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ST 77 Holding GmbH

Company Overview

We are a commercial real estate investment firm specializing in acquiring and managing system-forming food retail properties across Germany.

Investment Philosophy

Focus on Essential Retail Long-Term Value Creation Strategic Location Selection

Targeting AAA food retailers that provide essential Acquiring properties with 15-20 year management Identifying properties in economically stable regions with
services and demonstrate resilience through economic horizons to generate steady, inflation-adjusted cash flows strong demographic fundamentals
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Our Backgrounds

Wilhelm Hibert Andrey Korzun

Founder & CEO, ST 77 Holding GmbH Senior Financial Analyst & Investment Specialist

Federal Senator, Germany International University of Monaco, MSc in Finance

Over 27 years of experience in commercial real estate investment and asset Operating at the intersection of commercial real estate and private equity. Led
management. Author of "Acquiring Income. Reflections of a German Investor" and value creation for METRO in Ukraine and directed private equity investment
nominee of the Golden Jupiter award for contributions to the investment market strategy for a family office before joining ST 77 Holding



Our Team

. \ \
Uwe Kolb Moritz Gruber Pavel Druzhkov Viktoria Hibert

Vice President Corporate Lawyer Finance Director KVP Manager & HR

Mechthild Bosch Robert Wehrwein Sanaz Mirkhosravi Olga Steinert

Financing & Accounting Innovation Manager Head of Asset & Property Management Investor Relations Manager
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Elnaz Mirkhosravi Lora Buschel Emma Kempfle Jannett Engel
Property Manager Property Manager Property Manager Portfolio Manger
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German Commercial Real Estate Market
Current Market Trends

Investment Volume by Sector (2024) Key Market Developments

124
10.9 Interest Rate Stabilization

Financing conditions improving after period of increases

Flight to Quality

Focus on prime assets with strong tenants and long-term leases

Food Retail Resilience

Continued strong performance with stable yields and high occupancy

ESG Considerations

Growing importance in investment decisions and valuations

Retail Logistics Residential

Market Recovery Signals

Total investment volume Retail investment Office investment

€33.6 billion (+21% vs 2023) €6.1 billion (+28% vs 2023) €6.0 billion (+11% vs 2023)

Source: CBRE Germany, Cushman & Wakefield Investment Market Report Q4 2024
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Commercial Real Estate vs. Other Asset Classes

Asset Class Comparison: Key Investment Attributes

Tangible Assets

Physical assets with intrinsic utility that can't be erased by market volatility

Income Generation

Consistent cash flow through rental income, with yields exceeding dividend stocks and bonds

Inflation Protection

Lease structures with inflation adjustments provide natural hedges against currency devaluation

Tax Advantages

Depreciation benefits, expense deductions, and favorable capital gains treatment create significant tax
efficiency

Portfolio Diversification
0

0

Low correlation with traditional securities markets provides stability during financial market turbulence
Volatility Resistance  Return Potential Income Generation Inflation Protection

@ Commercial Real @ Stocks
Estate

Tax Efficiency
@ Bonds @ Cold

Source: CBRE Germany, BNP Paribas Real Estate (2024)
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Current Food Retail Investment Market

Latest market data and trends

Market Performance 2024

¢ Food retail investment multipliers showing recovery
e Prime supermarket/discounter assets: 18.5x multiplier
¢ Prime retail parks: 19.5x multiplier

o Individual food retailer yields: 4.90%

Investment Outlook 2025

Market indicators point to continued recovery with:

* Improved financing conditions
» Stable food retail fundamentals
¢ Limited supply of prime assets

e ESG compliance driving premiums

[ Gross Rent Multiplier - Property Price / Annual Gross Rent

Food Retail Multipliers 2024 vs 2023

24 -

19.5

16 +

Supermarket Prime Retail Parks Prime Discounter
B 2023 Multiplier @ 2024 Multiplier

Source: BNP Paribas Real Estate Grocery Investment Market Germany Q4 2024
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Why Quick Evaluation Matters

Competitive Advantage Efficiency Gains Decision Confidence

First movers secure the best deals in fast- Evaluate more properties in less time. Structured approach reduces emotional
moving markets. Quick evaluation allows Increase your deal flow and exposure to bias. Make more objective decisions
you to act decisively while others are still potential investments without sacrificing based on consistent evaluation criteria.
analyzing. quality.

Professional Credibility Strategic Alignment

Demonstrate expertise to clients and partners. Show that you can Maintains focus on predefined investment criteria. Ensures
efficiently assess value and identify opportunities. properties align with your overall investment strategy.

