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Mar Jun Sep Dec P/E ratio

2006A 0.29 0.44 0.37 1.12 13.55x
2007A 0.27 1.10 0.53 0.15 1571
2008E 0.50 0.56 0.51 0.41 16.20
2009E 0.50 0.57 0.52 0.41 16.10

Highlights:

e We are placing a HOLD recommendation on W. P. Carey LLC and believe that Welp aCtre current price of $3@.8 trading at
a discount 06.08% to its intrinsic value of $32.42. We computed our price targetigir combination of the DCF valuation, DDM,
NAV and Relative Valuation. The Monte Carlo simulation assisted in risk sensitivity analysis and yielded a price ran§amf $27
$32.9.

e  Forecast®f slowing growthand high unemployment rate in US dur2@0809 could lead to higher vacancy rates gndmpttenant
default Thepressures in the capital markets have reduced availability of credit, combineddettiriaratingcommerciakeal estate
marketwhich couldhampeW. P. Care§ prospects

e W. P. Careyhas strong balance sheet with substantially lower debt relative to its compéefiitore. ¢ o mp any deenlgm o wt h
due to the companyds cpamystendsvabenefii feom s balarge simedinbeingabe comaise capital
for opeations and investment activitie expect negative effect on balance sheet due to increasing debt.

e  Major risks involving the comparsurround itsability to identify, finance and close new deals as well actieemp a bilityds a
retain tenantandattractinvestors in CPA®© fundsThe pastsucces®f theseoperationsastied to the foundeand chairmarf the
company, Wm. Polk Careyho founded the company in 1978will be hard for the company to findveorthy successor to Wm.
Polk Carey

e W. P. Caey has atock yield of6% which isabove S&P 50@ield level but below average yield REIT sector (8.5%)The company
paysabout 80% ofits income in dividends
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Investment Summary

We used DCF as our primary véduation model, but support its results byDDM, NAV and Relative valuation. Our DCF modeassumed a
growth of 2.5% 5% for theREIT FundManagementREITM) segmenand 145% in Commercial Real &ateOperations (CREQOur
assumptions fothetwo stage DDMmodel include, 0% 1 % growth rate in 2008 2009,1.5% between 201@nd2012 and 2%hereafterin
addition, weperformeda Monte Carlosimulationof our DCF modeto bettergauge downside risk in the stock price.

The company operates in two segmentsainmercial Real EstateOperations (CREO) and REIT Fund Management (REIT M). As of FY2007
CREOaccounedfor 35% of revenues and REITHr 65%. For the next five years we are forecasting a 3.75% average annual decline iesrevenu
from Commercial Real Esta@perations and 2.87% average annual iasesin revenues from REIT FuMhnagement.

The CRE market has been adversely impacted byurbulence in the debt marketsand declining property values This ismainly due to the
spillover from the ongoing residentiaal estate crisis in the US and the overall weakness in the global ecalersge a decrease in industry wide
organic growth over the next two to five yedrhis diffi cult environment is reflected mur expectations ahodest to low growtlfor its REIT Fund
Managementlivision over the next 2 yeaend acontraction of itgevenue fronCommercial Real Estatep@rations.

W.P. Carey has had difficulty in attaining its target of $ billion for the new fund - Global CPA 17, raising only $40 million over las few

month The company has announced, that it s ucc esustdrpraddctiveitheicurremtiffisult mar k
environment as it will maki even morechallengingto attract subscribers to its CPA funés.the end of FY2007 W. P. Carey managed $8.4 billion

in average invested assets invested in CPA funds.

The company has a strong balance sheet highlighted by conservative debt managem@wer the last five yearthec o mpany és aver a
revenuegrowth rde was at 12%8s compar ed t averade ennwalogroptle rate of 89865od the same period. For FY2007 ROE, ROA,
Leverage and Profit Margin were 12%, 7%, 1.82 and 828pectively asompared to competitors 25%9064.42 and 14%espectivelyln FY2007

Capital Expenditurehaveincreasedy 250% to $15.9million largely due tacapital improvements of properties.

W. P. Carey ispaying around 80% on net income in dividendsand the currentyield on WPC stock is over 6% High yieldmight be attractive
to various groups of investors who seek income dimersification into real estate investments without directly investing into REIT funds. Although
W. P. Carey is not a REIT it targdte same investgroups as REIT

W. P. Carey is a maize player inthe CREindustry wherecredit ratings andhe availability of capital areessential fom ¢ 0 mpcantinudus
operatiors. The company i niche player irthe CRE industrywith strong expertise in triple net leag®espite expertisen only one product the
companyhasfound a way to diversify iteperating risks by adding asset managerteits operations

W. P.Careyenhanced shareholder value whendimpleteda corporate restructuring process late last year by settingangyREIT Il and Carey
Storage subsidiariamder the LLC. We believe ighwill help attract investors, who will benefit in terms of reduction of taxes (State and UBTI).

W. P.Careyhasa seasonedenior management teaat present, but we do ne¢e an experienced succession team in emergence, which could be a
concen for itslong - term prospectsW. P.C a r epye$est investmerdtommitteehas an average agé above 60. The eponymousounderand
chairman othe company, Wm. Polk Careyi$ years old.

Valuation

Discounted Cash FlowModel

Cost of equity

Forourcalcuabn of cost of equity, we computed a beta of @gaGsthe3&Pp 500.egr e
Our beta computations were in range with BloomtmrdReuters . Our assumptions include a risk free rate of 3.8% basedyoTtEasury note

yield and a market risk premium of 5.25%ubsttuting these parameters in CARMe arrived at a cost of equity of 2%.

Debt structure

Currently W. P. Careyds debt structur e c ooverdllsebtsated 6.1%4A8 Y. Pv @reydoash | e
notissueunsecuredb onds, we esti mated W. P. Careyds bond rating ofratigyBdn and
major rating agenciesience our estimate for cost of debt i8%, considering deteriorating credit market conditiohg used a lower then present
market cost of deliiecause there is no immediate need by the companjs®aapitahndwe believe thaturrent liquidity crunch will reverse in the
future.

Revenue Foecasting Model

We developed two distinct models to forecast W. P. Carey revenue grR&ATIM and CREO forecasting models
1. Significant drivers foREITM : Averag Invested Net Assets(ABY
e For theREITM segment we based our model alinear relationship bateenAINA and the advisory fee W. P. Carey receives. Advisory
fees are 1% oAINA. We retroactively calculate AINA for the previous periods
e To incorporatestructuringreverue into our model we calculatedwveighted average revenue rabiyptakingmanagerant revenuedivided
by AINA for a given year angveightedthis ratio based on the total valaBAINA. Our assumption is that increaseANA will have a
strong positive correlation with structuring revenues



e We forecastedINA growth in two steps: 2.5%ercentfor 2008 and 2009 and 5% thereafter. We expect a period of slow growth over the
next two year with better prospects after that in part due to the additional future revenues from Global CPA 17.

e With $8.4 billion as the stang value for AINA,we estimatedAINA for next 5 years. Thisalculationgave us al\INA number for the
end ofrespective pericglthereforave took an average of the beginnirgd the engberiodAINA, since W. P. Caregalculates and gets a
payment based on monthly AINAo ariive at our final forecasteREIT management revenues, we multiplied our foreceSiINA by the
revenue ratio.

