;

Significant investor information fdRetail Investors in Denmark;

Key investor information document (KIID) for Retail Investors in Finland;

Key investor information document (KIID) for Retail Investors in Estonia;

the three most recent annual reports of the Management Company.

=2 =8 =8 =8 4888899

This OfferingCircular 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 fr@atella Bank S.Antil the end of theOffer Period. Full versions of valuation
reportsNB I NRAY3 GKS LINPLISNIie o0Stz2y3aiay3da (2 (§KS CNewdeEValbafoRs BEINS LI N.
h « Colliers International Advisors SIA, and UAB Colliers International Advisors at the request of the Management Company are
availablefor inspection during the life of the Offering Circular at the registered office ofMaeaagement Company, and at the

offices of theCatella Bank S.A. @88 r. Pafebrucht | NO RU! QG A Jrirgad s yonyz [ dzESYo

The Management Company has disclosed anddigtliose in the future also other information dime Webpage and also through
stock exchange releases regarding the Fund in accordance with the FungaRpliesible lawsind regulations

3.4. CAUTIONARY NOTE REGARDING FORWARD-LOOKING STATEMENTS

Certain statements in sectiorsd { dzY YI2RBA 5] GOP IR NES S ( Ys&gdih LISINDSIEAAYYIS €12y R CA Y |y (
5omMc 45AQPARSYRA FyR 5ABARSYR t2fA0&¢ -bokiRy. ShchioSvarb&iNgSstateryersi KA & h
FYR AYF2NYIFGAZ2Y NS o6laSR 2y GKS 06S8StAS8F¥a 2F GKS alyl3asSySyi
oLasSR 2y AYyF2NXYIGA2Y [ @FAfFofS NBIAFNRAY3I GKS CdzyRd 2 KSy dza$s
& S E LIS dsimélar éxpgfessions, as they relate to the Fund or the Management Company, are intended to identify-fookargl

statements. Such forwartboking statements reflect the current views of the Management Company or its management with
respect to future gents 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 achisveme

that may be expresskor implied by such forwartboking statements, including, among others, risks or uncertainties associated
gAUK GKS CdzyRQa RS@GSt2LIYSydz ANRGGK YIylr3aASYSyids NBflLlAz2zya o
and business conditionghanges 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 m
detail in sectioR a wAlRQ U TNBR ®¢ { K2dzZ R 2yS 2NJ Y2NB 2F (GKS&aS NRala 2NJ dzy O
prove incorrect, actual results may vary materially from those described in this document as anticipated, believed, estimated
expected.

The Managment Company does not intend, and does not assume any obligation, to update the fdne&idg statements
included in this Offering Circular as at the date set forth on the cover.
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3.5. PRESENTATION OF FINANCIAL INFORMATION
Financial information presented in th is Offering Circular

On 30 June 2016 the Fund merged with BOF and took over all assets and lialbiB{@s.dJnits of BOF were converted ibkaits

of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged int&Jdi®® of the Fund). At the time ohe Merger, the Fund had

no assets and liabilities of its own. Thus, historical financial and operational performance of BOF prioMerdkee is directly
comparable ttf Cdzy RQ& LISNF 2 SNME RS | Fuidfesdnsadagditaicial staments forthe year ended

31 December 2015 . linagial results prior to the Krger 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 Fund prepares its finaial statements in a consolidated form and according to international financial reporting standards as
I R2LJGSR o6& GKS 9! o6aLCw{{0dD

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

- reviewed interimconsolicgited financial statements of the Funir the 6-month periodended 30June2017 prepared
according to IFR@rovided in full in Appendix B);

- audited consolidted financial statements of the Furfidr the financial year ended 31 December B@ftepared according
to IFRgprovided in full in Appendix)C

- audited consolidated financial statements of BOF for the financial year ended 31 December 2015 prepared according to
IFRSprovided in full in Appendix)D

- audited special purpose consolidated financial statemeritBOF for the financial years ended 31 December 2014 and
31December 2013provided in full in Appendi¥). Because prior to 2015 BOF was qualified as an investment entity
under IFRS 10, these statements do not comply with consolidation requirementsSid0R&cording 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 aktattdards and
interpretations of the IFRS;

- audited nonconsolidated financial statements of BOF for the financial gealed 31 December 2014rpvided in full in
Appendix

In years prior to 201 8BOF qualified as an investment entity under IFRS @iQaatording to consolidation requirements in IFRS 10,

g & NBIJdZANBR (2 YSIFadaNBE adzoaARAINRSAE G FIFAN OF € dzS GveNR dzZ3K |
expanded beyond simply holding and managing a portfolio of real eptaigerties, to include active property management and

the possibility to develop real estate projects. Consequently, BOF no longer met characteristics of an investment emtigR#de

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 31December 2014 and 31 December 2013 with the purpose to provide investors with financial information comparable
with the financialinformation presented for the financial yemaending 31 December 2016 an81 December 2015. For more

detailed description and analysis of the historical financial information of the Fund see subséstians & { St SOG SR CA
LY T2 NYIOMM2 \GOIISNIRI AGA Y I y Cadomir @S OARB AL 1 wBRA2d2NDSa¢ @

In accordance with item 2.2(a)(i) of Annex XV of the Prospectus Regulatiodatieyement Company has included historical

financial information of BOF Europa UAB, a Lithuanian registered entityt@ldi § KS Cdzy RQa LINBLISNI & Ay @Sal
centre in Vilnius (thé 9 dzZNB LIt {t £+ 03X Ayili2 GKA&A hFFSNRAY3I / ANDdzZ I N ¢KS FA
accordance with Lithuanian Business Accounting Standards. The finanatestés of Europa SPV for the financial years ending

31 December 2016 an8l December 2014 were initially prepared in Lithuanian language, and for the purpose of this Offering
Circular, translations of the respective statements into English langhage keen 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 prabesiietd wi
precision which the Management Company deesufficient 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 whdle value
order to avoid excessive level of detail. As a llesertain values presented as percentages do not necessarily add up 100% due to
effects of approximation. Exact numbers may be derived from the financial statemetite ¢fund,BOFor Europa SPMo the
extent that the relevant information is reflectetierein.

Currencies

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

Dating of Information

¢KA& hFFSNRAY3IA /ANDdzZ  NJ KId 0SSy RNI gy dzlJ 6 ASR 2y (K3 FAYI y(
June2017 for which interim consolidated financial statements for thenénth period were pepared The information regarding

the most recent NAV of the Fund in sectibpmp db! +£& A& LINB & S goispgeembbed201@hidh Gdtfe ladgtS R | &
calculated NAV immediately prior to the date of this Offering Circular.

Wherenot expressly indi&ted 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 whickeit)opera

must be understoodo refer to the state of affairs as at the aforementioned date. Informatieferring to the other than 3Qune

207A4 ARSYGAFTASR SAGKSNI o0& alLISOATeAy3d (KS NBfSOFyid RINE i KNE
G2 RIGSes adzylirat GKS RIFIGS 2F GKA& R20dzySyidé IyR 20KHsNI aA YA
Offering Circular.
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4. INDUSTRY AND MARKET OVERVIEW

4.1. MACROECONOMIC OVERVIEW

This section discusses the current macroeconomic situation and its outlook in the Baltic States. Unless stated otherigale, his
macroeconomic data presented in the section was sourced from Eurostat, the statistical office of the EU, while futti@ngroje
GSNB (1 1Sy ManBIVecdnknic fdeta@tiigures for yearthrough 2016represent actual data while thoder 2017

and 20B are forecasts.

All three Baltic Stateare members of the EU and have euro as the national currdrittyuania has the largest economy of the

Baltic countriesIn 2016Lithdz- Y A F Q& D5t F Yedzf i SRSNBI & ! wt O@PAI Qa4 61 & 9!bn. HpDPNO)
The differences are primarily explained by ptggion size. Lithuania with 208 of peope is the largest followed by Latvia with 2.0m

and Estonia with 1.3m. In terms of productivity, Lithuania and Latvia are very sii@itd6 GDP per capita of EUR 1&hbusand

and EUR 18thousand respectivelyg KA £ S 9 & (G 2 y A & i ssbmelvBabighdr)& BURAB hdusand.

Approximatelyl.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 capifdlaivia, with population of B4thousand. It is located on the shore thie Baltic

{SI i GKS &a2dz2ikKSNYy GAL) 2F G(G(KS DdA F 2F wA3dl & whAdleskddndl f a2 |
largest city in theBaltics, has a population of 83housand. It is baseth the south east of Lithuani@hanks to its relatively close

location to Minsk, the capital of Belarus with 1.9m population, Vilnius is a popular shopping destination for Belarlisflianshas

the smallest population of thehtee Baltic capitatities ¢ 427 thousand people live in the capital of Estonia. It is located on
94ai2yAl Qa y2NIltheOQaAzyaNERYRYRAGI t ®AA DS LR NI | StarylA A& 2dzald
than 2 hours by ferry away from Tallinn.llifen ¢ Helsinki ferry route is one of the most active in the Baltic Sea.

Figurel: Nominal GDP (EURbnN), Figure2: Country population (m), Figure3: Capital city population
2016 1 Januan2017 (thousand),1 January2017
1.
20.9 3
38.6 1,602
EUR 84.6b thousand
25.0 20
H Lithuania m Latvia ® Estonia m Lithuania m Latvia H Vilnius ® Riga m Tallinn

SourceEurostat SourceEurostat SourceNational statistics offices

Baltic economies have been among the fastest growing in the EU. Their GDP growth has siguwifiggerfyrmedthe EU average.

Over the period from 2000 to 2016, annual real GDP growth averaged 4.0% in Lit(tbariﬂ fastest in the EU)3.6% in Latvia

(the 5" fastest) and 3.2% in Estonighe 8" fastestp Ly O2y N} ads G(KS 2@0SNIff 9! odoveD5t SEL
the same period.

Figure4: Average annualeal GDP growtt{%), 200e2016
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SourceEurostat

! Available publicly ahttps://ec.europa.eu/info/busineseconomyeuro/economieperformanceandforecasts/economic
forecasts/spring2017-economicforecast_en
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The EC forecasts that the Baltic countries will continue expanding at a considexstielly jace than EU as a whole. TEd is
expected b achieve real GDP growth of %9n 2017and 20B whereas Lithuania is forecast to deligrowth of 2.9% in 2017 and
3.1% in 2018, Latvia to increase ®2% in 2017 and 3% in2018 and Estonia to grow by 2.3% in 2017 an@a2ii82018.

Figure5: Real GDP growtliorecast by the EC (%)

4.0 -
Latvia
3.5 - S,
Lithuania

3.0 -
2.5 - Estonia
2.0 -
15 - EU 28
1.0 T T 1

2016 2017F 2018F

SourceEC

Confidence inthe 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 evbyburde
debt. TheBaltic ountries have one of the lowest government debt levels in the \Bblereas the overall Ebad a gross debt to

GDP ratio of 85% atthe end of 2063 (1 2 Y A | Q& 3 hddbintdd Y6 Sn)yiil0o Bf &DRi (the lowest in the EU) dnd (G GA | Q&
'y R [ A Ki0%hof GDR(th& 7" @n@lthe 8" lowest respectively. 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 austeyimeasures which depress economic growth.

Figure6: General governmengrossdebt to GDP(%),2016
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When speaking o& demographicsituation in the Baltics, a distinction has to be made between totalntry population and

population in capital citiesDemographic trends in Baltic capital cities have been significantly more positive than in the overall
region. Declines in capital cities population have been substantially smaller compared to decreasasiry populations and,

more importantly, since 2013 Baltic capital citiev@dheen growing in sizéseeFigure?). This is attributable towo major trends.

Firstly, because of internal migration, people from smaller towns and cities have been moving toseagitaiomic and cultural

centers. Secondly, residentsf capital cities have been less likely to emigrate abroad than tHiesgg in other regions.The
albyr3sSySyid /2YLlye SELSOGA (KS&AS (NByRa (2 O2yidAydsSe ¢KS KSI
investment strategy to focus on properties located in capit@s.the other hand, totaBaltic population dynamics havienproved

as well. Afterannual declines peaked at 2% in 2010 caused Imgreased emigration due to eecession in 2009, they have
normalizedto the territory 0f 0.5-1.0% per annum
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Figure7: Populationgrowth, %per annum
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¢KS . IftGAO {d1GS&a Nryl NBfFIGiGAGSte KAIK Ay 22NIR .lytea 91 as
enforcement. The index indicates how easy it is to sea mgw business and epate it. According to June 201énkings, Estonia is

12", Latvia 14' and Lithuania 2% out of 190world countries. They outrank such developed countrieshesNetherlands (28),

France (29) and Switzerland(31%) as well as siicemerging economies as Poland {34Czech Republic (8y andHungary (41).

The Baltic States also fare well in Global Competitiveness Index (GCI) rankings, conducted by World Economic Forum. This inde
defines competitiveness as the set of institut®) 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 eatmedn economy. Based on GCI 2@08 7rankings, out

of 138 countries Estonia standst 80" position, Lithuania at 3% and Latvia at 48, They outrank such states as Turkey"[p5

Slovenia (58) and Slovakia (65.

The Baltic economies are closely interrelated with Nordic countries: Sweden, Finland, Denmark and Norway. Scandinai@an firms
among the largest investors in the Baltichey 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). Thadargest Balt
telecommunications companies, fixdide and mobile network operators, are owned by Teliasonera, Tele2 (both from Sweden)

and Elisa (Finland)Other major Nordic companies with substantial investments in Baltics inclGde Gruppen (owner of
supermarketchains, 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 impairignt tra
partners. In 20% they accounted for 42% of exports from Estoti@% of exports from Latvia and 1B¥exports from Lithuania.

Lithuania

[AGKdzZl yAlI Qa SO02y2Yé KlFa 0SSy adz00SaafdzZte NBEO2ISNIWPdApet FiSNJ
annumover 20112016. The recovery was driveat first by strong exports andhore recently byincreasing private consumption.

Exports were boosted bgninternal devaluatiorg reductions in employee compensation in both private and public sectarsich

the cowntry underwent in 2004 nmm®d ¢ KFE G NIFA&aSR O02YLISGAGAGSYySaa 2F [AGKdzZ yAl
other hand, were gradually increasing consumption as unemployment declined, real wage growth returned and consumer
confidence improved.

In 2016 Lithuania achieveéal GDP growtof 2.3%while it is forecast to pick up to @6 in 20% and 3.24 in 2018In the first half

of 2017, the economy expanded at an accelerated rate of 4.0% compared to the same period of the previous year. TleetEC pro

that faster economic growth will be supported not only by continuing strength in private consumption but also by a renovery i
AyodSadySyda yR SELRNI&d ! NBo62dzyR Ay RAA0dZNESYSyida rahglRY (KS
increase in exports, recorded in 2016, is expected to continue thanks to improved economic outlook in the EU and Roesia, the

export markets for Lithuani@rivate expenditurethe EC forecastss setto continue rising at a solid pace driven dmpwth in real

wages and employment.

Declines in engy and food prices led tthe period of subdued inflation or even deflation which was recorded in 2Qb%er
energy pricesvere good news to Lithuania (since it is a net energy importer) and its consumers who, thanks to lower fuel and
heating billsjhad more spare money to spenéHowever, die to a recovery in energy prices afabd andservice price increases,

the inflation isexpected tospike to 2.8% in 2017 ambrmalise to 2% in 2@L Solid wage growtlis forecast tosupport the general
inflation in later years.