[J In commercial real estate, the ability to quickly assess value is often the difference between seizing an opportunity and missing it
entirely.
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The 10-Minute Evaluation Framework
A structured approach to quickly evaluate commercial property

01 02 03

Location Analysis Key Financial Metrics Market Comparison

Assess market position, accessibility, and Calculate cap rate, NOI, and cash-on-cash Compare to recent sales and listings to
neighborhood trends return determine relative value

Time allocation: 2 minutes Time allocation: 3 minutes Time allocation: 1 minute

04 05

Tenant Quality & Lease Structure Physical Property Assessment

Review tenant creditworthiness and lease terms Evaluate building condition, age, and maintenance needs

Time allocation: 2 minutes Time allocation: 2 minutes

This framework provides a systematic approach to quickly filter investment opportunities and identify properties worthy of deeper analysis.



mST 77

Step 1: Location Analysis

How to quickly assess location quality
2-Minute Location Checklist

Location Impact on Property Values
P perty Accessibility

Check proximity to major roads, public transport, and parking availability

Prime A Location

Visibility

Assess street frontage, signage potential, and car/foot traffic

Good B Location Demographics

Review population density, income levels, and trends

Surrounding Uses

Average C Location . .
Identify complementary businesses

Development Trends

Poor D Location Note new construction and infrastructure improvements

D Quick Research Tip: Use Google Maps and local government websites to quickly gather location
0% 80% 160% 240% intelligence without visiting the property.

Source: BulwienGesa AG German Property Index (GPI) 2024
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Step 2: Key Financial Metrics
Essential calculations for quick commercial property evaluation

Current Prime Yields by Property Type (Germany) Net Operating Income (NOI)

6
NOI = Gross Income - Operating Expenses

Annual income after expenses, before debt service and taxes

Capitalization Rate (Cap Rate)
Cap Rate = Net Operating Income / Property Value

Measures return on investment without financing

Cash-on-Cash Return
CoC Return = Annual Cash Flow / Total Cash Invested
Measures actual cash yield on invested capital

Target: 8-12% for most commercial investments

Retail Logistics Residential

Source: Cushman & Wakefield, BNP Paribas Real Estate (Q4 2024)
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Advanced Financial Metrics

Break-Even Ratio (BER) Internal Rate of Return (IRR)

Measures how close a property is to financial self-sufficiency Measures the annualized return on investment over the entire holding period
BER = (Operating Expenses + Debt Service) / Gross Operating Income IRR = Discount rate where NPV of all cash flows equals zero

Below 0.85 (lower is better) Target: 12-15% for commercial properties

A BER of 0.85 means 85% of income goes to expenses and debt Accounts for time value of money and total return including sale

Metric Comparison by Property Type

. . Property Type Target BER Min DSCR Target IRR
Debt Service Coverage Ratio (DSCR)
. ) ) Food Retall 0.75-0.80 1.30 12-14%
Measures ability to cover debt payments with property income
DSCR = Net Operating Income / Annual Debt Service Office 0.80-0.85 1.25 13-15%
Above 1.25 (higher is better) Logistics 0.70-0.75 1.35 1-13%
A DSCR of 1.25 means the property generates 25% more income than needed for debt Residential 0.85-0.90 1.20 10-12%

payments

Source: CBRE Germany Investment Market Report (2024)
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Step 3: Market Comparison

Benchmarking against comparable properties

1-Minute Comparison Checklist

¢ Price Per Square Meter

Compare to recent sales of similar properties in the area

e Cap Rate Comparison

Benchmark against market averages for the property type

* Rent per m*/month

Compare to current market rents for similar spaces and submarket averages

e Vacancy Rates

Compare to submarket averages

¢ Building Age

Compare to submarket averages and lease term

¢ Tenant Quality

Tenant credit rating

[D Market Context: Always compare properties of similar age, size, and quality. These differences might be a good negotiation point with tenants.

Sample Market Comparison

Metric

Price per m?
Cap Rate
Rent/m?/month
Vacancy Rate
Building Age
Tenant Quality

Lease Term

Subject Property

€3,200

5.2%

€14.50

3%

15 years

A-rated

20 years

Market Average

€3,500

4.9%

€14.00

5%

12 years

B-rated

15 years

Note: Data shown represents typical German commercial property metrics from verified sources

ST 77

Assessment
Below market

Above market

Below market
Older
Better

Longer

Key Insight: This property shows favorable metrics in most key areas, particularly cap rate and vacancy rate, suggesting good

value relative to the market.
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Step 4: Tenant Quality & Lease Structure
Evaluating the strength and stability of rental income

. . Tenant Quality Risk Assessment
Tenant Creditworthiness

Assess financial stability of major tenants through credit ratings, business longevity, and Risk Level Credit Rating Lease Term Industry
industry position

Low Risk AAA to BBB 10+ years Essential retail
Lease Terms Medium Risk BB to B 5-10 years Stable sectors
Review lease duration, renewal options, rent escalations, and responsibilities High Risk Below B Under 5 years Volatile sectors

Source: ST 77 Holding GmbH investment analysis framework

Occupancy History .
Key Questions to Ask:

Examine historical vacancy rates, tenant turnover, and average lease duration
e Who are the anchor tenants and what percentage of income do they represent?

e What is the weighted average lease term (WALT) remaining?
Lease Expiration Schedule o Are rent escalations tied to inflation or fixed?

