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FFC/Shart
Mar. Jun. Sept. Dec. Year P/FFO
Ratio
2006A $0.56 $0.48 $0.52 $1.25 $2.81 10.94
2007A 0.47 1.34 0.74 0.66 3.20 9.60
2008E 0.70 0.72 0.71 0.74 2.87 10.69
2009E 0.71 0.74 0.7¢ 0.7¢€ 2.94 10.24

W.P. Carey: Positioned to Weather the Credit Storm

Multiple valuation models point to a compelling BUY rating: WPC'’s shares are currently undervalued
according to our Sum of Parts valuation using P/BF®/E comparables, Dividend Discount Model, and
Net Asset Valuation. These valuations point to aritihth price target of $38.30, a 24.6% premium over
the current share price.

Strategic changes within WPC create value for theirfn and its shareholders: WPC has shifted the
focus related to Real Estate ownership to InvestiwEmagement, a higher margin business. WPC vab al
be collecting performance fees at a greater rate @PA-17's new performance fee formula of 10% of
operating cash flow. These fees will be divertgd the 2007 creation of REIT II, creating a taieid for
this income.

WPC will likely perform through the Credit Crunch: In an unprecedented credit environment, WPC is
favorably positioned. Commercial real estate marlae literally frozen presently, but WPC is under
leveraged and has access to capital. WPC’s man@géd have over $500 million of uninvested cash
which can be put to work at rising cap rates. Gbmpany has conservatively financed its propeetidsss
than a 65% loan to value, compared to 70-80% thatrkecently been typical in commercial real estate
deals. WPC has less than $51.5 million of mortgagaturing in the next two years. The presentléoel

of interest rates may benefit WPC's efforts toe@aslditional capital to fund CPA17 as retail ineesthunt

for yield.

Consistent historical growth and experience is expged to prevail: Consistent growth in dividends and
NAV appreciation overtime shows the company is dblereate value in any type of market. WPC’s 30+
years of experience in the industry has allowet itvithstand many different cycles. We believe W&C’
position in the market will allow it to continue gwow while competitors may suffer.
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Investment Summar y

Our BUY recommendation is supported by a Sum otsPaaluation using P/FFO & P/E comparables,
Dividend Discount Model, and Net Asset Valuatiomlgses. Assuming a capitalization rate of 6.4% B
P/E for the real estate ownership (REIT II) andestment management divisions (IMD), respectivelg, w
arrived at a current price target of $38.30. Oum3u Parts valuation (50% weight) results in a a#ilbn of
$36.52. The valuation assumes a real estate iydB4EFO ratio of 10.7x and an asset managementaBitE

of 15.8x. Our dividend discount model (25% weigtedults in a valuation of $39.81. The price tatg&es
into consideration a terminal dividend growth rafe3.0% and cost of equity of 10.3%. Finally, ouAW
(25% weight) results in a valuation of $48.06 basdéd on our discount to NAV seen through GreereStre
Adviosrs we come to a price of $40.37. For our REINAV we computed a 6.4% cap. rate and used a 15x
multiple for the investment management divisioningghese weighted valuations results in a 1 yeawdrd
price of $38.30, which represents a 24.64% premaMarch 1i"s closing price of $30.73.

We believe that WPC has stable sources of incondeignvell positioned in the current market. WPC's
strategic evolution over time has allowed the comypi@ create value in almost any market. The comypan
has shifted its focus of business to the more taoife Investment Management division. In addit/df?C

has aligned its Real Estate Ownership division (feyally named REIT II) with its newly founded CAA-
Global as a general partner under a REIT structueating a greater tax shelter for the company and
increasing value for common shareholders. We belibis new structure will allow WPC to reduce their
effective tax rate from its 2007 level of 43% td82a $.38 improvement on forecasted FY08 FFO/share

WPC’s management continues to maintain their bdrrgwstandards at a conservative level of 65% loan t
value. In the past this has limited their abilibylie competitive as other firms took advantagehefap debt.
In the current difficult credit environment, theipnservative leverage ratio may allow them to abtai
financing where other borrowers cannot. Althougteriest rates will inevitability be higher we bekethe
company has not lost access to capital. In addittmough talking with industry contacts it is adl&®PC has

a reputation for its internal credit analysis otqutial deals and we see this as a core competendpe
company.

The impeccable track record of WPC’s managemertpnalve critical to the firm’s success in maneurgri
through the challenging credit markets that cutyeaxist. WPC has been in the business for oveye&ls

and has seen a number of different cycles. In 200°C was able to continue to grow revenues, increase
FFO, increase dividends, and increase the NAVsRA-T4 & CPA-15. With the creation of CPA 17 WPC
has created a stable base during an unstable ilaebelieve WPC will invest $950 million this year &
tough environment. WPC does a large amount of BsHusiness with private-equity funds and although
many of the larger funds are currently having tteud recent Barron’s article stated that firms tinaest
between $1 million to $249 million raised a rec82i76 billion in the fourth quarter. This is a gog& sign

that WPC will be able to continue to invest in therent market, weathering the storm and contintiing
create value for its shareholders.