Lithuanian labour market has been gradually improving with unemployment declining and wages returning to greaathemns.

Unemployment rag fell from 15.4% in 2011 to 2®in 208 ¢ slightly lower thar8.5% unemployment in the Elhd substantially
below 10.0% in the e@ro area. Average real wage growth has exceeded 4% per annum in real terms every year sinCEh2HG.
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forecaststhat the unemployment ratewill keep faling, although at a slower pace, wherede ttightening labour market will fuel
robustgrowth in employee compensation.

Government budget deficivas graduallyontracting since 2012 arid 2016 asurplus of 0.3% of GDP was reaclygble best result

in the modern history of Lithuania. The 2016 result was supported by strong collection of payroll taxes and lower thagdexpect
expenditures. The achieved surplus compares favourably against averagisdeffil.5% in the euro area and 1.7% in the EU in
2016. The EC projects Lithuanian government budget to return to deficit of 0.4% of GDP @uGd7costs of structural reforms
related to labour market and pensionBeficit is forecast to decline to.Z% in 2018Gross government debt has been fluctuating
around 40% of GDIR the recent yearsWhile it is expected to increase to 42.4% in 2017 due prefinancing of upcoming bond
redemptions the debt should fall back to 38.9% in 2018.

Table6: Macroeconomic indicators, historical data and forecastd._ithuania

2013 2014 2015 2016 2017F 2018F
Real GDP growth, % 35 35 1.8 2.3 29 3.1
Nominal GDP, EURbn 35.0 36.6 37.3 38.6 40.9 43.2
CPI growth, % 1.2 0.2 -0.7 0.7 2.8 2.0
Unemployment rate, % 11.8 10.7 9.1 7.9 7.6 7.2
Compensation of employee per head real growth, % 4.3 4.6 6.3 4.1 2.2 35
General government budget balance, % of GDP -2.6 -0.7 -0.2 0.3 -0.4 -0.2
General government gross debt, % of GDP 38.7 40.5 42.7 40.2 42.4 38.9
Retail trade (excl. cars and motorcycles) real growth 4.4 5.6 5.5 6.7 - -

SourceEurostat (historical dataC(forecasts)
Latvia

Over the period from 2011t0 2016 I G @A Q& SO2y 2 Y& 3% lpel yed NPawekageIhadkerecdN&ihgt doneshic
expenditure and expansion in exports. Countrigle reduction in wages over 20910 led to lower production costs and, in turn,
AGNBY3IGKSYSR [FTUOALFQa O2YLISGAGAGSYSaa Ay 3f 20 ththatrethihe8ina ® hy
2012 were fuelling consumption. Somewhétvger economic growth of 2.0% in 2016 was impacted by a fall in investments as a
transition to a new programming period of the EU structural funds caused delays in their disbursements. ihipgaaffecteda

Latvian construction sectoHowever, the economy returned to higher growth in 2017 as it expanded by 4.5% real in the first half

of 2017 compared to the same period of the previous y&ae EC projects real GBPincrease bys.2% in2017and 3.5% in 2018
Consumption is expected to remain the primary growtiurce supported byncreasingwages and weakening unemployment.
Furthermore investment growth is forecasb pick up with the help ofhe EUstructural funds

Adrop ininflation has been observed in Latvia since 2@18nks to adecrease in fuel prices and cheaper food. Fuel and heating
costs comprise approximately 10% of household spending, hence, lower energyvpeiees substantial tailwind for consumers.
However, vith the recovery in global commodity pricdsetEC expectmflation to returnto 2.2% in 2017and 2.0% in in 2018

Unemployment is expected to keep declinilegding to continued real wage growth. Unemployment rétee ECpredicts, will
declne from 9.8% in 20160 8.7% in 2018Employee compensaticshould record real growth . 7%in 2017 and 3.7% in 2018
moderation fromas high as-®%increases in previougears.Disposable income of Latvian consumers should be further supported
by planned reductin in personal income tax rates in 2018&proving economic capacity of householdhould retainprivate
consumption as the main driving force behind GDP growth.

Latvia showed exemplary fiscal resgibility inrecentyears Its government reached a balanced budget in 2Q16e first time in

the period from 200%; as revenue from excise duties, corporate income tax and VAT exceeded expectations while savings were
achieved on the expenditure froniThe EC forecasts the fisodeficit to increase t00.8% in 2017on the back of increased
expenditure. In2018 budget deficit of 1.8% of GDP is projected as a result of a planned tax reform which includes reduction in
personal income tax and 0% corporate tax rate for reinvesteditprg I G @A Qa I2GSNYYSyid 3IAINRaa RSo
fall from 40.1% in 2016 to 8.0% in 2018 as accumulated cash position is deployed to pay back debt and nominal growth in GDP
outpaces annual fiscal deficits.
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Table7: Macroeconomic indicators, historical data and forecastd_atvia

2013 2014 2015 2016 2017F 2018F
Real GDP growth, % 2.6 2.1 2.7 2.0 3.2 35
Nominal GDP, EURbn 22.8 23.6 24.4 25.0 26.6 28.3
CPI growth, % 0.0 0.7 0.2 0.1 2.2 2.0
Unemployment rate, % 11.9 10.8 9.9 9.6 9.2 8.7
Compensation of employee per head real growth, % 5.2 6.8 7.6 59 2.7 3.7
General government budget balance, % of GDP -0.9 -1.6 -1.3 0.0 -0.8 -1.8
General government gross debt, % of GDP 39.0 40.7 36.3 40.1 38.5 36.0
Retail trade (excl. cars and motorcycles) real growth 3.9 3.6 5.0 1.9 - -

Source: Eurostat (historical dat&C(forecasts)
Estonia

Postcrisis recovery in Estonia was driven primarily by expanding household consumption which was supportedwageeal
growth and rising employment. The country achievedrage real economic growth of %4 per year over 2032016 Estonia
boasts exemplary government finances. The country has the lowest government debt to GDP ley&Uhwhich in 2016t00d at
9.5% (the second least indebted, Luxembourg, B&#h). Eginia was one of only 3 countries in the EU (along with Germany and
Luxembourg) which achieved budget surplus in all of the last 3 years. AndB@hiferecasts Estonia to record a marginal fiscal
defidt of 0.3-0.5% of GDh 2017 and 2018he overall EU is projected to run deficitslo6-1.6% over the same period

In 20152016 Estonia recorded slower real GDP growth of below 2% mainly affegtecbak investment activity while the
economy was drivety strong private expenditure. Investments were hurt both by lower disbursements from the EU structural
funds impacted by the transition to a new programming period as well as weaker business investment in equipment and
construction.However, a return todster growth was recorded in the first half of 2017 when Estonian economy expanded by 4.8%
NEFf O2YLI NSR 2 GKS &alYS LISNA2R 2F (GKS LINB@A2dza &SI MNP ¢KS
2017 and 2.8% in 2018lthough consumtion growth is expected tsomewhatdecelerate on the back & return of inflation in
consumer prices anthoderation in real wage increases, it should be more than offset by a rebound in inves®temgy demand

for Estonian exports should improve busés confidence which, in turn, should drive growth in private investments. Moreover,
public investments are also expected to increase thanks to faster deployment of the EU structural funds.

Before 2014 consumer prices in Estonia were growing by more than 3% per annum. But due to a fall in global oil prioces, inflat
slowed down materiallyjand was below 1%n 20142016 boosting disposable income of Estonian householdse EC forecasts
price growth to increasao 3.3% in 2017and 2.9% in2018as commodity prices bottom out, excise taxes are raised and wages
continue growing.

A labour market delivered a significant improvement with unemployment ragpging from 12.3% in 2011 toB% in 201%; the
lowest level among the Baltic Statds. 2016 Estonia adopted dabour market reformto encourage pensioners to return to
workforce. As a result, the unemployment grew to 6.8% in 2016 and is forecast by the EC to rise further in the next tWhigears
should bring down real wage growth from the highs of&8d morerecordedin 2015 and 2016.

In 2016, Estonian government achieved the third annual budget surplus in & vy Germany and Luxembourg in the EU
accomplished the same feathe EC foecasts theEstonianfiscal budget torecord deficitsof 0.3 in 2017 and 0.5%in 2018as
increases in government expendityreriven by higher public investments, are not expected to be fully offset by tax raises
9 & (i 2 goketn@ent debt to GDRvhichstood at 9.5%in 2016¢ the lowest in the EUshouldremain below 10%n the next two
years.

Table8: Macroeconomic indicators, historical data and forecastsEstonia

2013 2014 2015 2016 2017F 2018F
Real GDP growth, % 14 2.8 14 1.6 2.3 2.8
Nominal GDP, EURbn 18.9 19.8 20.3 20.9 22.2 235
CPI growth, % 3.2 0.5 0.1 0.8 3.3 2.9
Unemployment rate, % 8.6 7.4 6.2 6.8 7.7 8.6
Compensation of employee per head real growth, % 1.9 3.7 5.7 4.9 2.0 2.6
General government budgéialance, % of GDP -0.2 0.7 0.1 0.3 -0.3 -0.5
General government gross debt, % of GDP 10.2 10.7 10.1 9.5 9.5 9.6
Retail trade (excl. cars and motorcycles) real growth 1.9 7.1 45 3.7 - -

Source: Eurostat (historical dat&C(forecasts)
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4.2. PROPERTYMARKETS

This section provides a review of Baltic commercial property markets. It focuses on a transaction market and officel and retai
sectors. The reviewave been prepared using datmd researchprovided predominantlyin annual Colliers Baltic Real Estate
Market Overviewsthe latest of which was published March 2017

Lithuania
Transaction market

Activity in[ A (i K dzeay dstiat® tiansaction market hagown rapidly since 2013and now exceedgre-financial crisidevels In

2016 property transaction volume amounted to EUR 430tine second highesh the historyand just a touch lower from the all

time record achieved in 2015Theincreasedactivity is explained byhe stable macroeconomic situation in Lithuania,greater

number of newly built properties andpositive dynamics ira property marketwith decliningvacancy and growing rent rates
LYyogSai2NEQ AYGSNBald Ay 27TT7ThidSeasing idhieNghared sdrviRdeniekSBgdlatnthed by dzLIJLJ2 NI
international firms(seeTable 9). The adoption ofeuro on 1 Januar015is believed tohave provided an additional boost tahe

investment activity especially by attracting international investoAthough Lithuaniarites was alreadw stable currencydue to

its peg toeuro, becoming a fulbn member ofthe euro zoneminimizedcurrency riskand increased confidence in thédthuanian

economy

Office and retail sectoraere the key focus of investotsistorically Over2013-2015 theytogetheraccounted for more than 70% of
total transactionturnover. However, in 2016 the industrial sector took the top position accounting for 39% of transaction volume.
One of the landmark transactions in 2016 was the acquisition of K&skaokai logistics center (LC) in Kaunas by CRAGIabal, a
REIT managed by W. P. Carey, an American real estate firm, for EUR 60m. This was the largest transaction in the @tolustrial se
the history.Office and retail segments continued to attrdggh investor interest together comprising almost half of g#@6total
transaction volumealbeit a lower share than in previous yeatslliers expects that in the coming years industrial properties could
remain high on investor radars next to officedaretail assets as investors are hunting for higher yield.

Figure8: Property transaction volume in Lithuania, EURm Figure9: Transaction volume by sector, EURmM
500 - 444 430 100% -
90% -
400 - 80% - u Other
70% -
300 - 60% - H Hotel
50% - .
200 - 138 145 40% - m Industrial
115 30% - .
100 - 20% - H Retail
10% - :
0 - 0% - m Office
2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2014 2015 2016
Source: Colliers Source: Colliers

Although Lithuanian property transaction market is dominated by Baltic and Nordic players, an increasing numbepuffitégh
international investors habeen entering the market, a trend which Colliers forecasts to continue due to positive macroecanomi
situation in the country and higher property yields compared to Western marketaddition to the mentioned W. P. Carey
acquisition of Kesko Senukai LC, Partners Grgpbal private markets investment manager, headquartered in Switzerland, with
USD50bn in assets under managememtas another international investor active in Lithuania in 2016. Laurus, av@imtre set

up by Partners Group and Northern Horizon Capital in 2015, purchased a portfd pbperties(anchored bySEB, a Nordic
bank)across the three Baltic countriésom Geneba, a real estate investment company based in the Netherlam@915 Laurus
acquired a 112,000 sqm portfolio of properties from BPT Optima, a fund managed by Northern Horizon Capital, for EUR 163m
Partners Grap is looking to make further acquisitions in the Baltite fact that global real estate investment managers are
entering the Baltic property market indicates that it offesompellingrisk-return profilein the European context.

Prime yields in Viios have been gradually contracting since 2010 on the batheaftrengthening economy, improving real estate
market fundamentalsdeclining borrowing costand convergence to lower yields in other European property marké&tshe end

of 2016 primeyields stood at 6.7% for dfice and retail assets and 8.%bfor industrial properties marking a decrease fréra%

and 8.86 respectively in 2015Colliersexpects further slight yield compression in 2017 on the back of low interest rates and a
significantgap versus property yields in Scandinavia and Western Eur@spit® a downward trend, returns in Vilnius (and the
Baltics overall) are still considerably higher than in Poland and even more so than in Nordics. Colliers estimatekeleid of
2016 prime vyields for office and retail (SCs) properties we25% in Warsaw, 25-5.25% in Copenhager8.9-4.25% in Oslo and
3.54.0% in Stockholm.
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Figurel0: Prime yields in Vilnius, %
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Accelerated economigrowth in precrisis Lithuania resulted in a phase of rapid expansion in office suppipgM@072009 stock

of modern office spacalmost doubled After that, developergook a more careful approach tmvesting in new office space that

led to normalizdion in a growth rate. Stockvasrising stably by 6% per annunover 20162014 However,asdemand for office
spacegrew faster(illustrated by dropping vacancy ratés almost 4% in 200)5development activitypickedup again Modern

office stock in Vilius expanded by almost a third over the last two years reaching 551 thousand sgm of GLA at the end of 2016.
Class A offices made up%®%fthat amountg the highest share in the Baltic capital cities.