2. Significant drivers foCREO: CPI and INSEE, default anidnantretention rates.

e W. P. Car ey 6 baveshevn kttle to neimpeonemensver the past 10 yeatls 2007leaserevenues were 2.5% less than they
were in 1996.This revenue decrease is partially due to the fact that the company lost a number of big tenants over the last ten years i.e.
Bouygues Telecom in 2005, GAR 2003 andAmerican West in 2007.

e Lease revenudsom most of current properties are pegge@Ri and the French constructiorex (INSEE). We took the weighted
average of the two and arriveda2.7 % annual growth raté20-year average).

e Within the next 5 year$6%of leasesn this portfolioare up for renewalccording to lease renewals in past 5 yeasscalculated the
weighted aerage lease retention rate7®.62% Considering the current weaker environment our default rates are higher at 2.5% for 2008
and 2009 before treading back to 0.8%e calculated organic growth to be 3%, based on IRRf real estate investment in Consolidated
Systems in FY2006To arrive at the adjusted lease revenue estimate, we di@d(@7 lease revenue figures integrateth fuiture default
rate estimatemto theweighted average retention ratiotal leasesnaturing in any given yeand growth rateSince leases expire
throughout the year, we added eda lease revenue to our adjusted numbers to arrive at the timatedtlease revenue for future years.

Discounted Cash Flow Process

To obtainthe free cash flovirom equity(FCFE) we took Expected\et Income subtracteaut Capital expenditures and change in 1oaish working
capital andadded bacldepreciation anédmortization adjusting for projected financial leveragéash flow obtained for future projections was
discounted by cost of equity of 7.42%gssuming a terminal growth rate of 32%Revenue is main driver for capital expenditure, depreciation and
working capital.

DCF calculation

2008E 2009E 2010E 2011E 2012E Terminal value
Expected Net income 78,611 80,209 82,194 85,329 88,301
Depreciation and Amortization 25,679 26,201 26,850 27,874 28,845
Capital expenditures 5,000 5,225 5.460 5,706 5,963
Book value of debt ratio (Y6 44 44 44 44 44
Change in working capital 17,219 18,915 20,779 22,828 25,081
Add: Depreciation*(1Debt ratio) 381 14,673 15,036 15,610 16,153
Less: Capital expenditures*Qebt rdio) 2,800 2,926 3,058 3,195 3,339
Less: Change in WC*{Debt ratio) 9,643 10,592 11,636 12,784 14,045
Cog of equity (%) 7.42 7.42 742 742 7.42
PV of FCFE 4,975 70,511 66,587 63,808 60,875 950,139
Sum of PV of FCFE 1,286,905
Shares outstanding 39,868
DCF/share ($/stare) 32.28

Dividend Discount Model

Based orthedividend discount model (DDM), our price target estimate is $B3Ve useDDM modelbecaus®of W. P.Gareyo s hi gh payo
(80%). We performeda 2 stgp DDM consideringthe present market situation and growtpportunities infollowing years. We assumealfuture
dividend growth rate 00% for 2008, 1% fo2009,1.50% for 2010 i 2012 and % thereafter. Our calculations for cost of equity (COE) are as
mentoned aboveWe did asensitivityanalysis for DDM model with growth rates ranging frelfb to 4% and discount rate from 6% t6%, range

of price rangavas from $ 19.83 t$93.84 with an average around mid $3(Please see Appendix D for sensitivityaiysis on our DDM)

DDM calculation

In$ 2007A 2008E 2009E 2010E 2011E 2012E Terminal value
Dividend/share 1.88 1.88 829 1927 1.956 1.986 37.35

Growth rate (%) 3.19 0.00 1.00 1.50 1.50 1.50 2.00
Discount rate (%) 7.425 7.425 7.425 7.425 7.425 7.425 7.425

PV of dividend/share 1.75 168 1.794 1821 1.848 24.306
Price/share ($) 33.29



Relative Valuation

We arrived at a 12 month price target of $ 32.30 using an average of Price/Earnings, Price/Book value, EV/EBITDA, E¥frderQéshare
multiplesbased orthelatest SECilings. To | oo k at cdompetitBrs, weanstami ties different competitor portfolios since W. P. Carey
has two distinct segmentdle compared Carey REIT Il with REifidustryandREITM with Commercial Real Estate Management (CREM)
companiesFor CRBM theaverage market value is $2.5 billion, P/E:.18], P/B: 3.63, EV/EBITDA: 6.91 arfeV/Revenue: 1.02 while for REIlthe
ratios are P/E: 17.03, P/B: 1.79, EV/EBITDA: 12.77, EV/Revenue: 10.95 and FFO/share: 2.56

W. P. Careyis currently trading aa sector mean P/E and P/B levels, while EV/EBITDA and®&¥enue are at discount levels with respect to its
REI T Oper at i oandéasa pernimpwit its CREmanagement competitors. Overdll, P. Gareyis trading at a P/E multiple of 14.42,
as compared to the combined peer group average of 16.8Qy doivard, we expedl/. P. Gareyto trade at P/E of 16.2@ue to lower forecasted
growth ratein FY 2008 as compared to FY 2007

Company Ticker Market value P/E P/B ITOAEB EV/Revenue FFO/share
(In millions) (ttm) (mrq) (ttm) (ttm) tm) (t

(REITS)

Lexington Realty Trust LXP 980.7 12.42 1.33 13.28 10.81 1.28

Realty Income @) 2500 23.31 2.09 14.32 15.50 1.74

Brandywine Realty Trust BDN 1700 26.20 0.96 9.86 7.60 2.56

Prologis Trust PLD 13600 12.86 2.20 14.04 6.53 6 4.0

iStar Financial SFI 3600 10.02 1.15 14.95 10.07 3.74

Getty Realty Corp. GTY 680 17.41 3.03 10.17 15.20 1.98

Mean 17.03 1.79 12.77 10.95 2.56

Median 15.13 1.71 13.66 0.4 2.27

(CREM)