Check for risk in lease expirations and potential for near-term vacancies e Whatis the tenant's industry outlook and competitive position?

@ Ina10-minute evaluation, focus on the largest tenants who represent the majority of rental income

14
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Step 5: Physical Property Assessment
Evaluating building condition and maintenance needs

Building Age Impact on Annual Maintenance Costs 2-Minute Assessment Checklist

2.4%
Building Age & Construction

2%

Identify construction year, materials, and any recent renovations

Key question: When was the last major renovation?

1.6% . .

Maintenance History

Review maintenance records and capital expenditure history

Key question: Are maintenance costs stable or increasing?

0.8% _—
Building Systems

Check age and condition of HVAC, electrical, plumbing, and elevators

Key question: When will major systems need replacement?

0% T T

0-5 6-15 16-30 31-40 41+ Energy Efficiency

Review energy consumption data and efficiency certifications

Key question: Does the building meet current energy standards?

D Request a property condition report (PCR) for detailed assessment. For quick evaluation, focus on major systems and deferred maintenance items that could require significant capital expenditure.

Source: BulwienGesa AG German Property Index (GPI) 2024
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Common Evaluation Mistakes to Avoid
Pitfalls that can lead to poor investment decisions

42%

Underestimating Expenses

Emotional Decisions

Poor Location Analysis

Ignoring Tenant Quality

I J T 1
0% 15% 30% 45%
Source: CBRE Investor Survey 2024
Key Principles:

« A systematic approach reduces the risk of these common errors
« Use the quick evaluation to filter opportunities, then conduct thorough analysis on promising properties

« The 10-minute framework provides structure but is not a substitute for due diligence

mST 77

Most Common Evaluation Errors

Underestimating Expenses
Failing to account for all operating costs, capital expenditures, and reserves

v Use conservative expense estimates and include reserves for replacements

Emotional Decision Making
Allowing personal preferences to override objective financial analysis

v Stick to your evaluation framework and predefined investment criteria

Overlooking Location Fundamentals
Focusing on property features while ignoring market dynamics and accessibility

v Always prioritize location analysis in your evaluation
Ignoring Tenant Quality

Focusing solely on current rent without assessing tenant stability and creditworthiness

v Evaluate tenant financial strength and industry outlook

16



Risk Assessment Framework
Identifying and evaluating key investment risks

Key Risk Categories

Market Risk

Macro shocks, recession, interest rates, inflation

Credit Risk

Tenant default, sector stress, bankruptcies

Property Risk

Physical damages, aging

Financial Risk

Refinancing, LTV breaches, liquidity issues

Regulatory Risk

Tax changes, environmental/ESG, zoning

Location Risk

Demographic change, economic shift in area

mST 77

Risk Impact vs. Probability

6 -

Market Risk Credit Risk Property Risk Financial Risk Regulatory Risk Location Risk
@ Probability (1-5) B Impact (1-5)

Source: Moody's Market Commentary (2024), PwC Emerging Trends in Real Estate Europe 2024, Institutional Real Estate Investor Survey 2024, OECD CRE Market Risk Reports

Risk Mitigation Strategies

Thorough due diligence
Diversification across properties
Strong tenant screening

Adequate insurance coverage

17
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Practical Example: 10-Minute Evaluation
Applying our framework to a retail property investment opportunity

Property Overview

Location: Suburban retail center, 15km from Munich

Property Type: Neighborhood retail center

Size: 2,000 sgm leasable area
Asking Price: €1,000,000

Year Built: 2010, renovated 2020
Anchor Tenant: REWE (65% of GLA)
Revenue (€75,000):

o Rental income: €68,000

o Parking fees: €5,000

o Laundry machines: €2,000
Operating Expenses (€10,000):

o Property management fees: €1,000
o Property taxes: €5,000

o Repair and maintenance: €3,000

o Insurance: €1,000

1. Calculate NOI:

Gross Income (€75,000) - Operating Expenses (€10,000) = €65,000

2. Calculate Cap Rate:

NOI (€65,000) / Property Value (€1,000,000) = 6.5%

3. Calculate Cash-on-Cash Return:

Annual Cash Flow / Total Cash Invested

Assuming 60% LTV Financing at 3.5% interest rate for 20 years:

Down Payment (40%): €400,000

Total Debt Service: Interest (€21,000) + Principal (€21,370) = €42,370
Annual Cash Flow: NOI (€65,000) - Total Debt Service (€42,370) = €22,630
Total Cash Invested = Down Payment (€400,000)

CoC Return: Annual Cash Flow (€22,630) / Total Cash Invested (€400,000) = 0.056 = 5.6%

CoC Return (interest-only): (NOI (€65,000) - Interest (€21,000)) / Total Cash Invested (€421,000) = 10.45%

18
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Practical Example: Food Retail Property

Applying the 10-minute evaluation framework
10-Minute Evaluation Results

Location Assessment Financial Metrics

Strong demographics, good accessibility Above-market cap rate, strong cash flow
Tenant Quality Property Condition

Investment-grade anchor tenant (REWE Group: BBB credit rating S&P, stable outlook) Recently reconstructed, low maintenance needs

Current REWE Financial Metrics

Metric Value Assessment
Credit Rating (S&P) BBB Investment Grade
Outlook Stable Positive

Market Position #2 in Germany Strong

Store Count 3,700+ Extensive Network

Key Update: REWE Group credit rating confirmed as BBB (upgraded from BBB-) by S&P with stable outlook as of August 2024

Overall Rating: Investment Grade

19
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Digital Tools for Quick Evaluation
Leveraging technology to streamline the 10-minute evaluation process

Location Intelligence
Google Maps, RIWIS, GeolQ

Demographic data, traffic patterns, and neighborhood
analytics

Property Condition
Google Street View, Building Radar

Visual assessment and building information

Time Saved Using Digital Tools

Location Analysis Financial Metrics Market Comparison
@ Manual (minutes) @ Digital (minutes)

Source: ST 77 Holding GmbH internal analysis (2024)

Financial Analysis Market Comparison

Argus, DealPath, Excel templates CBRE Insights, BulwienGesa, InmoScout24

Quick cap rate and cash flow calculations Comparable sales, market trends, and rental rates

Tenant Analysis Mobile Tools

Dun & Bradstreet, Creditreform PropertyCapsule, CompStak

Credit ratings and business stability metrics On-the-go property evaluation tools
Integration Strategy

Create a personalized digital toolkit that integrates these resources:

e Instant access to reliable data
e Visual representations of property metrics

e Automated calculations for key financial ratios

Tenant Analysis  Property Assessment ¢ Mobile accessibility for on-site evaluations

20
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Conclusion
Mastering the 10-minute commercial real estate evaluation

. Evaluation Success Rate with Framework
Systematic Approach

90%
Follow the 5-step framework to ensure consistent and thorough evaluations
60%

Focus on Key Metrics

Prioritize location, financial metrics, market comparison, tenant quality, and property condition 30%

Leverage Current Data 0%

No Framework Partial Framework Complete 10-Min Framework

Use verified market data and digital tools to access information quickly and perform calculations efficiently Source: ST 77 Holding GmbH investment analysis (2020-2024)

Next Steps

Understand Risk Profiles ) ) )
o Create your personalized evaluation checklist

Identify and assess key risks to make informed investment decisions . Build a digital toolkit with relevant resources

o Practice the framework on actual properties

Continuous Learning « Refine your process based on results

Stay updated on market trends and refine your evaluation process over time

"The 10-minute evaluation is not about making final investment decisions, but about efficiently filtering opportunities to identify those worthy of deeper analysis."

21
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Questions & Discussion

Ask any questions about the 10-minute evaluation framework or commercial real estate investment strategies.

Today's Key Takeaways:

Structured evaluation saves time and improves decision quality

System-forming retail properties offer attractive risk-adjusted returns

| Digital tools enhance evaluation efficiency and accuracy
| Start building your portfolio by prioritizing asset classes that deliver sustainable value and secure cash flows over speculative gains.

22
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Contact Information

ST 77 Holding GmbH

Andrey KorzunSenior
Financial Analyst & Investment Specialist

Kronengasse 5
89073 Ulm, Germany

£l ak@st77.de
. +49 (155) 604 78165
| +49 731/ 280654-77
€ www.st77.de

About ST 77 Holding

ST 77 Holding GmbH specializes in acquiring and managing commercial real estate properties that are
vital for the economy, with a focus on AAA system-forming food retailers. Our investment strategy
delivers steady, secure cash flows and inflation-adjusted rent over 15-20 year holding periods.

Thank you for your attention!
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