Figurel1: Office stock irVilnius
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The development activity remains elevated in Vilnius office marRetliers estimates that over 80 thousand sqm of new office

space will be constructed in 201Therecent increasen development activityvasa response to grwing demand for office space

indicated by vacancy rates falling close to-prisis levels. According to Colliers, there are two main reasons why demand has been
AGNRBY3I AY =AfyAdzAa 2FFAOS YINJ SO CANAIGfgevith rpak GOPdexpardingQand SO2 v
unemployment falling. Secondly, Lithuania and especially Vilnius has become an attractive locat@BCRf international

companies. According to Invest Lithuania, a government agency responsible for attracting foreggmémis, a number of SSCs in

Lithuania increased from 17 in 2004 to 60 in 2@18l they now employaround 12,00 people. A majority of SSCs in Lithuania are

located in Vilnius. Demand for office space from SSfikelgto continue growingbecauseexisting ones areexpanding and new

ones are being establishe8ince2015new SSCs in Vilnibave beerlaunchedby Skandia, a Swedish life insurer, Nasdaq, a global

stock exchange operatoA|G, a global insurance growgmd Outokompu, a Finnish steelmaker

38



Table 9: Largest SSCs of foreign companies in Vilnius

Company Industry Country  Functions carried out by SSC Headcount Established
Western Union Payments USA IT, accounting, compliance 1,600 2010
Danske Bnk Banking Denmark F&A, IT 1,560 2012
Barclays Banking UK IT 1,200 2009
SEB Banking Sweden IT, F&A, HR operations 600 2008
CsC IT USA IT 460 2007
Citco F&A USA Accounting and legal services 300 2007
AIG Insurance USA Insurance administration and customer service 250 2015
Nasdaq Stock exchange USA IT, F&A and securities operations 170 2015

Source: Invest Lithuanisarch 2017

Developments of new office properties in Vilnius are carried out not only by local and Baltic firms but also by interpktyamal

In 2015Vastint, part of Inter IKEA group, commissioned a 7,000 sgm Uniq business cent@Bizkr 2016 Schage, a Norwegian
developer, commissioned the™Ipart of Quadrum office complex with over 33 thousand sqm @edhnopolis, a listed Finnish
property invesment firm, completed a 22 thousand sqm expansion to its Vilnius businesswrack now exceeds 60 thousand

sgm of GLAPresence of international real estate companies and their active engagement in development of new projects indicate
the attractivenesf Vilnius office market. That also raises a bar to local players which need to deliver quality projects to remain
competitive in the market.

Although the new supply in 2015016 exceedd annual additions ovethe precedingfive yearsa significanemountof new space
waspre-leased Vastintpre-leased 100% of its Uniq office building to a srtghant, Danske bank €Entre. AtQadrum complex by
Schage10,000 sqnmwere preleased before the start of construction @NB, the thirdargest bank in thiuania,whichrelocatd its
Lithuanianheadquarters tathe property. East Capitalan emerging and frontier market asset manager based in Swedgiated
construction ofan extension to its 3 Bures business comitexbe completed in 2018) only afterpae-lease agreement was signed
with Swedbank.

Figurel2: Vacancy rates in Vilnius office market, %
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Source: Colliers

Vacancy in Vilnius office markieas declined significantly since 2010 as growth in denmngaced additiongo supply.The drop

in vacancy was among the main catalysts that sparked acceleration in development actitigylast several years. In 201t
vacancy rate increased to 6.3% from 4.3% in the previous year because considenabiet of new spacewas commissioned.
There is observed a meaningful difference in vacancy rateswemst class A and B properties. In 201&ss A offices, of which
supply is lower, achieved.9%vacancy levelhile dass B propertiehiad a higher vacancy at5% Colliers projets that the
elevated development activity is likely to putihe vacancy up irR017 An ability of the market to 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 ratese gradually improving since hitting the bottom in 20@%wever, in 2016
rent rates for class A officegecreased by 3% because ahigher increase in office stockardlords were asking for 13:16.5
EUR/seqn/month for class A premises, 918.5 EUR/sqm/month for class B1 and ®& EUR/sgm/month for class B2. Colliers
expectsthat due to increased additions of new supply, market ratesfadk downwardoressure in 201
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Figurel3: Asking rent rates in Vilnius office market, EUR/sqm/month (excluding VAT and operating expenses)
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Retail

At the end of 2016upply of retail space in Vilnius amounted680 thousand sqm (taking into account properties withleast

5,000 sgm GLA). The three largest shopping mallsofaks, Ozas and Panorama) each exceeding 45,000 sgm together
represented 3% of the total supply. 10 properties with 19@45,000 sqm GLA constituted @60f the market while SCs with
5,00015,0M sgm made up the remaining 34%. Growth in Vilnius retail space returned in 2013 when IKEA store, the first in the
Baltics, was openedSince 2013 the supply of retail space has been expanding-6% fer annumdriven mainly by new
neighborhood type SCs wte anchor tenantsre grocery chainsDevelopments 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. Tikedbcus
only on building new graary stores but also on refurbishing the older ones to attract more consurifesgrocery market became

even more competitive in 2016 with a successful entry of Lidl to Lithuania. Lidl now operates 26 stores across the €ouhitly, o

10 are located in {hius. The company is also considering entering Estonia and Latvia.

Figurel4: Retail space in Vilnius
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No new largescale SCs aurrentlyunder construction in Vilniudttention from existing larger S@son 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, Panorama,fenthoée largest malls in

Vilnius, added a number of new restauramatisd is planning to launch a fitness club in 20dhle Europa SC openeshe in 2015

The goal of SCs, Colliers says, is to offer consumers aavigimg experience.

Demand for retail space istrong buoyed bygrowing private consumptionln 2016 retail trade (excl. motor vehicles and
motorcycles) in Lithuania increased 6y in real termsvhich was the fastest pace since 2008 and significaxteead 2.8%

rise inthe EUand 1.9% in theeuro area Over 20112016 retail tradg(excl. motor vehicles and motorcyclegew by more than 5%

on average per annum in real termSuccessful SCs with high customer flows practically have no vacant space in Vilnius. Overall
vacarey inVilniusSCsstood at 1.6% in 2016Colliers forecasts vacancy to remain lowthe near future because development of

new retail space is limited.
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Figurel5: Vacancy rates in Vilnius shoppirgntres %
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Rent rates have been trending upwards since 2010, especially, for small retailu2i@d.6 rents grew by around 4fr small and
medium spaces while were stable for anchor tenaRsntsamounted t023-44 EUR/sqgm/month for sma#ipaces (up to 100 sgm),
14-24 EUR/sqm/month for mediurizespaces (15850 sqm) and A1 EUR/sgm/month for large spaces. On the back of a low
vacancy andack of new developmenColliers projects rent ratesr small and mediunnetail unitsto keep rising at a modest pace.

Figurel6: Asking rent rates in Vilnius shoppirggntres EUR/sqm/month (excluding VAT and operating expenses)
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Latvia
Transaction market

Activity in a property transaction market in LatV¥ias intensified since@3 with volume surpassirgUR 300m mark each year. In
2016 it amounted to EUR 3#d1i¢ down from 2015 level but still the second highest since 2008. High transaction activity be
attributed to strengthening economy, positive dynamics in property magket high demand for cash yielding assets boosted by a
low yield environment. Retail assets dominated transaction market in 20i62016comprising 77%and 57%of total volume
respectively The highshareof the retail sectoiwas explained by severkdrge deals. In 2015 Blackstoaequred three SCqAlfa,

Mols and Dole) in Régas a part of its purchase of téordic real estate funds managed by Obligo Investment Manageriéig.
transaction alone constituted 60% of totahnualvolume In 2016 therewere three large acquisitions of SCs: Riga Plaza by Lone
Star Fundsa global private equity firm, Domina Shopping by EfTEN, an Es@seal manager of private real estate funds, and
Galerija Azur by Baltic RED, an investinaghicle of the ownerof Lithuanian DIY chain Senuk&olliers forecasts investment
activity in Latviato remain elevated in 20Athanks to high spread between property yield and borrowing costs and higher returns
when compared to Nordic and Western real estate markEtgthermore,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.

What distinguisks Latvian property transaction marketrom Lithuania and Estonia the presence of private Russian investors.
Yet, tensions between Russia and the EU, the economic downturn in Russia andaastghibp in value of Russiaauble have
reduced the enthusiasm of Russian invest@s. the otherhand, 2015and 2016saw an entry of global asset managers into the
Latvian property marketAn acquisition by Blackstonthe largest alternative asset manager in the world with over USDr800
assets under managementf three shopping centreis Rigawas its first investment ever in the Baltid3artners Group bought
Olimpia SGn Rigaas a part of the acquisition of BPT Optima portf@lic2015 and a Baltic portfolio of 42 properties of Geneba in
2016 Lone Star Funds purchased Riga Plaza SC for R 2016.This proves that the Baltic real estate market can be
interesting to global institutional investors. Colliers expéaterest from investment funds to increase further in the future.
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Figurel?: Property transaction vtume in Latvia, EURm Figurel8: Transaction volume by sector, EURm

500 - a1 100% - . .
8 394 90% - Residential
400 - 341 80% -
70% - m Other
300 - 60% -
50% - m Hotel
200 - 40% - .
30% - W Industrial
. 04 -
100 0% m Retall
0 - 0% - m Office
2007200820092010201120122013201420152016 2014 2015 2016
Source: Colliers Source: Colliers

Prime yields in Riga pperty market have compresseflom the peak in 2009 owing to the macroeconomic recoy@agsitive
trends incommercial real estate (growing rent rates and low vacamey) cheaper debt Regardless of the contraction, prime
properties in Riga can still be acquired at higher prospective returns compared ticNorehtries and Poland. At the end of 2016
the yield was estimated &.8% for retail and officepremisesand 8.2%%for industrial properties Colliers expeatprime yieldsto
remain stable at least until the middle of 2017.

Figurel9: Prime yields in Riga, %
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Latvia, modern office stock increaseppaoximately fivefold over 20042010. Since then supply has been rathebgawith limited
number of new offices consicted. 2014 was an exceptianoffice stock jumped by around 56 thousand sgm which was mainly
attributable to a single buito-suit property¢ 43,000 sqm new headquarters of State Revenue Ser@eer2015and 2016 less
than 20 thousand sgm of new office space was added. At the end of 2016 total supply stood at 609 thousaldssf premises
constituted 17% of totak below 34% in Vilnius but above %3in Tallinn. According to Colliers, because of limitedelopment
activity in recent years, a shortage of large office spaces now exists in Riga. Although expansion in stockeid &xject
somewhat higher in 2013t approximately 8 thousand sqm GLAlevelopment activitystill lags substantially behind Wilis and
Tallinn. An increasing number of developers, on the other hand, are starting to draw plans for new office projectsBotRiggy.

will take time to materializeAs a result, in th@ear futurewA 31 Q& 2 FFAOS YI NJ SO guvihéré proNgty | A y

owners have a greater advantage in lease negotiations than tenants.

Figure20: Office stock in Riga
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Financial and IT companies are the most active in renting office sf&s@alsoconstitute asizeable portion of denmad; however,

it is problematic for them to find large spaces. So far, they have not been as important driver of demand for office dpace as
Vilnius. In recent yearhere has been a trenthat new buildings are préeased to tenats before completion of constructiofhis

could potentially help accelerate development activity becauselgase agreements increase confidence of depefs to invest in

new projectsand reduce their risk.

Vacancy rates returned to prerisis leved in 2013h @SNI £ £ @I OF y 0@ Aieflined XuBHerQai4.5% MRA1OBomY I NJ S
5.7% in 2015Empty space at class A premises amounted.18. Colliers projectthat with completion of new office buildings
vacancy might slightly increase, espdgia class B and lower quality properties.

Figure21: Vacancy rates in Riga office market, %
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Ren rates have been on the upwardajectory since 2010In 2016 they remained rather stable which, Colliespects, will
continue in 2017At the end of 201&lass A premises demanded-18 EUR/sqgm/month, followed by-82 EUR/sgm/month for
class B1 and-8 EUR/sgm/month for class B2.

Figure22: Asking rent rates in Riga office markéeUR/sqm/month (excluding VAT and operating expenses)
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Retail
Fundamentals for retail sector have beestrongin recent years. Declining unemployment and growing wages (wthiehlEC

projects to continue) have been fuelling private expenditure. Lower energy costs since the second half ledi2B&4nproviding
an additional boost ta@onsumers Growing consumer expenditure should keep demand for retail space in Riga at elevated levels
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Figure23: Retail space in Riga
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wA 3l Qa Nodd ak639 s 8f GLAn 2016 SCs accounted for the largestase of the total space at around 60%.
Hypermarkets constituted 16%, DIY stores 14% and department storedri@®d7 an expected increase in retail space will come
predominantly from expansions of existing properties. New lesggde SCs should come asliin later years. In 2018kropolis
Group (held by owners of Maxima retail chadtdrted construction 060,000 sqm Riga Akropole which had long been in its plans.
The property is expected to be commissioned in 204&opolis is the strongest shoppingathbrand in Lithuania with the largest
SCs in top 4 (by population) citids. addition, IKEA announcetat its second store in the Baltics will be based in Riga with
construction to be completed in 2018.

As vacancy rates are low or close &v@in themost successful SCs, their managers have been concentrating on improving tenant
mix. Preference has been towardrarnational weltknown brands as well as offering activities other than shopping to visitors (for
instance, fitness clubs)nternational rdailers 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-prisis levels in 2012t stood at 2.7% at the end of 281importantly,empty spacen the
most successful propertiegof instance,Spice SC, Spice Home SC and Alfa SC) waistemt. In contrast, vacant space in less
successful SCs comprised more than 10%. Overall wacare Colliers forecasts, may decligiéghtly in the near term as free
space in less popular SCs is reduced.

Figure24: Vacancy rates in Riga shoppiogntres %
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After an accelerated growth inent rates in2012 and 2013they wererather stable in recent years and at the end @016
amounted to30-55 EUR/sgm/month for an up to 100 sqgm space aneBAFEUR/sgm/month for 15650 sgm unit. Rents for
anchor tenants fluctuated in the regiondl EUR/sgm/month. Clgérs projects rehrates to remain stable in 201

Figure25: Asking rent rates in Riga shopping centers, EUR/sgm/month (excluding VAT and operating expenses)
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Estonia
Transaction market

Activity in Estoniarransaction market returned in 2011irf6e then improving economic and real estate market conditions have
supported recovery in transaction turnoven 2016 it amounted to EUR 420m which was bedowalttime record of EUR 544in
reached 2015 but stillranslated into the second most active year in the hist@ffice and retail propertiehas been the primary
focus of investorg; over the period 2012016 the two segments togetharonstituted approximately 6@ of total transaction
volume. As investors have accumulated significant amounts of capital ready to be deplogiidrs expectthe transaction market

to maintain high activity with turnovein the region ofEUR 35@100m in 2017Retail and office properties, Colliers believes, béll

the primary target of investors, yet higher yields at industrial sector nr@ghaince its attractiveness.

In terms of geographic locatisrof the main investors, the situation in Estonia is similar to Lithuania and Latvia. The masket
beendominatedby investors from Noridsand Baltics. In 2@ldomestic spend made up around a third of total turnogesimilar

to previous yearsTop three invesirs in 2016included East CapitaEfTENand Northern Horizon CapitaMost of the deals
exceedinga EUR 3mmark 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.

Figure26: Propertytransaction volume in Estonia, EURm Figure27: Transaction volume by sector, EURm
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Prime yields in Tallinn have been trending downwards since 28lthe end of 206 prime office and retail pyperties could be
acquired at 6.5% yield (down from 6.75% at the end of 2@tfile industrial assets alnged hands at 7.75% (84). These levels

are slightly below ones observed in Vilnius and Riga but substantially above returns in Nordic capitals read. Weeld
compression in 208, as well as in previous several years, was attributabkeltov cost ofdebt financing, shortage of investment
grade propertiesincreasing demand for cash flow generating asseis growing presence of international investors that discover
Baltic property marketsColliersbelieves that the same factors will continue to put downward pressure on the yields in 2017,
however the room fo futher contraction is limited.