Jones Long La sale JLL 3000 9.51 2.53 5.74 0.90 -

C B RichardEllis CBG 4500 11.73 452 8.08 1.15 -

Gyrodyne GYRO 63.19 12.34 3.84 -ve - -

Mean 11.19 3.63 6.91 1.02

Median 11.73 3.84 7.04 1.05

W.P.Carey (ttm) WPC 1,310 14.42 2.14 9.47 6.34 2.63

W.P.Carey(2008E) WPC 1,310 15.60 2.30 104 8.1 2.13

Price target ($) $32.30

NAYV Valuation Model

We arrived at a 12 month target price of $31.82 using NAV model. Although W .P. Carey is nof asfilebally defined, the company at its core
operates like one, therefore we ushd NAV model. We calculated Net Assets by subtracting total liabilities from gross market value of assets
((operating income / industry average cap rate) + other asSéis))in order to adjust for historical discount inherent in the medetalculated a
historical error for the past ten yeaasulting in aveighted averagerror of-5.25% petyear between N¥X model and Actual Stock Price. &\ised

this rate to adjust ol8008 target pric€Please seAppendix E)

Price target ($) $31.82
Monte Carlo Simulation

Due to the high uncertainty for the company, internally and externedlgupplement oubiscounted Cash Flowith aMonteCarlo simulation.
We haveidentified the followingdiscreterandomvariablesandhighlightedsome of their extreme possible outcomes

Revenue drivers ( the most likely value is always the value mentioned in our DCF forecast model)
AINA increaseThe number of subscribeis Global CPA 17 is as of December 200Below the expected target of $2 billion. Over
thenext two years we take into account tightening credit, recent increased volatility in the CRE market (as reflectedby the TE
spread and CMBX index), and the factttiid P. Carey has announced plans to substantially decrease its marketing costs. We
therefore assigne@6 growth as our pessimistialue over the next two years.

e CPl and INSEEWe take into consideratigrotentiallyhigh inflation- with 5% as our optimigc outcomeover the next two years
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e Default and retention ratBuetoa possi bl e upcoming recession, and the compar
we see a default rate of 10% as the pessimistic outcome.

. Risk factors
e Departure of WmPolk CareyThe departure of the founder and chairman of
operations. We expect a temporary, but sharp decline in stock price. We based&dify of this scenario oattained age
mortality table, and dscounted stock price by 10% in the case of occurrence.

Based on theestated assumption we arrive at the followilmgdusion:

Our simulation computed an expected value for the stock pr
According to tle resulting distribution, 89% of all prices are > $32.24 and only 3% of all prices are < $28.6

About 95% of all results were between $31.04 and $33.17

No price is below $27.9 and no price above $32.9

Monte Carlo Simulation was skewettreasing the prability of substantiatlecreasén the stock price.

(Please see Appendix G for details)

Business Description

Founded in 1973 by Wm. Polk Carey, W. P. Carey &QdC operatesn two business segments: Commercial Real Estate Oper&@&0)and
REIT Fund ManagementREITM). The firstreal estatéund was launchedby the companin 1979 and as of December 2a6@company owns and
manages over 850 commercial properties in North America and EMkbjie Carey, through its business segmemmvidesliquidity to corporate
entitiesfor leverage reduction, buyouts, mergers and acquisitions, and restructuring.

W . P. ©Omameigl&aestateoperationsare predominantly conducted though their wholly owned subsidia@iaseyREIT Il and Carey
StorageFunds.They exclusivelyengage in long term Triple Net Leaseontractgprimarily with single tenant properti@s non- prime locations,
designating the maintenance, insurance and tax costs of the property to theTbsseesiness driver for corpogateal estate operations is
management 6s ability t o,anckegualmportanty the ability to etain @imedt tepahtg; this factbeisadirestly impacted
by a number of external forces, such as: inflation (CPI), industry defiadiivacancy rates, liquidity in the market, and employnhesatse revenues
from Real Estate feratiors accounted for approximately 35%tofal revenuess of FY2007down from 45%as of FY2006 The companywned
176properties in the US and Francmtaling 17 million square feewith an occupancy level of 97%m 2007CREOearned 91% of its revenues in

US and 9% in Francén theU.S. themajority of revenues came frotine South in particular TexasThe dominant tenant industriestire

commercial ral estate portfolio areonsumer goods (25%) anetail (16%) (Appendix C)

W. P. Careyunderits REIT Fund Management businesegmenprovidesa full spectrum of management services to four prizRé REIT funds

CPA14, CPA 15, Global CPA6, and Gbbal CPA 17The business drivers for management services are the ability of the management to attract anc
retain investors in CPA funds, prudent investment activity on behalf of CPA funds and subsequent gktMAhunder managemendv. P. Carey

and itsofficers are the majority investors in CPA funds.of December 31, 2007 W. P. Carey had over $8.4 bilidkINA under management up

from $7.4 billion in 2006.There aretwo income streams fromanaging CPA funddl) Advisory Feeswhich are based oAINA under

management ang)) Structuring Revenueearned from investmenttuvities handledon behalf of the CPA Fundslanagement revenue accounted

for 65% in FY 2007 as compared to 55% in FY 20@6hke past CPA 1 CPA 12 & CIP have generated an annwaizeturn of over 11% till their
liquidaton( Mor e on WP Careyb6s business structure can be found in Appel

Corporate Restructuring

Corporate restructuring lead to the reduction in state and UBTI taxes for investors and can be a catalyst to attracew investors.

W. P. Carey manages a real estate portfolio, which maintains a high payout ratio. Howewenrénty registereds a Limited liality company
(LLC)basedonthei ze of its CPA man ageCumg,iheindmesitaxadavics .oncS&at theccempany lével aral thén at the
investor level, vs. other REITS which are set up as limited partnerships and taxation is only at the investor levehiDdeulodtaxation W. P.

Carey was not considered an attractive investmeatattract investors, management organized a restructuring plan in 2007. The restructuring
process involved the creationoRaEEI T fund (Carey REI'T 1 1) whi ch holhdssnnofncedRhe suCcassf@y 6 ¢
completion of orporate restructuring resulting in an elimination of all state or UBTI filings and taxes for investors. We expect tbiset@tite
catalysts for new investors to invest in W. P. Carey

Dividend Policy

High dividend policy has resulted in lower gravth for WPC as compared to its competitorsbut an attraction to yield sensitive investors.

W. P. Careypaysabout 80% of net incomia dividends Since W. P. Carey is not a REIT there is no legal obligation to keep dividend payout ratio
this high, and ithe companyvas a REIT they would have beebligated to pay over 90% of income in dividends. This dividend policy is reflected
in the companys Odgrowtterateoftl2¥efive yeao augrage versus B for the competitors. We believe ihat iharketing
strategy on companyé6és behal f t o wvalalow eompanytwatiac investos lookingpfagh incormedikef  a s
baby boomers, higgiield mutual funds and various endowments. The other reasons for thisrdivdolicy is managemehbelievesthat thereis no
attractive investmerin the market and the fact that insidergn 34% of the company



Economic Outlook

Based orthe blue-chip consensus forecafr the first half 0f2008 USeconomyis expectedo contract by 1% in Q1 and 2.0% in Q2; after this
recessionarperiod GDPwill grow by 1.5% in Q3, and 3.0% in Q4. With the slowdown in US economy weaker geo@rhectedn the Euro zone
for 2008, in range of 1.3 1.5%. TED spread which an indicator onrpeived risk in the real estate market more then ttigharing FY2007

(Appendix 1)

Core inflation in the USvill remain at about % for the year, encouraging the Central Bank to lower the Fed funds rate from 3.0 down to 2.25% over
the year. Present infian figures in Europe remain well above the target at 3.1% as of January 2008, and further concerns might force ECB to low

interest rates from 4% to 3% by year end.