Figure28: Prime yields in Tallinn, %
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Rapid exparfs2y AY ¢l tfAyyQa 2FTFAOS -casiskcdh@miciumith Hnded i 828@verSiRhreé gear & (1 N2 Y -
LSNA2R FTNRBY wnmn (G2 wnmu 2FFAOS aG201 oFNBfte 3INBsgod . dzi gAGK
positive trajectories, the supply startédcreasingagain in2013. At the end of 2016 Tallinn had 6@%usand gm GLA of modern

office spaceGiven the current elevated activity in development of new projects, the supplye next several yeaiis forecasto

grow at a higher pacéalready observed in 201&nd 2016. Developers are expected to adaound 30 thousand sgm of new

offices in2017.
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Figure29: Office stock in Tallinn
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The supply of class A offices in Tallinn is relatively low. Accaalidglliers, at the end of 2016 class A constituted onfp 13 total
stockwhich is below both Vilnius (34) and Riga (17%}lass A office space is particularly sought after by foreign companies and
their back offices. Locatiewise, supply in CBD is alsorrently low but it should grow materially thanks to a number of
developments in the areaPrimary 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 distang fcdyn th
centre.

Vacancywasgradually declinindrom the peak of 19% in 2009 as demand for office space was graevtiig additions to the stock
were limited (especially, pre 2013However, due to a larger increase in supply in 20B8ancy rateroseto 6.9% fran 6.0% in
2015.An amount of vacant space increased both in class A (to 4.8% from 3.5%) and class B1 (to 7.0% fr@ullEeifgrojects
that in 2017 vacancy could increase again but that would mostly affect older and lower quality buildings as tenants aoatel rel
to newer onesTenants find the new offices to be advantageous not only because of newer, higher quality work spagias but
due to greater efficiency, for instance, lower utility bidwners of older buildings will have to invest in refurbishing them in order
to maintain competitiveness against new offerings.

Figure30: Vacancy rates in Tallinn fife market, %
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Following the trend in vacancy rates, office reimtsTallinnhave been improving since 201They were stable in 2016, yet the gap
between top and bottom rents widened/hile rents for class fAremises showed an upward trend, tenants of lower quality
properties started to be more aggressive in price negotiatitm®2016 he rentprices amounted to 13.616.2 EUR/sgm/montHor
class A offices, 8:13.5 EUR/sgp/month for class B1 and 4%.8 EURsgm/month for clas B2.Colliers forecast rents to remain
stable in 2017, though the spread between top and bottom rates could expand further

Figure31: Asking rent rates in Tallinn office market, EUR/sqm/month (excluding VA@ aperating expenses)
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Retail

Dynamics in TRIA Yy Q& NI | A ffavoar&b@ fiog Iatididtds. ddBmandSdB sétail space has been growing strongly on the
back of expanding consumer expetute whereas increases in supply were limited in 2011 and 2012. Vacancy rates in SCs have
havenot exceededl.0% since 2011arger SCs which attract higher customer flows have no available space toR#fail. trade

(excl. cars and motorcycless) Estoria expanded by8.7% in real terms in 201@utperforming1.6%growthA y (G K S GPFRaridA 2 Y Q &
2.8%increase irretail trade in the EUAs private consumption is expected to remaime ofthe maindrivers of economic growth,

retail premiseshouldcontinue tobe in high demand.

Figure32: Retail space in Tallinn
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After two years (201:2012) of limited additions to retail stock, supply growth acceleraad surpassed 5% annual pace3inf
the last 4 yearsTalt A yy Qa NXB G | A fthoasénd yin atifefd0R2016.00f that) 66% were attributable to SC8 1d
hypermarkets, 15% to DIY stores and 5% to department stores.

5808t 2LIWSyid OGAGAGE Ay ¢lLffAyyQa NBGFAfT LINRPLISNI& YN]SO A
approximately 3%housandsgm in 2017 What is more,T1 shopping mallwith 55thousand GLA (developed by ProKapital)

currently underconstruction and should be commissioned in 20A8other two largescale SCs, 43 thousand sgm Porto Franco and

65 thousand sqm Tallink City, are being planr@d.the other hand, development activity in a grocery sector is starting to slow

down after a vey active period. In recent years grocery chains (the most active were Maxima, Rimi and Selver) invested heavily in
SELI yRAY3I GKSANI ySig2NL a (G2 NBYFLAY O2YLISGAGAGBSD . dziectdfrz 6 & ATy
retail chains are now more cautious about investing in new stores.

£ Ol yOd Ay ¢ kedntfeshgspéera codsiktentidwiAEyeB during th€0082009economic crisig was at around 1%t
the end of 208 vacancy constituted 1%. Vacanspace is nofexistent in large SCsIn 2017 Colliers forecasts vacancy rates to
remain low inthe overall marketOn the other hand, vacancy at smaller SCs could face upward pressure.

Figure33: Vacancy rates in Tallinn shoppirngntres %
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Rent rates in shoppingentreshave been rather stable in the last decade following steady vacancy |évgiswth of 35% per

annum in average rentwasobservedover 20122014 due to indexation and fewer discounts offered by landlonds20152016

rates were stablevhich, Colliers forecasts, should continue in 2017. Turnover rents and more flexible leasing arrangements are
0S02YAy3 Y2NB 02YY2y Ay ¢l ffAyQa NdoddailB354%8.0 EJRSdnnort ior stiak S Sy R
premises and 10-88.0 EUR/sqgm/month for larger units. Anchor tenants could payl2.0 EUR/sqm/month.
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Figure34: Asking rent rates in Tallinn shoppingentres EUR/sgm/month (excluding VAT and operating expenses)
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5. THE FUND
5.1. SELECTED FINANCIAL INFORMATION

On 30 June 2016he Fund merged with BOF and took over all assets and liabilities of B&d-0fJBOF were converted into the
Units of the Fund at a ratio of 1:100 (1 unit of BOF was exchanged intii@® 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 mid®d-the Mergeris directly
O2YLI NFotS (KS Cdzy R NérgellSYNIFRKNIaud3edySRstlightédSiNdncialkstements ftiie year ended
31 December 2016 . linarfzial results prior to the Brger are presented as those of the Fund. For these reasonsjsn th
Offering Circular past results of BOF are presented as results of the Fund.

Tables in this section present selected historical consolidated financial informatitite dfund The Fundreports its financial

results in theconsolidated form. In yeangrior to 2015 BOE (1 KS C dzy R Qufalified\NadS &nSrdeStinéneNtly under IFRS

10. According to consolidation requirements in IFRS 10, investment entities are required to measure subsidiaries aé fair valu
through profit and loss rather than corscA Rl 1S G KSY® Ly wnanmp . hCQa 2062S0GA@Sa SELI
portfolio of real estate properties, to include active property management and the possibility to develop real estatesproject
Consequently, BOF no longer met charactarssof 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 IFRSoIn orde
provide prospective investors with comadle financial information for years prior to 2015, special purpose consolidated financial
statements have been prepared for 2014.

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

- For the inteim period of January June 2017(andthe corresponding period of 2006Y (i K Sreviéndayirkefira
consolidated financial statements for thenonth period ended 30 June 20p¥epared according to the IFRS (provided
in AppendixB).

- C2NJ eSINJ unamcY G(KS Chitnhidasiatehet foriie Rear@adgdisd Decdtriber S0R6 prepared
according tahe IFRS (provided in Appendix C

- C2NJ 8SINJ HampY . hCQ& | dzZRAGSR 02y a2édBR DacednBer F0A5ypregatedl | £ &
according to the IFR@rovided n Appendix D

- ForyeamnmnY . hCQ& | dzZRAGSR &ALISOALT LIzN1I2 &S 6EdBYBeembeRIOIASR T A\
and 31 December 201(provided in AppendiE). Because prior to 2015 BOF was qualified as an investment entity
under IFRS 1GQhese 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, tleespecial 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 finacial statements and their related notes.

The ratios and indicators set forth Trablel3 are provided to better illustrate the performance and financial situatiothef Fund
These ratios and indicators have been computed using information providéeé audited consolidated fiancial statements listed
above andhe Funddd A Y G SNY I £ Y I'THd ralic il yhdicathids thainsklves dave neither been audited nor reviewed
by independent auditorsSome of these ratios and indicators are used by thendgement Company to evaie the Fun@ a
performancewhile others are provided for the benefit of investors considering an investment in the Offer Units.

. hCQa | dzbohsblifaRed ffaRgal statements for the yeaended 31 December 2014 prepared according to IFRS are
provided in full in Appendi F of this Offering Circular. Their financial informatids reviewed in section®.124 awSadzA Ga 2 7F
Operations basedn NonConsolidatedCA y I Yy OA I £ { B174&NISKRI &It | wWRE 2 dz83DDlidatedl FidaBcRl 2y b ;
{ G (S YTBeFiinadbed not report results in the neconsolidated form

A financial year of the Furetarts on the 1st of January and ends on the 31st of December

Ly (KS CdzmopistlichtedFdeRA VORIt &0 GSYSyida F2N nnmciI (&SisvidtfiyBSY Sy
line with the requirements ofEstonianSecurities Market AcB n%oy(aj. The updated version is presentad the following

paragraph

TheManagementBoard of the Fund confirms that according to their best knowledge, the annual accounts for the 2016 financial
year, prepared according to the IFRS, present a correct and fair view of the assets, liabilities, financial situatienaarmtdis of

the issier and the undertakings involved in the consolidation as a whole, and the management report gives a correct and fair view
of the development and results of the business activities and financial status of the issuer and the undertakings invbked in
consolidation as a whole and contains a description of the main risks and doubts.
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Ly (KS C dzgoRseliiatetfidaRclalist@tements for 2016, date references are incorrect in the consolidated statement of
profit and loss and othecomprehensive incomen page €1 and the consolidated statemenf financial position on page-22.

The correct date references in the consolidated statement of profit and loss and other comprehensive income should ¥l gears 2
and 2015 (instead of 31.12.2016 and 31.12.20&S8pectively). The correct date references in the consolidated statement of
financial position should be 31.12.2016 and 31.12.2015 (instead of years 2016 and 2015 respectively).

Table10: Consolidated income statement d¢he Fund EUR thousand

2014 2015 2016 R I el

2016 2017
Rental income 3,048 6,073 7,874 3,276 5,667
Service charge income 829 2,062 2,594 1,193 1,843
Cost of rental activities -1,177 -2,796 -3,315 -1,554 -2,302
Net rental income 2,700 5,339 7,153 2,915 5,208
Administrative expenses -665 -984 -2,190 -980 -1,400
Other operating income - 267 97 78 13
Net loss on disposal of investment properties - -10 - - -
Valuation gains/losses on investment properties 611 2,886 2,737 -441 339
Operating profit 2,646 7,498 7,797 1,572 4,160
Financial income 72 17 14 8 43
Financial expenses -656 -1,100 -1,253 -533 =775
Profit before tax 2,062 6,415 6,558 1,047 3,428
Income taxcharge -55 -890 -798 -175 -936
Profit for the period 2,007 5,625 5,760 872 2,492
Earnings per unit (basic and diluteglEUR 0.10 0.23 0.12 0.03 0.04

Sourcereviewedinterim consolidated financial statements of the Fund for Gmonth period ended 8@ June 2017audited consolidated financial
statements othe Fund for year 2016 and audited consolidated financial statements of BOF for yeat2W®&E14

1 On 30 June 216 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were convéreethiigoof the Fund
at a ratio of 1:100 (1 unit of BOF was exchanged intolriis of the Fund). To ensure the comparability of historelunit figures, numilers of
units prior to the Merger were recalculated by multiplyingem by 100 to reflect theeffect of theconversion. Theecalculatednumbers or units
were used tacompute comparabl@er unitfigures.
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Table11: Consolidated financial position dhe Fund EUR thousand

31 Dec 31 Dec 31 Dec

2014 2015 2016 2017

Investment properties 46,170 86,810 141,740 157,274
Investment property under construction - - 1,580 3,390
Derivative financiahstruments - - - 6
Other noncurrent assets - 263 288 77
Total noncurrent assets 46,170 87,073 143,608 160,747
Trade and other receivables 214 840 1,269 1,282
Prepayments 11 81 178 210
Cash and cash equivalents 2,626 1,677 9,883 8,628
Total current assets 2,851 2,598 11,330 10,120
TOTAL ASSETS 49,021 89,671 154,938 170,867
Paid in capital 22,051 25,674 66,224 75,597
Own units - - -8 -
Cash flow hedge reserve -194 -199 -294 -57
Retained earnings 2,458 6,218 10,887 10,688
Total equity 24,315 31,693 76,809 86,228
Interest bearing loans and borrowings 22,395 39,586 58,981 63,830
Deferred tax liabilities 670 3,673 4,383 5,380
Derivative financial instruments 149 215 345 74
Other noncurrent liabilities 160 451 935 849
Total noncurrent liabilities 23,374 43,925 64,644 70,133
Interest bearing loans and borrowings 644 11,608 10,191 11,106
Trade and other payables 534 2,036 2,876 3,039
Income tax payable - 112 46 24
Derivative financial instruments 60 17 - -
Other current liabilities 94 280 372 337
Total current liabilities 1,332 14,053 13,485 14,506
Total liabilities 24,706 57,978 78,129 84,639
TOTAL EQUITAMND LIABILITIES 49,021 89,671 154,938 170,867

Sourcereviewedinterim consolidated financial statements of the Fund for @month period ended 8@ June 2017audited consolidated financial
statements ofthe Fund for year 2016 and audited consolidafiedncial statements of BOF for years 22015
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Table12: Consolidated statement of cash flows tife Fund EUR thousand

2014 2015 2016 D I

2016 2017
Operating activities
Profit before tax 2,062 6,415 6,558 1,047 3,428
Adjustments for norcash items:
Value adjustment of investment properties -611 -2,886 -2,562 441 -382
Value adjustment of investment properties under
construction ) i 175 ) 43
Gain/loss on disposal @fvestment property - 10 - - -
Value adjustment of derivative finance instruments 14 18 - 6 -
Change in allowance for bad debts 29 22 17 - 22
Financial income -72 -17 -14 -8 -43
Financial expenses 656 1,100 1,253 533 775
Working capitahdjustments:
rDeizriszzfggcrease in trade and other accounts 81 156 204 140 167
-Increase/decrease in other current assets 271 -82 -106 -40 -106
-Decrease/increase in other negurrent liabilities 83 120 69 43 -129
Increasefdecrease in trade and other accounts payable 77 69 -398 247 -349
-Decrease/increase in other current liabilities -559 407 -50 43 -71
Refundedfpaid income tax -102 -54 -103 -45 -20
Net cash flow from operating activities 1,767 4,966 4,285 2,407 3,001
Investing activities
Interest received - 17 14 8 5
Acquisition ofsubsidiaries, net of cash acquired -1,357 -7,6571 -20,098 - -
Acquisition of investment properties - - -15,454 - -14,362
Disposal ofnvestment properties - 990 - - -
Advance payment on investment property - - -200 - -
Investment property development expenditure - -1,643 -1,660 -1,453 -1,296
Capital expenditure on investment properties -468 -570 -380 -170 -326
Net cash flowfrom investing activities -1,825 -8,863 -37,778 -1,615 -15,979
Financing activities
Proceeds from bank loans, net of fees 499 4,804 8,084 445 14,661
Repayment of bank loans -463 -2,684 -4,722 -954 -8,955
Proceeds fronissue of units 3,019 3,160 40,550 - 9,381
Repurchase of units - - -8 - -
Profit distribution to unitholders -184 -1,302 -1,091 - -2,691
Interest paid -643 -1,030 -1,114 -500 -673
Net cash flow from financing activities 2,228 2,948 41,699 -1,009 11,723
Net change in cash and cash equivalents 2,170 -949 8,206 -217 -1,255
Cash and cash equivalents at the beginning of the year 456 2,6261L 1,677 1,677 9,883
Cash and cash equivalents at the end of the fear 2,626 1,677 9,883 1,460 8,628

Sourcereviewedinterim consolidated financial statements of the Fund for @month period ended 8 June 2017audited consolidated financial

statements ofthe Fund for year 2016 and audited consolidated financial statements of B@€&aier20142015

L Yy . hCcQa IdzZRAGSR O2yazf AR bcqudiBon af sufdidiar®@d, het of éashladg@gdfest RGL5 iF eqdal to1 EUR B,324

thousand which is comprised of EUR 7,657 thousand payment (net of cash acquired) foniaiti@eef Europa SC reduced by EUR 1,333 thousand

OF&aK FyR OF&aK SljdAgdlItSyia KStR o0& {t+& (i (GKS o0SIAAYY¥Y¥YIheERaAHAUDp bdz& K
IFRS 10 from an investment entity at the end of 2014 twaA Y S & G YSy i Sy iGAidié Ay wHnmpd Ly .hcCcQa O2ya:
year 2015, cash and cash equivalents at the beginning of 2015 refleetamsolidated position, i.e. only cash held by BOF itself (EUR 1,293
thousand). Irorder to conslidate cash held by SPVs at the beginning of 2015, the amount is recognisedaggdgsition of subsidiaries, net of

cash acquiredas a positive cash flow item. This EUR 1,333 thousand consolidation adjustment is eliminated from the table abovénhiecaske

and cash equivalents at the beginning of 2015 already reftectonsolidated position, i.e. cash held by both BOF itself (EUR 1,293 thousand) and

all its SPVs (EUR 1,333 thousand).

2 part of cash and cash equivalents have been restrictedwfinitprequirements set in bank loan agreements. On 30 June 2017, the restricted cash
amounted to EUR 430 thousand.
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Table13: Key indicators ofhe Fund

2014 2015 2016 D I

2016 2017

Property-related
Value of investment properties, EUR'000 46,170 86,810 141,740 87,238 157,274
Number of properties, period end 4 5 8 5 9
Rentable area, sqm

Period end 30,928 48,651 75,107 50,889 83,663

Period average 28,322 44,718 58,936 49,032 80,830
Vacancy rate

Period end 6.3% 2.0% 2.6% 3.6% 2.0%

Period averagze 9.8% 2.8% 3.2% 3.6% 2.1%
Net initial yield 6.6% 7.1% 6.8% 6.7% 6.9%
Financial
EPRA NAV per ufit EUR 1.16 1.48 1.48 1.40 1.47
NAV per unﬁ, EUR 1.12 1.27 1.34 1.27 1.33
Adjusted earnings per urit, EUR 0.10 0.23 0.14 0.05 0.06
Adjusted ROE 9.3% 19.%% 10.8% 8.6% 8.6%
Adjusted cash earnin&sEUR'OOO 1,349 3,485 4,656 1,943 3,442
Adjusted cash earnings per uhiEUR 0.07 0.15 0.10 0.08 0.06
Adjusted cash ROE 6.2% 12.2% 7.5% 12.2% 8.9%
Dividends per unft EUR 0.051 0.072  0.050° - 0.041"
Interest coverage rati 3.2 4.3 4.4 3.8 5.4
LTV 49.9% 59.0% 48.8% 58.1% 47.6%
Weighted average number ohits issueél, ‘000 19,767 23,915 47,351 25,017 57,631
Number of units issued at period ehdooo 21,720 25,017 57,265 41,979 64,656

Sourcerratios and indicatorsn the tablehave been computed using information provided in Balzy R Q&  laydied consdlidated financial
statements reviewed interim consolidated financial statementnd internal management reports. The ratios andlizators themselves have

neither been audited noreviewed by independent auditors.

! Computed as average of mitiy estimates.

2 Computed as average of monthly estimates.

®Net initial yield = net rental income / value of investment properti@sculated as average of monthly estimates.

#0On 30 June 2016 the Fund merged with BOF and took over all assets and liabilities of BOF. Units of BOF were convétseof itte Eond at a

ratio of 1:100 (1 unit of BOF was exchanged into 100 units of the Fund). To ensure the comparabilityichligetaunitfigures, numbers of units

prior to the Merger were recalculated by multiplying them by 100 to reflect the effect of the conversion. The recalculated numbers wemnits

used to compute comparablger unitfigures.

® EPRA NAV is a measurelang 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 oicesrsstzh as the favalue

of financial derivatives and deferred taxes on property valuation gains. EPRA NAV = NAV per financial statements +idericéihiastruments

liability net of related deferred tax asset + deferred tax liability related to investment prof@rtynd tax value differences. Calculation of EPRA

NAYV is explained in greater detimilsection5.15a b ! .+ £

® Earnings per unit for 2016 were adjusted to exclude EUR 938 thousandffoeepenses related to public offerings. No adjustments were
performedfor years2015 and 2014Earnings per unit for H2017were adjusted to exclude EUR 3ffi®usand oneoff expenses related to public
offerings andEUR 452 thousand or@ ¥ ¥ RSFTSNNBR G(FE NBf I SR (2 NArdings ma uhifo2Hl 2@ 6wverd LIV £ | &
adjusted to exclude EUR 500 thousand -offeexpenses related to public offerings.

” Adjusted eturn on aerage equitf ROE) adjusted earnings per unitaverageNAV per unitwhereaverageNAV per unit (NAV per unigt the

beginnirg of the period+ NAV per unitat the end ofthe period) / 2. Estimates for interim periods were annualizddthe calculation methodvas
NEGAESR O2YLI NBR (2 GKS CdzyRQa LINB A 2 dzawaskmpuied 28pdofit dmittie pdiodi &/&aggtota | & H 1M
equity. Use of per unit figures instead of absolfigures enables to account for precise timing of issuances of new units and their effect on ROE
because adjusted earnings per unit, a numerator in the formula,ngoted using timeveighted average number of units issued.

® Adjusted ash earnings = profit before taxvaluation gains or losses on investment propertigmt gains or losses on disposals of investment
properties - paid income taxesA figure for 2016 was adjusted to exclude EUR 938 thousanebférexpenses related to public offerings. No
adjustments were performed for yea2915 and 2014A figure for H1 2017 was adjusted to exclude EUR 373 thousandfbeepenses related to

public offerings. A figure for H1 2016 was adjusted to exclude EUR 500 thousanif erpenses related to public offerings.

° Adjusted ash ROE adjustedcash earningper unit/ averageNAV per unit; where average NAV per unit = ( NAV per unit at the biegiofithe

period + NAV per unit at the end of the period ) / 2. Estimates for interim periods were annudlieedalculation method was revised compared

2 GKS CdzyRQa LINBGA2dza LINRPALISOGdza> RI G SR agjustallcash earnings far the feGodBaveragee dza G S R
total equity. Use of per unit figures instead of absolute figures enables to account for precise timing of issuances of new units effieicthen

cash ROE because adjusted cash earnings per unit, a numertdterfarmula, is computed using timeeighted average number of units issued.

1% Represents two quarterly dividendsr 2016 profit EUR 0.026 per unit for Q3 2016 profit, announced on 12 October 2016 and paid on 28
October 2016, and EUR 0.024 per unit@g¥r 2016 profit, announced on 20 January 2017 and paid on 7 February 2017.

" Represents two quarterly dividends: EUR 0.023 per unit for Q1 2017 profit, announced on 28 April 2017 and paid on 18, Magt EQIF 0.018

per unit for Q2 2017 profit, announcexh 4 August 2017 and paid on 24 August 2017.
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2 Interest coverage ratio =dperating profit- valuation gains or losses on investment propertieset gains or losses on disposals of investment
properties ) / interest on bank loans.
3 oanto-value(LTV)= total interest bearing loans and borrowings / value of investment properties.
5.2. GENERALINFORMATION
Regulatory S tatus of the Fund

The Fund is a closezhded contractual investment fund registered in Estonia and acting in accordance with the Estonia

Ly@gSadySyid CdzyRa ! Ol o6daLCl!é0d | O2y (N} Olidz f Fdzy R A afusit® & | &
and other assets acquired through the investment of such money, which is owned jointly by thHeldaits.A unit repregnts the
unitKk 2 f RSNRa aKINB Ay GKS laasSdia 2F | FdzyRo

The Fund is a real estate fund investing primarily in real estate, portfolios of real estate, and/or real estate commatiiesn N
Horizon Capital AS, registry code 11025345, is acting as the maeageompany of the Fund. Further information on the
Management Company is setoutinsectihrn G ¢ KS al yIF 3SYSyid /2YLI yeéod

Fund Rules were registered wilFSAn 23 May 2016. The Fund and the Management Company are regulated and supervised by
EFSATheFund 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 Furidules 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 Fanel made available to the public in accordance with the Fund Rules and applicable laws.
Units of the End are listedon NasdagTallinnand secondary listed on Nasdaq StockhoBeealsosection7®dy a! RYA&daA 2y
¢NFRAYI YR 5S8IFtAy3 I NNFy3ISySyidaéo

A typical investor of the Fund is either an institutional or a retail investor seeking to have a mediomg ¢erim indirect exposure

to commercial real estate property. Investors should be ready to accept investment risk generally inherent to real estats.mar

t NEGARSR G(GKIF{d CdzyRQa Ay@gSaidvySyida I NB YI RSomdhkindiease of the pfapertyi S NY L.
value over economic cycles and through continuous cash flow generation, also investors are expected to invest with & long ter

view. Furthermore, investors who expect regular distributions out of cash flows (e.g. dividaeretests) should consider an
investment in the Fund. Any investor, who has had no or very little experience in investing in real estate funds orimlirectly
commercial real estate property, should consult their professional adviser in order to learn dimmweharacteristics and risks

associated with such investments.

Hi story

On 30 June 2016he Management Company completed the merger of the Fund with BOF. BOF was aecldeddcontractual
investment fund under the management of the Management Company. As a result of the Merger, the Fund received all assets of
BOF and BOF usiblders becaméJnit-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 prep@ifamasfto take
advantage of a potential postisis recoveyin 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 unitholdersegrietented 3.0% yield on invested

equity. At the beginning of 201BOF 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 cinemancbatiplex 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 a
the end of 2013 while NLA expanded from 11,356 sgm to 23,270 sgm. A larger size of theopentfibled the fund to achieve

greater cost efficiencies. Dividend implying 7.0% yield on invested egeity declared for year 2013.

In July 2013, BOF signed a share purchase agreement starting the acquisition process of Domus Pro. It was a N/580 sgm
neighborhood shopping center development project with an optional 3,700 sgm expansion in the second stage. Forward financing

2T 9!'w HOPAY $Fa& LINPOARSR (2 GKS LINRP2SOGQa RSGSt 2LISNI LitF G SN 4K
doors in the beginning of 2014. The acquisition was finalized in May 2014 for EUR 12.1m adding the first Lithuaniaroholding t

. hCQa LINRPLISNIi & L} NI TFtad godfolio réadhed akidr vafuy Bf EQRF 46.2mn and total rentable space of

30,83 sgm. For year 2014, the fund announced dividend representing 5.0% yield on invested equity.
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Construction of the second stage (3,700 sqm) of Domus Pro was initiated in March 2015. All of the newasfialte pre-let to
two tenants a home improvemenshop and a fitness cluffhe first part of the expansiowas commissioned in December 2015
and thesecond in May 2016.

In March 2015, BOF acquired t58 property in its portfoliog Europa shopping mall in Vilnius CBD for EUR 35.8m. With 16,856 sgqm

of NLA it is markedly larger than previously acquired buildings. Also in March 2015, BOF completed the disposal of Babycenter, a
standalone building of 67dgm acquired together with Lincona office complex in 2011. It was sold for EUR 1.0m. On 31 December
20p GKS @FfdzS F2NJ.hCQad LRNIF2tA2 FY2dzyiSR 2 9!w ycoyY I|yR
7.0% yield on invested equity was declared.

In June 2016the Fund successfully completed an initial public offerimiging EUR 2Qm of new equity. On 6 July 2016 Units

started trading on Nasdag Tallinn. Using the proceeds raised in the initial public offtxngubd acquiredc4S Headquarteria

Tallinn in July 2016 for EUR 15.&ta 7.5% yieldind Upmalas Biroji in Riga August 2016 for EUR 23.6m at a 7% yigid
November 2016 the Fund carried out a secondary public offering attractinglBBR of new equityOn 23 December 2016 the

Fund Units were dually listed on Nasdaq StockhdimDecember 2016, a portion of the meeds from the secondary public

offering were used to acquire Piirita in Tallinn for EUR 12.2m at a 7.4%Baétdte the end of 2016,omstructionof5 2 Ydza t NB Qa
3 stage a 6-story expansiorwith 4,380 sqmof NLA, begariThe Fund endegiear 2016 with goroperty portfolio of 8 buildings

worth EUR 141.7m in fair value and amounting to 75.1 thousand sgm of rentable area.

In March 2017, proceeds from November 2016 public offering were invested in the second prqpg2ustto | in Vilnius was
purchased folEUR 14.6m at a 7.2% yield.June 2017, a new secondary public offering of the Fund Units was performed raising
EUR 9.4m of additional equitps of ® June2017, tK S  C qmppe®yPortfolio consisting of 9 assetsad a fair value oEUR
157.3n and rentable area 083.7thousandsgm The construction of 4,380 sqn'id?»tage at Domus Pro was completed in October
2017 and now tenants are moving in. The grand opening of the expansion is planned before the end of 2017.

5.3. INVESTMENT OBJECTIVE AND POLICY

The objective of the Fund is to combine attractive income yields with medium tetéwngvalue appreciation by identifying and
investing primarily in real estate, portfolios of real estate, and/or real estate companies and successfully exiting fem the
investments. Thebjective of the Fund is to provide its whiblders with consistent and above average #asfusted returns by
acquiring high quality cash flow generating commercial properties with the potential for adding value through active mariageme
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 Lithuanipawitular

focus on the apitals- Tallinn, Riga, and Vilniugnd 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,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. Accotitigrsy prime

yields for office and retail properties ine@hBaltic capitals stood at 668% at the end of 201@or more information seesection

AbH Gt NBLISNII & al NJ Siasd0d ¢KSe SEOSSRSR & A SankBraghdy agpdxidatelyd O LIA
1.5%. Higher property yields enable the Fund to generate greater cash returns, which are paid out to unitholders redsdiidke

also offer a potential for capital appreciation due to possible compression in the Baltic yields. Dividends are targieied/8%

of invested equity per annum, payaldearterly (see sectior5.166 5 A JA RSy R& YR 5AOARSYR t2fA08é00

The focuson the Baltic commercial real estate is also based on positive leasing trends: low vagaproxi(nately 6% for offices

and 2% for retail at the end of 201€olliers), 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 availabilityenfigdo

F OljdzAaAdAzy GFNBSGAE 6KAOK A& AYLERNIIFyYy{d T2 Nheluwnbver ofYpdpestyy Sy G I G
transactions, aggregated for all threalfic countries, reached an dlme record of 1.4bn in 2015 and remained high at EURML.2

in 2016.