Industry Overview and Competitive Positioning

Commercial Real Estate (CRB

The real emte sector is divided into commercial real estate (CRE) and residential real estate (RREEThduSRy in the US has a valwf about

$4 trillion and is growing at 4.2% CAGR since 1997. Excluding global investment management and developmentreeniGeal estate
market, 21.8% of the market is owned by four major competitors while 25% is privately (@hmad 1). Growth in the real estate investment funds
has been prominemt the past 5 years. Investments by institutionaéstors havencreasedat a rate of 14% CAGR since 2003 (Chart 2).

Commercial real estate (CRE) is a cyclical industry that closely follows GDP and employment numbers. Even though fiverelesamupling
between US and emerging foreign markets, we expect CRE to groveigiagmmarkets within Europe and Asia. Based on world GDP estimates by
IMF, the worldeconomy is expected to grow at % With a major thrust from Chinéndiaand Brazil Even in metropolitan cities in US and Europe
(as New York LondanandParig, real estate prices have grown along with rents as opposed to contraction in other parts of these countries.

U.S. net lease market is currently estimated to be worth $1 trillion of which 25% is privately owned. The Europeanmatidetiseith 40%
company owned propertis 3 times larger than the US. New market opportunities may evolve as many countries are opening to net leasing, REITs
and relaxing regulations on foreign investments in real estate.

Chart:1 U.S. CRE marketexcludirg investment. Mgmt & development services Chahtstitutionallnvestments in real estate sector
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Capitalization rate

Increasing capitalizatiorates could have negative implications in terms of increase in default and vacancy ratesranally mightaffect W. P.

Careybs

p r o jCapitdlizatobn ratés annmporgrdgndustry measure in analyzinthpe real estate sectoFundamental cmponents of cap

rates are: rents, Iykar Treasurycapital inflow, available supply/demarashd the risk premium. Cap rates have remainedistmtover the past
four years in the rangef 6% -7%. This is dudn partto the falling treasury yields that Y. counteracted increasia risk premiums, keeping cap
rates leveled. Over the last yeaas we saw treasury and LIBOR spreads widerdagrage cap rates have increased to hé@atively affedhg real

estateprices. We expect cap rated to rise furthi&@new supply comes on line and slowing demand trends

Chart:3 Cap rates in past 10 years

Chart:4: Spread between cap rates and inflation
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Vacancy rate

Average industry acancy rates have increaged 1% from 8.5% over the last year. Retaihd office real estateacancy rates increased to 15%d
12.5% in 2007. Epected absorption trenftsr office REITsin US real estate markate afits lowest levels since 200Generally, rising rerst
support sale underwriting €RE but the current environment does bemnefitunderwriting revenue for saleaseback companid3ue tothe
increase in vacancy and capitalization ratesmight observe atrongercompetition inthe CRE saleleaseback sector by large banks, hedgesu
and private equities in order to increase their revenues/earnings dimdrsify their portfolio.

Chart:5 REIT occupany rate (2002 2007) Cha#:Office vacancy rates in US ChamBX Index
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Commercial mortgage market in distress
The bonds backed by commercial mortgage buildings, hotels, offices and malls are valued by CMBX index. Unlike DJIA or S&P500 index, this
index tracks cost of insurance against default on different @REs A recentsteepincliness i gnal s i nv e sof highebdefaudisxapde ct a t
delinquenciedn this market that may leadwi deni ng spread between 10 yr AAA mortgage bon
consistent rise ithe spreadeadingto a historical high level of 275 bp&hart 7) The B rated bonds are tradingtfirerange ofa301 37% yield
which is alsaatan all time high forthese securities. These spreads are a notion of investor uncertairggdmmercial mortgage anket anda
signalof US recession led byesidentiareal estate.

Real Estate Investment Trusts (REIT)

A REIT is a firm that ownsperatesfinancesandmanages i@ estateBy law,a REIT has to dstribute at least 90 percent of @arningsa it
shareholderto receivetax exempion on its earningDue to this structure, most REIT firms do not pay corporate or state taxes but its shareholders
are required to pay taxes on dividends and capital gains. Other proyvisigoslify as a REITare:acompany mushave at least 100 shareholders

and no singe shareholder can own more then 10% of the comgRIBl's typically invest in aingle typeof real estate, such as office buildings,
industrial buildings, warehouses, shopping centers, malls aomagntsMajor source of income for REIT furdk real estate appreciation and

increase in investment capital within the fund as thesy out most of their earnings as dividends ratain very littlefor future investments.

In the last 15 years, tHREIT industry has performed exceptionally welth an average return of 12%utperforming major indexes like S&P500,
NASDAQ and Dow Jones Industrials by a significant mar@lme REIT industrnhasgrown to amarket capitalization of $420 billion from $ 11
billion. Within US, thereare 600 registered REIT firms witombinedannual revenue of $ 25 billioin the past 7 years, REITs have averaged a
total return of around 300%Rue toa major consolidation itherecent pastnany REIT funds were acquired bgiate equity so in effecb00
majorplayers have market share of abo80%. Office and industrial properties account for 30 percetdtaf REIT holdings, retail properties for
25 percentapartments for 20 percertnd hotels, hospitals, sedforagecenters, and other real estate sunta®b %.

Positioning of REITs within economy

REITs are driven bthehealth of economic paramesesuch as, GDP and unemployment rate. There has been a visible correlation between these
parameters and overall REITtuens.Althoughthecyclical decline in REIFis not as steepsin 1998 and 20Qvacancy ratem this sector have not
declined as much as overall CRE market. Presently REITs are in tHeirdtzh of declining returns and with a historical averageinedf 18

months, there seems to be more time before REITs turn around in the currently restrained environment. However, théhifeclioke iis much
steeper (35% from its peak) as compared to previous bear cycle avBaggson its performante date, many funds and financial institutions are
incorporatingREITsinto their portfolic andhave created many new funds and competition withénindustry For a large numbesf baby boomes

these investments yield better returns as comparé@asures

Chart:8 REIT sub sector performance in 2007 Chart:9 Equity REITs performance with major indices (192006
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apartents 1204 1135%
diversified
self-storag 10% 4 9.11%
@ s 7.83%
g pffice 8064
c Hotels
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W. P. Car ey 6 sthgraalsestdtei industryasia tviole n

W.P. Careyhas created an investment committee consisting of qualified and experienced profesiopaior its investments f@@PA funds
Historical performance &syielded a stable growth wittomparativelyow risk. W. P .  C alinquenéysand default rat€s% for CPA funds and
7% for Carey REIT Ilare much lower than industry averdg@&0%) which ®lidifies a consistent long term cash stream for its shddemDue to
their conservative investment strategy atrdng management of debV. P. Careyas an edge over its competitorpmesent situation fazapital
raisinand closing dealwith better terms.

Competitive positioning

Our conclusionsirebasel onP o r t e r @fcompatittvenéss anBWOT analysis:

Qualified Investment committee

W. P. Careyhas & independeninvestment committee consistinganialified industry professionals and academicians.cbimepany usually does
not investfor CPA REITfundsunlessapproved by theommittee This risk management creates asvantage for the compabgcause it is able to
betterscrutiniz information obtain an outside perspectiaed malk profitable decisionsn behalf of CPA funds

Disadvantage of Maket Consolidation

The REIT market has been driven by major M&A activitieth@past 4 yeas: The top 500 playemswn more tharB0% of the Global REIT market.
High Insider holdings within W.P. Carey and its management philosophy makes it less atisatiakever targetEventually, W P. Gareymight
have adisadvantagéy notbeing able to mergeith a big player butather competeiith them.

Below Industry AverageDividend Yield

Since W. P. @reyis not a REIT but a LLC, its dividend yield ofabée 6 % i s bet t er .Hdwaverduetathgnatwetoftser L L CO s
businesswhich isbased on REIT funds, it more appropriatéo compare W. P. &eywith a REITandits yield levels ardelow the REIT industry
average

Better BalanceSheet andOpportunities in the M arket

Due to its low debt level #%), W. P. Greyhas an edge over its competitors in terms of capital raising and obtainisdrtrarfinancial
institutions. Many companies, due to credit freezing, want to remove real estatodetitdir balance shesdnd get into a ndease contrast
which may creata better opportunities for W. P.afey toacquire properties

Firms Emerging with REIT Funds

Many investment banks and financial institutions haeentlyentered into the REIBusinessThis diversifies their portfolios and attracts new
investors These newnarketentrants have better resources and contacts within the industry due to their association with its parent firm. Such an
environmentreates a challenge for a small camyp like W.P. Carey.

Financial Analysis
Earnings
W. P . Car ehadedeen wlatite muerette past few yeduie to mergers, liquidaticendattaininghurdle ratein CPA fundsinjectinglarge
amountsof structuring or termination revenue. Y2004andFY2006, approximately 25% of WP. Careyd s r emasrenlizedlue to liquidation
of a fund, while inFY2007the companyeceived about 23% of its total revenue in deferred performance pafforen&lobalCPA 16 fund Due to
its uneven nature of remges, FY2003ealized a revenue, earnings and ROE drop of 23%, 20% and 27% respectively, as compa28840 HYs
shows that the comparhas the ability to affect its revenues based on strategic management decisions. In FY2006, 23% of revenueascrease \
attributed to the firei mbursed costs from affiliatesdo which was o
Normalizing Revenues

e We adjusted W. P. Carey financial statements for one time extra ordinary items, as described above.

e Allcompetitorrelated averegs and r ati os are weighted by each competitords 1

In FY2007, revenues after adjustments increased roughly by 50% while net income grew by 40%, primarily as a resultlefaraditige hurdle
rate on the CPA 16 fund. This resulted in deferraactring revenue of $42 million and performance revenue of $19 million realized in Q2, 2007.

Gl obal CPA 1606s enhanced investment performance was &ROEinciedsedttoe d t
45% from3% and ROA emai ned at past | evels. W P. Careybs 5 year average
20%, 18%, and 13% respectively as compared to the competitords 3
Chart: 10WPCrevenue tred (2000i 2007) Chart: 11 5 year average growth between WPC and its peers
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Balance Sheet

I'n FY2007 company®ds t gdniadrease of5.2% fom mrieriyear whilk lialtilies mdreladed by ©3% to B81idn.

The company6s | e \up frangB4% tenayears aga compdrdd.tb796 for the competitofsor the past ten years W. P. Carey
leverage ratio has increased to 44.5% from 34%. W. P. Carey hassacuredonds outstanding/hile 60% of liabilities and 27% of assets are
financed by mortgage notes payable with an average rate of 6% anbeédiie taxesAfter considering the tax effect of 35%, interestrortgage
notes payablés almost equal to 10 year historical ROA, hence therdgeehas not been very beneficial to the compbnigY 2007, W. P. Carey
had aninterest coverage ratiof 7, which is consistent with 5 year average interest coverage lvatiglight lower than competitoverage interest
coverage ratiof 8. However he company currently generates enough revenue to meet its interest phabiléids, henceve do not foreseany
possibility of imminenbankruptcy.

Real Estate for FY 2007 represetit45% of total net assets, whichconsistent with 10 year averagé 46% while Net Investments irdirect
financialleases decreased to 8% in FY 2007 from 41% in FY B®@Equity Investments imeal estate increased to 21% in FY 2007 from 3% in
FY 1997.

Chart: 12 WPC capital structure (1992007) Chart: 13 Comparisongrowth of investments in financing lease and equity investments
Capital Structure % of total assets
o Liabilites m Equity | m Netinvestment in direct financing leases m Equity investments in real estate ‘
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Source: Company reports and student estimates Source: Company reporend student estimates

CashFlow (please see Appendix F)

In FY2007, capital expenditure increased to $15.9 million from $5 million a year ago, primarily due to capital improweprepsrties. In the past

10 years, average capital expenditures have $8enillion per year, but with 56% of its lease expiring within Carey REIT Il portfolio by 2012, we
expect capital expenditures in range of § 13 million going forward with a growth rate similar to revenidsP Carey has being paying roughly
80% of ret income in dividends and we expect future payout ratio in range of 80% although in FY2005 the company paid 136% af income
dividends and we see this as one time event.

Profitability & Valuation

Based on DuPont analysis, we calculated ROE, finareiarhge, ROA, net profit margin and total asset turnover for FY 2007 of 12%, 1.82, 7%,
32% and 23% respectively versus its competitoro6s val ue esfthatbfth2 5 %,
competitors which isconsestn t  wi t h W. P. Careyds financi al |l everage being | ess
and lower asset turnover ratio indicate that W. P. Carey has better pricing strategy then its competitors. ROA for th@sconipenwith the

competitors. Overall we see that W. P. Carey operate more conservatively than but as efficiently as its competitors.

W. P. Careyds P/ E and EV/EBITDA ratio are 15 and 19 rwewepREGHandyv el
EV/ EBI TDA/ G ratio of 79 and 72 are double to that ofsliwergrowghersta gr
and more conservative capital structure.