¢KS CdzyRQa 3IS23aNILIKAOFE F20dza 2y GKS . IFfiAa0a Aa thrdelBalcNI SR 6
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 averageOver the period from 2000 to 2016, annual real GDP growth averaged 4.0% in Lithuanf&f(alsteStin the EU),

3.6% in Latvia (the"Sfastest) and 3.2% in Estonia (th8 B 4 1S40 Ly O2y iGN} ads GKS 2SNt 9
annum over the same period’he EC forecasts economic growth in the Baltics to continue outperformingtheaverage (see
sectiond.ldal ONBSO2y2YAO h@SNBASGé O P CAdNIKSN¥V2NBEZ 3I20SNYYSyid R
the lowest in the EUWhereas the overall Eblad a grosgiovernmentdebt to GDP ratio of 85% at the end of 20963 (i 2 Y A |
government debiamounted to only 186 of GDP (the lowest in the BUd[ | { @A IRQF A (i Ka@gh ¢f SDRthe"78nA the

8" lowestrespectively.

o
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Up to 100% of the assets of the Fund may be invested in real estate and securities rel@abetstate. The Fund may invest in all

types of real estate properties, including retail, office and logistics propettids] 2 HmE? 2F (GKS CdzyRQa 3INE
invested in other types of properties, such as forward funding development psogud undeveloped land plotsrdperties 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 throutymghol
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.

The Management Company has, on account of the Fund, the right to guarantee an issue of sepraitids,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 astmtgeanic debt level

2F prr 2F (GKS @lFtdzS 2F AdGa Faasidaoed !4 y2 LRAYyG Ay dayws YI @
taken for periods of up to 30 years.

In investing in casfow-generating properties, the focus of thdanagement Company is on properties which hold loemgn
tenants and have opportunities for active asset management.Maieagement Company seeks to build and maintain a diversified
portfolio of properties across cities, segments and tenants.

Investmentobjective and policy of the Fund may only be amended by amending the Fund Rules under the resolution of the General
Meeting. See sectioth®c a D2 GSNY I yOS {ch¥yz8iNdzNE aSB ik ¥ ¢ @dzy R

Although the objective of the Fund is to generate positigeums to the Unitholders, the profitability of the Fund and positive
returns for the Unitholders are not guaranteed.

5.4, INVESTMENT RESTRICTIONS
General

The Fund is a real estate investment fund and the Management Company aims to have adequate flexipilitgue the
investment opportunities available in the market. In addition to the limitations deriving from the investment objectivegobnd
2F GKS CdzyRX (KS LC! |yR (GKS CdzyR wdzZ $& &0ALMzZE I S NBAGNAROGA 2

In generalthe 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 giurpose
the Rund is to invest in real estate property the acquisition process of which may bectmsuming, 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 mised 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 itateal es
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 cedinty in acquiring the property or properties.

Risk diversification requirements provided for in the Fund Rules may be temporarily exceeded for reasons outside thefcontrol
the Management Company. Exercising a right ofggtion to acquire securities 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 aforementioegairements, taking into account the
interests of the Uniholders.

In general, in the event of breach of the investment restrictions stipulated in the IFA or in the Fund Rules that haee dceuto

reasons outside the control of the Management Compathe Management Company will immediately 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 wdaksexchange release or by respective notice disclosed on the Website

if the Units are not listed on a stock exchange.

Restrictions on  Property | nvestments
Ly FO0O02NRIFIYyOS ¢gAGK (GKS LC! IyR (KS CdzyR wiriesl®gatelad sdeBitied iy m:

relating to real estate in accordance with the investment objectives and policy of the Fund. The following are secuatitigstoel
real estate:

1 the units or shares of a fund which is deemed to be a real estate fund acgaw the legislation of Estonia or other
states;
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1 the shares of special purpose vehicles whose main activity is direct or indirect (through subsidiaries) investment in real
estate or management of real estate;
1 derivative instruments the underlying assetswhich are securities specified in above.

Securities of investment vehicles (including but not limited to joint ventures, SPVs, other real estate funds) in whittd they
invest may be registered in any jurisdiction provided that the investnstrattegy of those investment vehicles is not in conflict
with the investment policy and restrictions of the Fund. Shares of SPVs may be registered in other countries than Heiama, La
Lithuania only with prior approval by the Depositary.

The Fund sill meet the following risk diversification requirements:

1 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;

1 the annual rental income from one single tenant shall not forore 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 ifrduid] wié

have invested approximately8.6% of its gross asseti® Europa SC property. Europa SC and the investment is described in more
detail in sectiorb® pdm &t NP LIONINER L2 NIV F2 fHAY2R St aSsKSNB Ay GKAA hF¥FFSNRy3
SC or Europa SPV.

For more detailed informatioon 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 Circiaty 6 ! 4 & S50t 2 4B 38 A By |
9 E LIS yar& & £ TINNEAD

Restrictions on Other T ypes of Assets
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deposits with credit institutions;

shares and other similar tradable rights;

bonds, convertible bonds and other tradable debt obligations issued;

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

tradable depositary receipts;

derivative instruments.

ENE e I I

Transactions with Derivative | nstruments

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 transactidtis 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
Anagreement, which includes a right or an obligation of the Fund to acgsivap, 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, pornograpbécco producing activities.
The Fund shall be considered as having invested into assets that to a significant degree are used for the above dloéwuitis if
rental income for the space (square meters) used for the above activities would exc#edfl@e total net rental income of that
asset. The Fund shall not solicit new tenants proposing to use the assets for the above activities.

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

The Management Company has the right to isklréts on behalf of the Fund in order to raise capital for investments. Units are
issued and held in the registered and bestry form and no certificates are issuethe Units are registered with the Estonian
Register ofSecurities, with ISIN EE3500110244its traded on Nasdaq Stockholm will also be held by Euroclear Sweden.

As at the date of this Offering Circular, the Fund 64%655,870Units. After the end of the Subscription Period the Management
Company will issue New Units at the NAV a8&tOd¢ober 2017 in accordance with Fund Rules, taking into account tha2sn
September2017 the Supervisory Board of the Fund approved the issue of ED,@00,000 new unitsAfter the Offering, assuming
that all Offer Units will be issued and paidand the Upsizing Optionvill be exercised in full, the total number of Units will be
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94,731,870If all Offer Unitsareissued and paichibutthe Upsizing Option is not exercised at all, the total number of Units will be
79,963,870The Units have no nominahlue.

Units are issued, and the net asset value per Unit is expressed, in euros.

The Fund has one class of Units and all Units pankpassuwithout preference or priority among themselves. A Unit represents
the unitK 2 f RSNRA aKFNB Ay (K SolderdcanBai eequestTihatiittie Som@oayoRrership of! thé Fiind be
terminated orthatthe UniK 2 f RSNR&a aKI NB oy RSiIINZIASRaAaFNRY G(KS C

A Unit is divisible. The fractions of Units that emerge from dividing Units are rounded to three decimal points. Thegfolitegin

are applied for rounding: numbers NNN.NNNO until NNN.NNN4 are rounded down to NNN.NNN and numbers NNN.NNN5 t

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

TheManagement 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 cae freely pledged or otherwise encumbered by a thatder 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 Unttolder.

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

According tothe Register as maintained by the Registrar, at the date of this Offering Circular theapmmximately 77Qunit-

holders.However, the number of ultimate unitolders (including nominee registered Units) are considered tmbee than 4,000.
The largest Uniholder of the Fund is Nordea Bank AB Finnish branch clients (Eurocletreapnclients) holding 4.8% of the
total number of UnitsAs the Fund has one class of Units, there are no differences in voting rights attached to units.

After the completion of the Offering, and assuming that the Upsizing Optitinbe exercised in fullNordea Bank Finland Plc
clients the largest Uniholder of the Fund, is expected to ha#@.6% of total Units If the Upsizing Option is not exercised at all,
Nordea Bank Finland Ritientsis expected to hol®8.8%of total Units According to the Estonian law, Uhiblders are not sbject

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 Managem@ang may issue
new Units through a public offering or a private placement. Units are issued and offered only during specific times détbymine
the Management Company. Investors and tmitders may acquire Units through trading on the securities manitetre the Units
have been admitted to trading, or otherwise from other uhitlders.

The issue of new Units may be determined by:

1 the General Meeting, or
1 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 iand oéndit

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 ardestan

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 Wwlder. 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 Uhitlder is acting in violation of applicable laws and regulations.

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

1 such transactions are, or the purchase plan is, approved bys#reral MeetingAfter the Units have been admitted to
trading, the Management Company h#® 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 Commif#tegated Regulation (EC) No
2016/10520f 8 March 2016 supplementingRegulation(EU) No 596/2014f the European Parliament and of the Council
with regard to regulatory technical standards for the conditions applicable tebawk programmes and stabilisation
measures
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1 the aggregate number of Units bought back and held by the Fund shall not exceed 1f#84atal number of Units at
any time;

1 Units held by the Fund shall not grant any tmader rights to the Fund or to the Management Company;

1 any purchase shall be executed in accordance with applicable legislation and with the rules of the trad@gmadnu

1 the Management Company shall either cancel or sell the Units within 3 months after the purchase.

Rights of the Unit -holders

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

In accordance with the Fund Rules, a thdtder has the following rights deriving from the Units:

1 to purchag, sell, pledge or otherwise dispose of the Units;

1 to own the share of the Fund's assets corresponding to the number of Units owned by tHeoldst;

1 to receive, when payments are made, pursuant to the Fund Rules, the share of the cash flows of theopartibnal to

the number of Units owned by the UHiblder;

1 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 UHitolder;

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

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

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

to request that the Registrassue a certificate or an extract from the Register concerning the Units owned by the Unit
holder;

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

to access, at the registered address of the ManagentCompany, 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;
1 to exercise other rights and take other action as prescribed by law or the Fund Rules.

= =4 =4 =4

1
1

A Unitholder 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 af Unitholder may not be causing damage to other thwiders, the Fund,
the Management Company, the Depositary or third persons.

A Unitholder 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 Uhilder for performance of such obligations is limited to the thatder's share in the asts

of the Fund.

A Unitholder 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 tig f RSNDR& aSOdzaNAGASE | O002dzyd i GKS wS3aA:

terms and conditions of respective issldnits traded on Nasdaqg Stockholm are also held by Euroclear Sweden. Such Units will be
registered in the Unih2 £ R Seblltis account or a custodian account

A Unit is deemed issued upon registration thereof with the Register and a Unit is deemed redeemed upon cancellation itmereof w
the Register. Units acquired by an investor shAlbNBE3A 4G SNBR Ay (KS Ay@Sadz2Nna 2N Ay |
the investor, registry account in the Register.

The register of the Units is maintained by the Registrar. See séitign ¢ ¢ KS wS3IA a0 NI NE @

5.6. 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 Uniholders and the Supervisory Boaithe governance of the Fund is based on the Fund Rules and the IFA

'y R A (rmae sE&t@§ is different from a regular company. As the Fund is not a legal person, it is not subject to the
corporate governance regime applicable to companies.
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The Management Company and the Fund Manager

The Management Company is responsible far ¢veryday management of the Fund, including investment activities.

For more detailed description of the Management Company, its responsibilities and the Fund Manager, see G2ction
G¢cEEyrasSyYSyili /2YLIyeéod

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;

amend the procedure for the making of distributions to Umitders;

approve and recall the members of the SupervisoryrB@ad determine the remuneration of the members;
change the Management Company at the initiative of the {niders;

liguidate the Fund;

amend the procedure for the redemption of Units;

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

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

establish a term for the Fund and amending the termstgablished;

amend the Fund Rules;

purchase of Units on account of the Fund.

BRI R e B I e B e

In accordance with IFA, new Units of the Fund may be issued with a price different than latest NAV only upon conditiorsl appro
by the General Meeting of Unitolders.

Conveninghe 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 Generalddeeting
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 Uaitisniged to trading.

The B-SA or Uniholders whae 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 Generaleflieg within one month after receipt of a request, tli#SA or Uniholders 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 theplHétes) sti
it also shall be published in at least one of the daily national (Estonian) newspapers.

Participation and voting in theneeting

Only a Unitholder, who is a registered uritolder in the Register, or a representative of the tmilder, who has been granted an
authorisation document in writing, may participate in a General Meeting. The participation of a representativeosidgprive the
Unit-holder of the right to participate in the General Meetirigp participate in a General Meeting, a Undlder 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 Unitholders participating in a General Meeting including the names of thehdhiters, the number of votes attached
to their Units, and the names of the representatives of that-holders is prepared at the General Meeting. The list shalkigned
by the chair of the General Meeting, the secretary of the meeting, and eackholidiér or his or her representative participating in
the General Meeting. The authorisation documents of representatives shall be appended to the minutes of ¢hel Gleeting.

At the General Meeting, Unholders 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 Compamithiaythree

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 cuioeguoired

under the Fund Rules.
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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 requiremt is prescribed in the Fund RulasIFA

Pursuant to IFA, ore than 2/3 of the votes represented by Units at tmeeting shall be required to adopt resolution regarding
issue of new Units with a price different than the latest NAV.

More than 3/4 of the votes represented by the Units shall be presentrante than 4/5 of the votes represented at the General
Meeting shall vote in favour to adopt resolutions in matters related to:

amending the procedure for the making of distributidosUnit-holders;

liquidation of the Fund;

amending the procedure for the redemption of Units;

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

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

amending the Fund Rules.

geeeegege

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

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

The Management Copany 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, inaluding b
not limited to votirg 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 tegponsibility of the Supervisory Board to consult the Management
Company on, and the Management Company shall address to the Supervisory Board, the following matters:

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

the approval of the issuefmew Units under the Fund Rules;

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

any other issues in accordance with the Fund Rules.

=A =4 =4 -8 a9

Supervisory Board members are entitled to remuneration for their service in the amount determyrtée beneral MeetingAs of

the date of this Offering Circulathe 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,@00the basis of the agreements concluded with each
Supervisory Board membegupervisory 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 thé&und 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 Supervisbry Boar
members:

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

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

1 atleast one of tk members should represent Uiblders who are not related to the Management Company and are not
related to the ten largest Uninholders in terms of Units held as of ten days before the date of the General Meeting, or be
an independent member not relate any Unitholder.