Chart:14 DuPont analysis (WPC and peers) Chart:15 Ratios between WPC and peers
aVRC sy Valuation WPC Industry
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Investment Risks

Commercial Real Estate market downturn, tenant defaults and increasing vacancy ratesDeteriorating economic conditionsill lead to
increase in defaults and delinquencies by tenants, whereby vacancy rates nétjatively affectedSince the beginning of 2008, the cost of
protection against default on a basket of AAA (based on CMBX indeaded commercial mortgage backed securities (originated 2005/06), has
more than tripled indicating an increased probabéita future downturn in the commercial real estate market. W. P. Carey is heavily invested in
consumer goods (25%) and retail (16%) related properties which are highly sensitive to economic and market conditmraintpa®DP and
employment.

Ability to renew lease§ 56% of W. P. Carey contracts are maturing withinrteet 5 years (see tabléjistoricallyW. P. Carey had retention rate

of 70% however;,d sseeds ability to resign contracts i sSudhiogeantrated humigedleaseo t
expirationsmightlead to fluctuations in income from real estate operations.

Lease expirations as of December 31, 2007

2008 2009 2010 2011 2012
% of annualized consolidated investments 6% 13% 18% 12% 7%

Dependence on sgor management- W. P. Careybs success | argely depengdchairnmanandc ont r i b
figureheadof the company, Francis J. Carey, chairman of executive committee and Gordon F. DuGan, CEO and President of the W.P. Carey Co
LLC, each of who would be difficult to replace in case of their departure. Such a development will pose an extreme chéllefgetoCar ey 6 s
continuous operatiorendCPA managementThe investment committee, a major source of expertise, has an averajabgee 60 years.

Deteriorating Credit Conditions - Current tight credit conditionsake it challenging and costlier to obtain financing for new projects. The TED
spread which redicts credit risk in the markeab widened substantially over the pastryézability to obtain enough credit will have an adverse
effect on the earnings.

Income taxesi W.P.CGareds real estate operations are run as a REI'T. Should t
90% of its taxableaal estate operations income as dividends, it will be subject to U.S. federal income tax of 35% which could severelthdecrease
companyés future earnings, and will di sinic®REIBsge prospective inves

Interest rate fluctuations - Interest rate fluctuations affect W. Pari@yin various aspects. A rise in interest rates is likely to adversely impact the
value of the companyds portfoli oCaepd winldl iafsf ewtow imarestrases eodldolead w re tr |
diminishing real estate returns, as interest rates and inflation are typically inversely correlated and rental revedomiimamte pegged to
inflation. Fixed and variable rate amortization payments increase or dewitaseterest rate changes W. Par€yps | i ne of <credi t
typically based on LIBOR plus a spread.

Foreign exchange rate§ A weaker dollar will make W. P. &eyless competitive in international markets in terms of acquiring new property,
primarily in Europe, while foreign investors will become more competitive in the US market. A weaker dollar will positivaty legse revenues
from foreign investments, as a majority aréydoesnemakeausepladariyabve ingdrensemtss a
to hedge against foreign currency exchange rate fluctuations. Ver&las 9% of its portfolio invested in France.

Focus on non- prime locationsi W. P. Carey emphasizes investments in secondary locations. Hovesa@rdary markets are more susceptible to
deteriorating economic conditions and | ag behind pr i méprimeolacaions on s
and single tenant properties adds illiquidity to its portfolio of inwestts.

Legislative hindrances-New | egi sl ature or changes to existing |l aws might hav
and Growth Tax Relief Reconciliation Act 0 o fdexpi@Lo8 Jamuhary I 2011r revisians ®© d
laws guarding REIT qualifications with respect to changing political agendas after the presidential elections of 2008.

Confinement to single business segmentV. P. Gareyis a essentially a one product compdagk of differentiation puts W. P.a&eyat a
disadvantage compared to more diversified competitors who might offer more in house services. An entry by a well capiipkzitor or

industry consolidation might adversely impact W. Bre&§ Largemoneyhouses like Goldman Sachs a@elar Sterns can potentially enter the triple
net Lease market as they look to substitute revenues lost duepdarsgbmortgages. W. P.ateyalreadycompetes witlthese companies since
companies use triple net leasas a \@y to raise money, which issabstituteto issuing deht
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Income Statement