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:

Date of Expiration of term
Name Born Affiliation Professional experience Appointment of office
Several years of investment and
Andris Kraujins 1963 Independent real estate management 2 June 2016 unspecified term

experience in the Baltics
Several years of experience in
t §NJ a DI 1967 Independent audit services, qsset managgmer
and real estate investments in the
Nordics and the Baltics
Several years of experience in
Raivo Vare 1958 Independent  financial, transit and logistics anc 2 June2016 unspecified term
real estate sectors in the Baltics
Several years of experience in

2 June 2016 unspecified term

David company
1962 Independent management and real estate 11 November 2016 11 November 2018
Bergendahl .
investments

in the Nordics and in Russia
The following table sets out current and palitectorships held by the Supervisory Board members over the past five years:

Name Former positions Current positions

Andris Kraujins BOF, Member of the Investment Committee AKCI SIAember ofBoard, founder
MAK AUTO SIMember ofBoard, founder
Cerfs SlAylember ofBoard
{ASOPAS(Sa @SaStool a
board, founder

t SNJ aDZ f SN Dansk Farm Management A/S, Chairman of the Bo Altechna UAB, CEO

Ernst & Young, DenmarKEO Blue Lime Labs UAB, founder

9Nyaid g ,2dzy3as . IfidAaAOQa& VoiceBoxer ApS, Chairman of the Supervi
Board

Baltic Assist UAB, founder Volt ApS, Chairman of the Supervisory Boar

Infotrust P/S, Member of the Supervisory Board Flextown ApS, Member of th&upervisory
Board

Business Angel Copenhagen, Member of the Boarc  Circle Venture Capital UAB, Founder & CEC
Opeepl ApS, Chairman of the Supervis
Board

Raivo Vare AS Eesti Raudtee, Chairman of the SupervisoryBo [ A @S b | (G dzZNB Membér oft the

Management Board

P {YINI/ L / KFEANXYEFY 2 AS Sthenos Grupp, Partner,a@man of the
Supervisory Board

RVVE Group, Member of the Supervisory Board 3D Techologies R&D AS, Member of tl

A/S Trigon Agri, Member of the Board of Directors ~ Supervisory Board

t NSaARSyidQa ! OFRSYAO ! R Trigon Dairy Farming Estonia AS, Membe
the Supervisory Board

Estonian Cooperation Assembly, Member of AS Smart City Group, Member of t

Supervisory Board Supervisory Board
I al Ay2N) «fSyraaidas
Supervisory Board
mLAldz al2FR h«X aSy:
Board
Estonian Business School, Member of
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Advisory Council

David Bergendahl Chairman oHammarplast A/S Chief Executive Officer of Hammarplast AB
Chairman of Hammarplast a/s Chairman of Hammarplast Medical AB
Chairman of Sarvis OY Torslanda Propertinvestment AB (publ),
Chairman of Gosta Widen AB Member of the Board
Geveko AB Link Prop Investment AB (publ), Member

Chief Executive Officer 8fergamon International AB  the Board

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 privatevestor investing into different projects in health care, food processing, financial aedHi
sectors. He graduated from Riga Technical University, Faculty of Automation and Computing Technique in1P386. Nin.
Kraujins graduated from Institute drfiternational Relations at the University of Latvia.

t SNJ a®RBPSADE t SNE 062Ny mocTI Ad (GKS YSYOSNI 2F GKS { dzZLISNIJA & 2 NB
startup companies and also in offering his management expertise to entrepreneurs and executives. He Fkstankling

experience at Hist & Young, Denmark, in transaction advisory, restructuring and reorganization as well as assurance/audit with
O2YLI yASa Ay 58yYEN] FyR (GKS .FtidArA0ao t NA2N) (2 22AyAy3a 9N
Andresen & Co, BalticHe 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 VareMr. Vare, born 1958, is th€hairmanof the Supervisory Board of tHeund. Raivo Vare is a wadicognised 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 cugh iiad®80, and from the Executive MBA
programme of Estonian Business School (cum laude) in 2003.

David BergendahlMr Bergendahl, born 1962, is the member of the Supervisory Board of the Fund. David Berggadalalted
FTNRY DI (iS5062NB& repgiving & RacheldrS degréeyin Emotporids Bergendahl is a cowner andChief Executive
Officerof Hammarplast AB and is a board member in two publicesi@teinvestment companies in Sweden.

The Management Company is not aware of any compulsquoidiktions 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 frautlaféances, 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 membéiits Supervisory Board and their private interests

or other duties.

David Bergendahl holds at the date of this Offering Circular 501,808 Units of the Fund.
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
decisiors 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 debision of
Supervisory Board shde 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 membe
vote in favour othe 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 purgose entit
separately for each investment. The Fund owns SPVs that have beenisbstdbin the form of private limited companies in
accordance with local company law (i2a | N K A yh=Estaniai 0o A SRNb o I | NJ A S NPLargaOahdizz RIF Ng BfA R o
1 OAy T @ABJirRN®aAi&). For more details on the SPVs, seémseb® pdM at NRLISNIi e t 2NIF2f A2¢ @

The Management Boards of the SPVs are usually composed of two to three members, appointed by the Management Company.
alyF3asSyYySyid .2FNR 2F GKS {t+a OFy AyOfdzRS I NBLNS B&yuiHerinha S T N
section6.8dt NRLISNIie¢ alylF3aISYSyid {SNBAOS:éd ¢KS S@GSNERIFI& YIylF3aSySyi
of one of the board members or the general director, if appointed. However, in order to ensure adeqkameaniagement and

informed decisiormaking, a Management Board member or the general director of a SPV may represent the SPV only together
with another board member.
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The Management Board members shall not be paid any remuneration, unless it is mandatlay local legislation. If the
remuneration is mandatory under local legislation, a minimum salary under the law shall be paid. There are no, and ectext exp
to be, benefits foreseen in the service contracts with the Management Board members upon aéomif employment or
service.

5.7. 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 ioopaite 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 accthmtoind.

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 inva@ne has be
issued. Fees and expenses are paid out of the Fund or directly by the SPVs in relation to which such fees or expensesdthve oc

to the extent that is allowed under applicable legislation. Value added tax (if applicable) is added to the fees and expenses

Management fee

¢KS alyl3sSySyid /2YLlye akKlbitt 6S LIAR | YIFyF3aSYSyid ¥S8S 2y I O
The Management fee shall be calculated as follows:

1 the Management fee shall be calculated quarterly based on theoBth average marketapitalisation of the Fund. After
FOK ljdzr NISNE GKS alyl3sSySyd FSS aklftt oS8 OFfOdAFIiSR 2y
Ff OdzZ FGA2Yy 51 (S ¢-ndnthpetidddliiabdtak ondl Randardy, 1 ¥ @il IyJulyg and 16@cto

~

(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
talN /FLAGEFEEAALFGAZYEDD D

1 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 excE&t#R 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 20Mealahi€£UR 300 million;

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

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

- the Market Capitalisation as calculated on the Fee Calculation Bpli¢,into the tranches and each tranche of the
Market Capitalisation (MCgpmultiplied by

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

- the quotinent of the actual number of ¢a in the respective quarter (Actypbivided by 365 days per calendar year, as
also indicated in the formula below

((MCap x R)+...+(MCapx F)) x (Actug}/ 365)

1 in case the Market Capitalisation is lower than 90% of the NAV of the Fund, the apguaitto 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 cahcli|zaét!
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 palg quarter
based on the average NAWser 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 Baakigfi@r the issue of the invoice by
the Management Company.
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Performance fee

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

2F HE: 2F GKS Fyzdzyi SEOSSRAY3I yi: 64t SNF2NNIEYyOS FSSéuvd ¢KS |
of properties less fund administration expenses, les®mal interest expenses and less all capital expenditures including tenant

fit-out expenses invested into existing properties by the Fund. New investments and acquisitions anéifoifox@stments into

properties are not considered to be capital expencks.

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 Cohg&eyformance fee

foNJ I @SFENJ Oy o068 020K LRAAGAGS FyR yS3IAILGABSd |1 26SHSNE G(GKS t
average NAV per year (upper Performance fee limit). Negative Performance Fee shall not be lesslimin 2 F (G KS Cdzy RQ:
NAV pe 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 beconteesnpayab
the fifth year of the Fund (i.e. 2020) for the period of 2017, 2018, and 2019. Aftr the Performance fee shall be payable
annually, depending on the accrued Performance fee reserve over the period starting from the second year of the Fu@)(i.e. 20

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

Depositary Fee

The annual Depositary fee will be 0%8f the GAV, but not less than EUR 10 thousand per anfin@Depositary fee shall be

calculated monthly and paid to the Depositary on the basis of an invoice submitted by the Depdsitatgiition to the Depositary

fee, the Depositary shall be paid or reimbursed for fees aneofyocket expenses related the transactions made on account of
the Fund.

Other Expenses

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

1 fees for property management services;

1 fees and costs related to the administration and maintenance of real estate propertiemdied), directly or

indirectly, to the Fund;

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

costs for the valuation of real estate belonging, directly or indirectly, to the Fund (when related to the regular

valuation pursuant tahe Fund Rules);

1 costs and expenses related to s, restructuring, and liquidation of the Fund, including fees of external
consultants;

1 the Registrar's fees for registering Units and for other services provided by the Registrar to tieldais (wha

not payable directly by the Unholders);

remuneration payable to Supervisory Board members;

costs related to convening and holding General Meetings;

costs related to convening and holding Supervisory Board meetings;

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

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;

fees for the auding of the annual reports of the Fund and SPVs;

costs of accounting and preparing the quarterly, samnual, and annual reports of the Fund and SPVs, including tax

statements and tax returns;

tenant brokerage fees related to real estate belonging, diyect indirectly, to the Fund;

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

fees for marketing services related to the Fund and real estate belonging, directly or indirectly, to the Fundydncludi

expenses in relation to the marketing and distribution of the Fund;

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

all other operational and financial expenses attributable to investments of the Fund, including biimited to

capital expenditures;

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

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

1 bank fees, commissions, fees associated with depositing or pledging securities, securities account management fees,
state duties, advisory services, legal fees, adjudication fees, fees for addméses, 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;

1 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;

1 the costs of reasonable directors' and officers' liability insurancéeiralf of the members of the Supervisory Board
and the members of the board of directors of the Fund's SPVs;

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

1 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 expelndey), 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 treitiaoqu
of real estate;

1 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 (ineitrding,

limitation, costs related to improvements and repaihmong others, such investment costs include construction costs,
RSOSt 2SSyl O2aita +FyR F58Sasx oNR1ISNFr3IS FSSazx | NOKAGSOGaqQ TS
Investment costs are not considered to be expenses, but rathewvastments of the Fund.

5.8. VALUATION

The net asset value of the Fund shall be determined based on the aggregate market value of the securities (includin§ shares o
SPVs), other property and rights belonging to the assets of the Fund from which claims dgéifst Cdzy R | N3 RSRdz0G SR
If it is not possible to determine market value of the assets, the value of the assets shall be determined on the basis of th
probable sales price which has been determined reasonably, in good faith and proceednthédest interests of Unitolders

and for which independent and competent parties would agree to conclude the transaction (fair value). The assets of #re Fund
securities (including shares of SPVs), other things and rights belonging to the FUNAV loé 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 fo
determining NAV of the Fund and of a Unit. The NAV of the Fund and of a Unit shaltulated 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 ofveaoh day
Units are issued. The valuation is conducted in accordance with the Valuation PolieyM&nagement 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 bedimg to the Fund, the Management Company shall ensure
F LILING A&l f 2F &adzOK LINRLISNI& G fSIFradg 2y08 | &SIFNI A Fia
annual report;

(i) any real estate belonging to the Fund shall be appraised lgyindependent real estate appraiser appointed by the
Management Company after consultation with the Supervisory Board. See séatiérl LILINI A & SNE T

(i) NBLRZ2NI LINBLINBR o0& GKS NBIFf S&aGFGS | LILINI A&SN altior f o065 |
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 wheits thiee 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 détermirthe NAV, the
circumstances that caused the miscalculation or error shall be ascertained. The permitted error margin for the NAV ief324Jnit
of the correct NAV of the Unit. Damage caused to {piters by an error exceeding 3% in the deteration of the NAV shall be
compensated to Uniholders 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 sffeerofwhich
constitutes an emergency as a result of which disposals or accurate valuation of a substantial portion of the assets ¢maed by
Fund would be impracticable or when, for any other reason, the prices of any investments owned by the Funidegmomptly

or accurately ascertained provided the suspension is justified with regard to the interests dfdllier. The suspension of the
determination of the NAV of the Fund will be announced on the Website.
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5.9. ASSET PORTFOLIO

On 30 June 2016he Fund merged with BOF and took over all assets and liabilities of BOF including its property por&olio of
commercial propertiedocatedin the Baltic capital citieBy investing proceeds from thaitial public offering completed on 29

June 2016, he Fund acquired two more propertie&4S Headquarteiis Tallinn on 12 July 2016 and Upmalas Biroji in Riga on 30
August 2016Equity raised in the secondary public offering completed on 30 November 2016 was deployed to purchase another
two properties: Hrita in Tallinn on 16 December 2016 and Duetto | in Vilnius on 22 March 2B&7ollowing sections provide a
detailed analysisoft S Cdzy RQa LING thiSIasTiréportindg day) 30 2uheR0R 7¢ when the Fundheld9 properties

Properties owned by the Fund are valuedadair value based on independent appraisals wtaoh carried out at least once a year.
For more details onindependent appraisers see sectiéry & ! LILINIThedn8did&centondensedproperty valuation reportsfor
the value date of 30 June 20&¥e disclosed in Appendig

5.9.1. Property Portfolio

On 30 June 2017heé Fundheld a portfolio of 9 commercial properties all of whiclere based in the capital cities of the Baltic
StatesThei 2 i I £ & AT Spropefty porfofo aalmyfell @ EUR157.3n of fair valueand 83.7thousand sqm of rentable

area Europa SC was the largest holdawgounting for2g: 2 ¥ (1 KS  LJ2 Ndind@las (Bikofivasdhe gekbohddzBgest asset
constituting approximatelyLl5% ofthe total fair value followed by Domus Preith 11% ofthe LJ2 NI ¥ 2 f ATBeQsinall@dtr £ dzS ®
property ¢ Sky Supermarkefaccounted for 4% of the total value.

Table14: Details of existing property portfolio30 June2017

Property Acquisition Location Fair value, Rentable Vacancy WAULT, Number

date EUR'000 area, sqm years of tenants
Europa SC 2-Mar-2015 Vilnius Retail 38,800 16,856 6.6% 3.8 71
Upmalas Biroji 30-Aug2016 Riga Office 24,052 10,419 0.2% 4.3 9
Domus Pro 1-May-2014 Vilnius Retail 17,180 11,247 2.4% 55 28
G4S Headquarters 12-Jut2016 Tallinn Office 16,080 8,363 0.0% 5.4 1
Lincona 1-Jul2011 Tallinn Office 15,920 10,859 2.1% 4.0 14
Duetto | 22-Mar-2017 Vilnius Office 14,890 8,500 0.0% 4.8 6
Coca Col®laza 8-Mar-2013 Tallinn Leisure 13,180 8,664 0.0% 5.7 1
Piirita 16-Dec2016 Tallinn Retail 11,590 5,492 0.0% 6.4 20
Sky Supermarket 1-Jan2013 Riga Retail 5,582 3,263 2.3% 4.4 20
Total 157,274 83,663 2.0% 4.7 170

! Does not include EUR &¥air value of &' stage whichwasunder construction.

% An dfective vacancy ratef Duetto | was zero because YIT Kausseller of the propertyprovideda 2year (starting from the acquisition date)
guaranteeof full-occupancy net rental income which implies a 7.2% annual giettle acquisition price. Actual vacanafyDuetto Istood at3.5%.

® An effective vacancy rate of Piirita amounted to zero because a seller of the property providgdaa @tartingfrom the acquisition date)
guarantee of fuloccupancy net rental income which implies a 7.4% annual yield on the acquisitiondmtical vacancy dpiiritastood at2.2%.

Low level of vacanay?2.0% for the overall portfolio idune2017¢ indicatedstrong demand for spacat the Fund @roperties G4S
Headquarters andCocaCola Plaza had no vacant spaekile Upmalas Biroji had very little witits vacancyclose to zerolt is
important to note thatG4S Headquarters ar@oca Cola Plazae single teant-propertiesg they are fully leased to G4S, a global
security firm, and=orum Cinemasa cinema operatoowned by AMCrespectivelyOn the other hand, these two properties ve
one ofthe longest WAULTSs in the portfolio exceedingears.Effective vaang ratesat recently acquireduetto land Piiritawere
equal tozero becauséheir sellers provide@-year(starting fromacquisition date) guarantees of full-occupancy net rental income.
Actual vacancy at Duetto | and Piirita was still low at 3.5% and 2.2% respedtaeint premises iDomus Pro, Lincona argky
Supermarket comprisedetween 22.5%of their rentable area. Vacancy raté Europa S@asslightly higher a6.6%

An average remaining lease term was in line withe Fund & @ I NB 8Judeg@017tte L2 NI & 2f A 2 Q& 47 yedrd. ¢ & i 2 2
Of all holdings,Piirita, which was acquired in December 20k&d the bngest remaining lease term of 6y&ars followed byCoca

Cda Plaza with 5.%ears,Domus Prowith 5.5 yearsand G4S Headquarters with 5yéars The lowest WAULT wa&s8 years of

Europa S@t is important to note thatn August 2017 the Fund successfully renewed a lease agreement with Swethealargest

tenantat Lincona and the”6largest tenant for the Fund overafhr another 7 years until August 2024 this extension were taken

Ayihd2 002dzyixz [AyO2ylQa 21 !'[¢ ¢g2df R AYONBI &S TNRw5.0yehwsasi2 p dp
of 30 June 2017.

The Fundhad 170 tenants in total at the end ofune2017. Of that, approximately40% (or71 tenants)were renting space at
Europa S the largest property in the portfolio. In contrast, cinema complex Coca Cola &ldz&431Headquartershad a single
tenant. 3 neighborhood shopping centers in tiand2 &  LJ2 NI T 2 f, Ri@itaandbSkyySdgiermarkéR each hadZDtenants.
9 and 14companes were leasing space at Upmakisoji and Lincona office buildings respectiv@yetto |, the newestaddition to

the portfolio, had &enants.
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For more information on the structure of lease maturities and tenants concentrationssésection5.90H G ¢ Syl ydasz |
/2y 0N OGa YR tNRLISNIE alyl3aSySyiueo

The property portfolio was well diversified both in terms of sectors and locationét the end ofJune2017, retailand office
segmens with 4 properties eacltonstituted 47%and 45%of the total fair valuerespectively.The remaining 8% were attributable
to Coca Cola Plaza cinema compkgpresentinga leisure segmentLocationwise, Vilniusvith 3 propertiescomprised £% of total
portfolio value followed by Thhn with 4 properties at 38and Riga with 2 properties at 4@

Figure35: Property portfolio value Figure36: Property portfoliovalue
breakdown by sector30June2017 breakdown by location 30 June2017

m Retail mOffice mLeisure m Vilnius m Rigam Tallinn

All buildingsin the portfolio were operational and generating rent reveniiee 3“ stage at Domus Pravhose constructiostarted

in December 2016was commissioned in October 20The expansions a 6story building with 4,380 sqm of rentablrea of
which approximately 90% isalready leased. Tenants are now moving iand the grand opening of the stage is expected in
December 2017.

Neither currently nor in the past any environmental issues have been identified in relatibe fund2 & LINR LISNIi & LJ2 NI F 2
property acquisition the Management Company has in all circumstances used third party consultants to perform environmental
due diligenceThe Fundncluding all the properties it owns is in compliance with all relevant environmental laws and regulations.

Europa SC

Europa SC is tHargest assein the Fund2 & LINE LJS Na&iséof30L.IanNAD T, 2hee prépdrty comprise®5% ofthe portfolioQ &

total fair value. With 16,856 sgqm 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, a Lidassuieconstruction and real

estate deelopment group, which still owns the adjacent office tower. At the completiocooistruction 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 BT 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 centraéy.lttsalocation in the very heart of CBD

means that its catchment area includes surrounding office towers/complexes such as Europa Business Centre, 3 Bures, Vilnius
adzy AOA LI f AG&Z { 6SRo I Y, K28and nawlykuit Qhadiuyl Bukitessialh ddditabi, $1&td 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 catchmenli ae#imie growing
since there is still plenty of undeveloped space around Konstitucijos avenue, the artery of Vilnius CBD. Const2@060 sfim
Quadrum Business Cityascompleted inSeptember2016 bringing Lithuanian headquarters of DNB, the thardest bank in the
country, to CBDIn 2016 East Capital initiated construction of a 13,000 sgm office tower, the third one in its 3 Bures cavhjabx
is located next to Europa SC. What is more, Lords LB is preparing to build a 19,000 sgm offipestawethe opposite side of
Konstitucijos avenue to Europa $X@velopment of new office projects is highly positieethe property as they increasenumber
of potential shoppers in the area.

9dzNB LI {/ YIFEN} SGa AdaSt T prodacts lare e Keyifdcus{ isofs Sare bffergdiaNidde ele@ionZoK A 2 v
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 MillenMeliax 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 customelegrong is

towards higher income shoppers. This market positioninglg 3J2 NIi SR 6& 9dz2NRP LI Q& € 20FGA2y Ay |/
higher wages are employed.
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9dzN2 LI Qa | yOK2NJ Syl yi¢algadirg BaltibRtQISaE. Inithe Firsti§uardeffof 2014Ehe ¥ase contract
with Maxima was renewed for ather 10years. At the same time a d@ar lease contract was signed with fitness club Lemon Gym
which became the third largest tenait the property This move reflects the strategy to expand consumer experience in the SC by
offering activities alternatie to shopping. Apranga, a leading fashion retailer in the BalticH si@ses in Europa SC of whi6lare
franchises of upscale international branidsluding MaxMara and Karen MilleBonfirming the primary focus on fashion offering,

in October 2015 Hopa saw the opening ai 347 sgm Michael Kors storethe first one in Lithuania. Among the largest tenants,

there isalso 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 aeBDBGm of new area by constructing ssffifloor

extension on the south side of the SC. The new premises would be dedicated to restaurants, cafes and stores. The expansion
LINE2SOG g2dd R Ffaz2 AyOftdzRRS | NBySglf 27T (K &Ede{wheiestdurahtgie Sy G NI
located. The Management Compagstimates the investment to bie the area of EUBOOthousand.

Tablel5: Details of Europa SGP June2017

Acquisition date 2 March 2015

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 coc
300059140, registered address at Gyneju st. 16, Vilnius,

SPV Lithuania.The sole shareholder of the company is the
Management Company on behalf of and for the benefit of the
Fund.

NLA 16,856 sgm

Fair value EUR38,800thousand

Vacancy 6.6%

WAULT 3.8years

No of tenants 71
Maxima (grocery) Michael Kors (fashion)
Apranga (fashionMaxMara Douglas (cosmetics)

Maior tenants Karen Millen Strellson, Fortas (restaurant)

J Marella, etc. LPP (fashion)

Vapiano (restaurant) Gerry Weber (fashion)
Suit Supply (fashion) Lemon Gym (fitness club)

Europa SC is situated on two land plots, whereas land plot 1 is in tbe/mership of Europa SPV, Hanner AB and the Republic of
Lithuania and land plot 2 is in the -cavnership of Europa SPV and Hanner ABoWeersof land plot 1 have entered into the
Agreement of Cewners, which provides for the exact parts of the land plot 1 used by each of the parties. Europa SC occupies also
HEIMpn Yu O602YLINA&AAY3T HodT: 2F GKS (2 idtlie RépubicRof Lithudhia. Tigefefore, dzZNR LJI
Europa SPV and the Republic of Lithuania are in the process of conaudase agreement for such land.

The Fundalso owns 50% of thé-floor parking house connected to Europa SC which constitutes approx. Skidggtaces. The
parking house is in eownership with HanneAB

Upmalas Biroji

Upmalas Biroji office in Riggthe second of the two properties (the other oieG4S Headquarteysacquired by investing proceeds
FNRBY (GKS CdzyRQa AYyAGALlf Lldzovasiclosedor FOSANGus! 2D Y6 of30 Ivuzg087, Upmalas BirojiL G & LJd
was the second largest property ¢ine C dzy R Qa  LJ2 NIiZ8.2nf irkfar valuk &Y% oBthewotal.

Upmalas Biroji is a-§tory office building located in Southern Rigan YAy dziSa gl & FTNBY wA3dl Qa OSyd
wA 3l Q& | ANLI2 NI ® a Gérman tledielogedBadplan Nord whidmtimyestdiaét as a property manager for Upmalas

Biroji. The building is equipped with modern technological solutieite a clear focus on sustainability and efficientry 2013 it

g2y G¢KS a2AdA{RAVBANYVOEIBIOALIE 61 NRO

As 0f30 June2017, the property was leased to fnants andhad almost 100% occupanchhe enantswere mostly comprisedf

top-class international companies such as SEB, a Nordic bank, @adb8hased specialty chemicals and performance materials
company, Bosch, a Germahgadquartered global engineering and electronics group, and Johnson & Johnson, an American
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multinational pharmaceutical and consumer products compdre tenants use the building primarily for baaffice operations.
SEB is the largest leaseholder constitgtivera third of LINE LISNIi @ Qa G241 vy 6zdubeRoil75dlowsdy G | £ Ay
Cabotcomprisingover a fifth of annualized rental income

Table16: Details of Upmalas BirojB0 June2017

Acquisition date 30 August 2016

Acquisition price EUR23 573thousand
Construction 2008

Type Office

Location Mukusalas st. 101, Riga, Latvia

Kontor SIA registry code 40003771618 registeredaddress at
Mukusalas st. 101, Rig&he soleshareholder of the company i

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

NLA 10,419sgm

Fair value EUR24,052thousand

Vacancy 0.2%

WAULT 4.3years

No of tenants 9

SEB (banking)

Cabot (specialty chemicals)

Major tenants Bosch (engineeringnd electronicy

Johnson & Johnson (pharmaceutical and consumer products,
Mylan (pharmaceutical)

Domus Pro

Domus Pro is the&™ largest asset in the portfolio comprisintl% of its fair value as d80 June2017. The property is a
neighborhood shopping center located in Perkunkiemis district in the north eastern part of Vilnius. Perkunkiemis is @e of th
newest and one of the fastest growing neighborhoods in Vilnius. It is primarily seen as atiabigieea since a large number of
residential projects were developed there in recent years. On the other hand, new office buildings were also construleted as t
area attracted the interest of both local and international companies (for instance, SweaiahRffecto) requiring large office
spaces.

Majority of tenants at Domus Pro are typical to a neighborhogae shopping center offering everyday goods and services. Yet,

the completion of the pa stage at the property has expanded customer experienca &rge homemprovement store and a

fitness club moved in. The anchor tenant is a grocery store of Rimi retail chain (part of ICA Gruppen, a listed Noedic retail
constitutingover4g: 2 F LINBLISNI &Qa G2 4t  103uyedens. atheSnnjoNganis indudeidr@2Piy@liuo | & 2
Turgus, a homémprovement store specializing in tiles, and Fitus, a health and fithess centre with a swimming pool, both of which
occupy space athe 2 stage of Domus Pro, and Assartin upscale grocery stoffecusing 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.

Domus Pro is the only asset in the portfolio in which the investment was made whitedperty was still in a development phase.

Thel OljdzA aAGA2Yy LINRBOSaa o6l a AYAOGAFGSR Ay WdA & wHWnmo o6& aiAy3aiy3
TKDevelopment. It is a Denmatlased real estate development company active in Nordind &EE 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/i@@b4land the acquisition was

closed in May 2014.

Following the positive performance of the first stage, the option to build the second stage (3,700 sgm) was exercised and
construction began in March 2015. New space was fullylgiréo two tenants. Thdirst part of the expansion with 1,500 sqm of
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 2,20@ctupied by Fitus, a fitness

club with a 25meter swimming pool, enabling the SC to offer a wider customer experience to its visitors.

The Management Company decided to expand Domus Pro complex fbstrdavelopingts 3¢ stageg a 6-story building wih net
rentable area of 4,380 sqm (gross rentable area of 6,180 sgm). The firsididedicated for retailpurposeswhile upper floors
houseoffice space. The extensidrasa 2-story underground parking lot with 50 spaces. The building is planned tdREEBM
certified indicating high standards of environmental sustainability and efficidheyelopment was carried out by TK Development
which alsoworked on the development of the first two stages of Domus. Rronstruction of theréstage began in Decerab2016
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while commissioning took place in October 201fe fotal investmentamounted toover EUR . Tenants are currently moving in
and the grand opening is planned before the end of 2@%he time of this Offering Circulaapproximately90% ofthe new space

is leased to 10 tenants. The largest one, occupying around a third of rentable area, is Narbutas, a leading Lithuaniengbroduc
office furniture.

Tablel7: Details of Domus Pr&80June2017

Acquisition date SPA signed in July 2013, final closing in 1 May 2014
Acquisition price EUR 12,087 thousand
1% stage 2014;
Construction 2" stage 2015/2016;
3 stage 2017
Type Shopping centre
Location Bieliunu st. 1, Vilnius, Lithuania

BOF Domus Pro UAB, registry code 225439110, regist
address at Gyneju st. 16, Vilnius, Lithuafiiae sole shareholde

SPV of the company is the Management Company on behalf of i
for the benefit of the Fund.
11,247 sqn(o(Perationa);
NLA 4,380 sqm(3"™ stage under construction; completed in Octob
2017)
; = EUR 17,18€thousand(operational f'and 29 stages);
A B S Fair value EURB,390thousand (&' stageunder construction; completed ir
= M October 2017
A Vacancy 2.4%
WAULT 5.5years
No of tenants 28

Rimi (grocery)

Fitus (health and fitness club)

Major tenants Hansa Plyteliu Turgus (hormaprovement)
Assorti (grocery)

Benu (pharmacy)

G4S Headquarters

G4S Headquartersffice buildingin Tallinnwas the firstof the two properties that were acquiredy deploying proceeds frodune

2016initial public offeringof the Fund. The Management Company had signed a sale and purchase agreement for the property
before the start ofthe public offering. This ensured th#te purchase was closed justday after the listing of Funtnits on the

Nasdagq Tallinn. At the end dfine2017, the property constitutedif)z 2 F GKS CdzyRQa LRNIF2f A2 @I f dzSo

Table18: Details of GAS Headquarter3) June2017

Acquisition date 12 July 2016

Acquisition price EURL15,454thousand
Construction 2013

Type Office

Location Paldiski Road 80, Tallinn, Estonia

BHP80h « X NX3A 54089606, réyBt&& address a
Hobujaama st. 5, TalliniThe sole shareholder of the company

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

NLA 8,363sgm

Fair value EUR %,080 thousand

Vacancy 0.0%

WAULT 5.4years

No of tenants 1

Major tenants G4Ysecurity services)
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