2006 2007 Q1 2007 Q2 2007 Q3 2007 Q4 2007 2008 Q1E 2008 Q2 E 2008Q3E 2008 Q4 E 2008 E 2009E 2010E
Revenues
Asset management revenue 57,633 15,034 30,204 18,648 19,165 83051 —00- @@ 0 —— —_ —_ R
Structuring revenue 22,506 4,583 53,448 9,778 10,266 78,175 - e e e
Management income from affiliates 20,139 19,617 83,652 28,426 29,531 161,226 35,719 40,975 37,272 28,712 142,678 146,245 151,752
Incentive, termination and subordinated disposition revenue from mH 46,018 2 —— e e e e e e e
Reimbursed costs from affiliates 63,630 3,475 3,244 3,422 3,841 13,782 3,260 3,250 3,260 3,250 13,000 13,000 13,000
Lease revenues 74,090 19,632 19,998 19,845 15,928 75,403 18,623 21,249 19,328 14,889 73,989 72,660 70,569
Other real estate income 9,381 3,174 3,241 4,159 2,144 12,718 2,750 2,750 2,750 2,750 11,000 11,000 11,000
Total revenues 273,258 45,898 110,135 55,852 51,244 263,129 60,242 68,224 62,600 49,601 240,667 242,905 246,321
Operating Expenses (o]
General and administrative 41,494 12,237 23,256 12,345 13,983 61,821 16,868 19,103 17,628 13,888 67,387 68,013 68,970
Reimbursable costs 63,630 3,475 3,244 3,422 3,641 13,782 o] 0 0 0 (4]
Depreciation and amortization 26,048 6,944 6,950 6,246 5,403 25,5643 5,904 6,686 6,135 4,861 23,585 23,805 24,139
Property expenses 7,046 1,420 1,893 2,725 207 6,245 (0] 0 Q 0 0
Impairment charges and loan losses 1,147 1,017 1,017 0 0 0 0 (4]
Other real estate expenses 5,881 2,524 1,301 2,255 1,610 7,690 (0] 0 Q 0 0
Total operating expenses 145,246 26,600 36,644 26,993 55,840 148,077 31,326 35,476 32,552 25,793 125,147 126,311 128,087
Operating Income 128,012 19,298 73,491 28,859 117,052 117,062 28,916 32,747 30,048 23,809 115,520 116,594 118,234
Other Income and Expenses (4]
Other interest income 3,433 598 3,643 1,287 1,314 6,842 0 4] 0 4] 0
Income from equity investments in real estate 7,608 2,438 1,929 8,945 5,045 18,357 5,350 6,137 5,682 4,300 21,369 24,457 27,660
Minority interest in (income) loss (812) (331) (3,141) (555) 4,027 o] 0 u] 0 u] (o]
Gain on sale of securities, foreign currency transactions and other g 12,943 186 169 1,029 1,730 3,114 (0] 0 (0] 0 0
Interest expense 18,139 4,863 5,669 5.618 4,730 20,880 (4,819) (5,458) (5,008) (3,968) (19,253) (19,432) (19,706)
5,033 (1,972) (3,069) 5,088 3,243 2,290 0 0 0 0 0
Income from continuing operations before income taxes 133,045 17,326 70,422 33,047 {1,353) 120,242 26,808 31,724 29,1709 23,084 110,705 112,951 114,539
Provision for income taxes (45,491) (6,378) (31,144) (11,519) (2,698) (51,739) (7,229) (9,551) (8,764) (6,944) (32,489) (34,007) (34,485)
Income from continuing operations a7,554 10,948 39,278 22,428 (4,051) 68,603 19,579 22173 20,345 16,120 78,217 78,944 80,054
Discontinued Operations
(Loss) income from operations of discontinued properties (1,346) (148) 1,790 298 934 _ e _ _ —_
Gain on sale of real estate, net 3,452 962 14,524 R —_ —_ R
Impairment charges on assets held for sale (3,357) (2,317) 0 2,874 _ _ —_
(Loss) income from discontinued operations (1.,251) (148) 2,752 2,018 6,026 15486  —on @ - _ _ _
Net income 86,303 10,800 42,030 20,409 6,013 (2,317) 19,729 22,343 20,501 16,244 78,818 80,159 81,286
Basic Earnings (Loss) Per Share
Income from continuing operations 2.32 0.28 1.03 0.58 (0.09) 1.80 e e semeees
(Loss) income from discontinued operations (0.03) 0.07 (0.05) 0.26 0.28 _ _ —_
Netincome 2.29 0.28 1.10 0.53 0.17 2.08 e e semeees
Diluted Earnings (Loss) Per Share
Income from continuing operations 2.25 0.27 1.03 0.58 (0.10) 188 -— @ - —_ —_ —_
(Loss) income from discontinued operations (0.03) 0.07 (0.05) 0.25 0.27 _ _ —_
Net income 2.22 0.27 1.10 0.53 0.15 2.05 - —_ —_ —_
Basic EPS 1.82 1.88 0.52 0.59 0.54 0.43 2.07 2.09 2.09
Diluted EPS 0.50 0.56 0.51 0.41 1.98 1.99 2.00
Distributions Declared Per Share
Weighted Average Shares Outstanding
Basic 37.669 38,114 38,043 38,423 38,808
Diluted 29,094 39,868 39,815 40,213 40,615
Revenue growth (%) yoy 62% -10% 91% 6% -54% -4% 31% -38% 12% -3% -9% 1% 1%
Operating margin (%) 47% 42% 67% 52% 228% 44% 48% 48% 48% 48% 48% 48% 48%
Net Income growth (%) yoy 78% -2% 143% 43% -86% -8% 83% -A7% 0% 170% nia 2% 1%
EPS growth (%) yoy T78% -2% 143% 43% -86% -8% 84% -49% -3% 172% -3% 1% 0%
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Balance Sheet

2006 2007Q1 | 2007GQ2  2007Q3 200704 2007 2008Q1E (20082 E 2008Q3E 2008Q4E 2008 E 2008E 2010E

Assets
Real estate, net 540,504 | 534159 | 531485 524333 513405 513,405 533972 527119 23485 517243 517,248 543,110 570,266
Netinvestmeantin direct financing leases 108,581 108387 107,886 107,371 9,463 89,463 162513 160428 159312 157423 157,423 165,294 173,559
Equity investments in real estate 166,147 | 175330 183220 202458 | 242677 242,677 266986 263560 261,727 | 258624 258,624 283,362 309,927
Uperating real estate, net 33,606 62,019 72,049 75,399 73,189 73,189 60,362 59,587 59,173 58,471 58,471 61,395 64,465
Assets held for sale 1,269 4,345 0 4,366 0 0 0 0 0 0 0 0 0
Cash and cash equivalents 22,108 13,300 19,050 17,068 12,137 12,137 17,412 17,189 17,069 16,367 16,867 17,710 18,596
Due from affiliates 88,884 78,648 76,877 34,671 88,329 88,329 0 0 0 0 0 0 0
Goodwill & Intangible assets, net 107,349 104866 103723 101,723 99,873 99,873 0 0 0 0 0 0 0
Cther assets, net 24,562 25,343 29,421 32,899 34211 34,211 32,503 32,086 31,862 31,485 31,485 33,059 34,712

Total assets 1,093,010 1,107,457 1123717 1,150,288 1,153,284 1,153,284 1,160,808 1,145,911 1,137,945 1,124,452 1,124,452 1,180,674 1,239,708
Liabilities
Limited recourse mortgage notes payable 261,152 | 260,391 | 258663 254,114 254051 254,051 285378 252700 250,348 | 247379 247,379 259,748 272,736
Credit facility 17,501 56,651 63,581 94,281 62,700 62,700 e e e e
Distributions(dividends) payable 17,481 18,227 18,176 29,222 29,222 7,759 3771 4,108 8,096 33,734 35,420 3719
Deferred revenue 40,490 45919 s e e s e e
Agcounts payable and accrued expenses 37,621 2570 32,549 LR e T T B B e B B N
Deferred Income taxes, net 63,462 45,624 64,744 71,897 £5,152 65,152 0 e e e 43,854 46,046 48,349
Cther lizbilities 15,553 18,224 22,359 71,819 TL8I19 | e | e e e e e e

Total liabilities 453,260 470,726 460,123 500,007 512923 512,923 502,113 485669 501,211 506003 506,003 531,304 557,869
Minority interest in consolidated entities 7,765 7,800 7,603 1,580 6,090 6,090 0 0 0 0 0 0 0
Members' Equity
Common shares 745969 | 743379 751508 734,518 748534 748,584 766,133 TRE301 TE1,044 | 742133 T42,138 779,245 818,207
Distributions in excess of accumulated earnings (114,008) (119,873)  (96,072) (83,842 (117,051 (117,091) (120,666) (119117) (118,289) (116,887) (116,887) (122,731) (128,868)
Accumulated other comprehensive income (oss) 24 425 549 2,025 2,733 2,138 0 0 0 0 0 0 0

Total members' equity 631,985 628931 695985 642701 634271 634,271 658695  6B0242 636,734 018449 618,449 649,371 681,840
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Cash Flow Statement

2006 00701 200702 200703 200704 0 2007 200801 200802F 200803F 2008 Q4E 2008 E 2009E 2010E
Cash Flows from Operating Activities
Met income 86,303 10800 52830 73239 252 79,252 78,818 80,159 81,286
Depreciation and amortization 21,207 7308 14500 20140 0 27321 27321 23,585 23,805 24,139
Management income received in shares of affiliates (31,020 3467 (3728 @34ly) (05,533  (05,030) 3,610 3044 3,695
Increase in structuring revenue recefvable (3,459) {158) (44956) (50,253) (55897y (55,89 0 6,000 10,000
Met change in other operating assets and liabilities 8,684 gy 2249 (1,016) 4,111 4111 e e
Net cash provided by operating activities 119,940 279 llpas 24893 47471 17471 73,089 76,744 80,081
Cash Flows from Investing Activities
Furchases of real estate and equity investments in real state (102,049) 277100 (40,361) @084 (80491  (80,491) 60,167y  (68,014)  (73,896)
Capital expendituras 4,930 (388D G678 (15987 (15,987) (12,000 (12,360)  (12,731)
Net cash (used in) provided by investing activities 44,501y (30569 (23876) (20,0800 (41,048) (41,048) (33,734 29517  (37.191)
Cash Flows from Financing Activities
Distributions {dividends) paid (68,615) (17484 (35202) (53432 (1p03)  (71,608) 33,734 35,420 37,191
Diatributions of minority interests (6,226) 5Th @42y (1295 (G168 (8,168) 9,627y  (9,716) {9,853)
Net cash used in financing activities (66,618) 22,004 9,09 144 (16,5370 (16,537) (89,956) (94,4540)  (99,177)
Effect of exchange rale changes on cash 333 36 T4 291 143 | I 7 [ U I ORI R —
Net increase (decrease) in cash and cash equivalents 9,004 @808 (3058 oMb Q9 (9,97 4,730 843 886
Cash and cash equivalents, beginning of year 13,014 22,108 22108 22108 22,108 22,108 12,137 16,867 17,710
(ash and cash equivalents, end of year 22,108 13,300 19050 17068 12137 12,137 16,867 17,710 18,596



Appendix B
Business Model

Company — / W. P. Carey \

Comnercial Real

. : CPA Fund
Business ) Estate Operations:
Segment Carey REIT Il Management
Carey Storage / \
Business Ability to Research, Finance AINA Ability to Research
Drivers - *|and Close Real Estate Deals || Average Invested Net Assets Finance, and Close Real

Retaining Current Tenants Estate Deals

Economic & Market Conditions: /
Inflation (CPI)
Default Rates

External Forces Liquidit
affecting W. P. — Er?lploy):nem

CAREY o .
Availability of Substitute Investments

Note: Weview vacancy rates as a function of Default Rates, Employment and Liquidity.
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Apendix C

Portfolio Mix (A) and US Geographic Diversification (B)
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Appendix D

DDM Sensitivity Analysis

Sensitivity Analysis

Discount
rate
6 6.5 7 7.5 8 8.5
Growth
rate
-1 26.43 24.74 23.27 21.98 20.84 19.83
0 30.96 28.65 26.68 24.99 23.51 22.22
0.5 33.83 31.09 28.78 26.81 25.11 23.64
1 37.27 33.96 31.22 28.9 26.93 25.24
1.25 39.27 35.6 32.59 30.08 27.95 26.12
1.75 43.95 394 35.74 32.72 30.21 28.07
2 46.73 41.61 37.54 34.23 31.48 29.16
2.25 49.87 44.09 39.54 35.87 32.86 30.34
2.75 57.61 50.01 44.22 39.67 36 32.99
3 62.45 53.61 47 41.89 37.81 34.49
3.5 75.01 62.59 53.75 47.14 42.02 37.95
4 93.84 75.15 62.73 53.89 47.28 42.16
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Appendix E

NAV Model Valuation

NAV calculations 13584 19934 20004 20014 20024 20034 20044 20054 2006A 2007A 2008E
Cash net operatingincome 72,4500 69,792.00 76,886.00 77,931.00 4348200 10175100 14407800 9464000 15406000| 14259500 13910541
Caprate Industry avg, of 7.75%) 0.08 0.08 0.08 0.08 0.08 008 0.08 0.08 008 0.08 0.08
Marketvalue of property 93477419 | 50054184 | 99207742| 100556129 | 107718710 131281613 1858,07087| 1,22118129| 198787097| 183953548 | 179450855
Add: different assets 11,139.00 9327100 43,933.00 35,089.00 42,991.00 57,7800 36,630.00 48,320.00 46,670.00 46,348.00 4335143
Gross market value of assets 101251319 | 99381294 | 103601042 | 104485029 | 112017810 137064413 1088570097 | 1,26848329| 2,03454057| 183628348 | 1843725998
Total lizbilities 30265700 346795.00| 341367.00| 305,42400| 32115200 30936600| 39148100 37210500 453,26000| 512923.00| 50600336
Preferred stock
Net market value of assats (1000) 70885619 | 4701794 | E9464342| 6E9.226.2%| 79902610 106077813 150421987 897,378.29| 158128097| 137336048 | 1733725662
Total shares outstanding [diluted) | 24,366,225.00 | 25,596,793.00 | 29,652,698.00 | 34,465,217.00 | 35,530,334.00 | 35,566,332.00 | 38,361,748.00 | 39,020,801.00 | 39,093,397.00 | 39,862,208.00 | 39,314,755.08
NAV/zhare 2855 2528 1343 2000 12.4% 2901 38l 23.00 4045 34.45 33.59
Acrual Price 17.84 16.88 1210 23.20 2475 30.52 3516 2336 1959 3320
Error (1073 (3.40) [5.33) E¥ ] 126 151 [3.45) 036 (10.45) (1.25)
S of Target 0.6002) (0.4375) (0.2943) 01380 0.0914 0.0485 (0.0881) 0.0155 (0.3487) (0.0376)
Waighted Average 3 of Target (0.1993) (0.1295) (0.0436) [0.0137) (0.0064) (0.0023) (0.0105) (0.0002) (0.1131) (0.0015)

r
Correl NAYShare to Actual Price 0.707857448

Average Error%

NAVMODEL 2003E PRICETARGET &

[0.0525) 'z on average acrual price overthe past 8 years carries 5.25% discount to NAV model
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Appendix F

Dividends vs Cash Flow vs Net Income

——Net income - FFO —& Dividends

140,000

120,000 /\.
100,000 /\/

80,000

b

|

e
60,000 h?\ﬂy il

w
i

\

20,000

2002 2003 2004 2005 2006 2007

Capital expenditures

16.000

16.000

14,000 -

12,000 —

10.000 —

8,000 —

5.000 —

4,000 — —

2,000 —*‘7 N N —
0 = []

1006 1997 1998 1099 2000 2001 2002 2003 2004 2005 2006 2007

18



Appendix G
Monte Carlo Simulation

Distribution for DCF/share / 1927/B188
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Appendix H
REIT Performance

Subsector performance in REIT (2007)
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