The variations in FFO calculations across the coroi@ereal estate industry offer some confusiomoasow

this metric should be calculated. NAREIT definesOF&s Net Income plus real estate adjustments due to
depreciation. We apply this metric to WPC, takimgo account Net Income, plus depreciation &
amortization, minus gains in sales of depreciaBkets, plus adjustments for straight line rent,usireal
estate impairments, and finally adjusting for mifyointerests. The main difference in our FFO okdtion

and WPC'’s is that we take into account an additiadfustment for gains or losses in the sales ofiistes.

We believe this captures WPC’s true FFO. FurthdPC also takes into account other adjustmentsaiteat
not fully disclosed. We have decided to keep tloegeso to not complicate our projections.

We have spoken to several senior people in the Gourial Real Estate Industry and it is clear thasth
who knew about WPC believed they were well regaidets business. Our sources have specifically
mentioned that the company is known for their dradalysis of properties. One source cited WP Chasng
able to perform the in depth credit analysis ofpgrties that only local banks are capable of dbimg.
addition to this our contacts have pointed out W&C is in the business of providing financing for
companies than acquiring commercial propertiesbélieve this is another favorable signal that the
company is able to put their words into action.

We reiterate that we WPC is well positioned to st#md current an future market volatility. Andwiany
pullback in the stock as an opportunity to buy.
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Figure 1: WPC Stock Price History and Recent Events

April 12, 2001
CPA-15 Incorporate

Valuation
We valued WPC using a combination of a Sum of Patsation, a Dividend Discount Model and a NAV
analysis. The weighed price target was calculasefibllows:

50% Sum of Parts — P/FFO & P/E: $36.52

We valued WPC - 25% Dividend Discount Model: $39.81
using combination - 25% NAV Analysis w/ Implied NAV Discount: $40.37
of valuations.. These calculations result in a 12-month price tan§&38.30. This price represents a 24.6% prentwithe

target of $38.30
9 $ Financial Forecast Assumptions

Investment Management

We forecast EPS for the Investment Management Divito be $1.29 for FY08. This is an increase of
39.6% from FYO7 EPS of $.92 (including the provsior the SEC charge). EPS is expected to decline
4.6% in FY09 as less revenue is received due tad¢brial of deferred revenue. Driving these reesrare
our projections for yearly investment volume. Weject them to decline by 20% to $950 million in B8/
due to constraints in the credit market, but iigher than WPC'’s 5-year average of 800 millioAUM -

$1.2 billion in FY07, $950 million in FY08, $1 hitin in FY09, $900 million in FY10) This is a 9.5%
increase in total AUM. These acquisitions will baa positive impact on structuring and management
revenue, but revenues will be lower than 2007 dube recognition of about $50 million in defermedenue
from CPA 16 meeting its performance criterion ¥l Quarter 2007. The recognition of this revenuediss
increased WPC's percentage participation in the @ls to 6.6%, 4.5%, 2.9%, for CPA 14, CPA 15, and
CPA - 16, respectively. We forecast this incregsaticipation to have a positive 14.4% growth oR@%
income from equity investment in CPA REITS.

The accrual of deferred revenue based on strugtuevenue and performance fees is expected toaiser®
$21.2 million over the next 2 years ($2.6 millionfFY08, $18.8 million in FY09). We forecast CPA-t7
meet its performance criteria in 2010, allowingsthimount, plus interest earned on it, to be rezeghas
revenue. See Appendix XV

Real Estate Management (REIT 1)
FFO/sharefrom REIT Il is expected to increase to $1.51 pears, a 13.9% increase from FY07 FFO of
$1.33. FFOf/share is expected to increase 8.4%09F2.7% in FY10, and 6.6% in FY11. See Appendix
VIII Valuation for FFO calculations.

In REIT Il we forecasted lease revenues to incr&a88% (3% inflation — 0.05% reduction in averagelr
estate from FYO07) in FY08, while revenues fromesthusiness operations (Livho Hotel and Carey §&ra
increasing 9.1%. The increase in other businessatipns is primarily due a 3% inflation rate pu$%
forecasted growth in operating real estate from F¥0m the establishment of Carey Storage. Theease
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Our P/FFO
valuation for owned
real estate resulted
in a per share value
of $16.17

Our P/E valuation
for investment
management
resulted in a per
share value of
$20.34

Our market
assumptions for a
terminal growth of
3% and a cost of
equity of 10.3%,
brought us to a
price of $39.81

in lease revenues is primarily from rent increasesmost of their lease contracts are pegged todCPI
predetermined rent step ups.

Property Expenses as a percentage of lease revieneigsected to remain at 5-year averages of 8vitdite
other real estate expense (operating real estatensgs) is expected to decline as a percentag¢hef o
business operation’s revenues to 6.5% from 7%.

In 2011, we forecasted a normal year in respestrtaturing and asset management revenues, ini@utbt
lease revenues. We used this year as a terminag Y@l our DDM.

Sum of Parts- Relative Valuation

We valued WPC'’s Investment Management division REIT Il separately as to take into consideration
WPC's unique position in the market. We used a P/RRalysis in valuing REIT II. This P/FFO analysis
resulted in a per share valuation of $16.17, base& FY08 FFO of $1.51 for REIT Il and an industry
multiple of 10.7x from our list of comparables ipgendix IX. We applied a P/E analysis to value the
Investment Management division. Using a list ofnparable alternative asset managers, we calcusated
industry P/E multiple of 15.8x. Our 12-month fordaliluted-EPS for the Investment Management ssde i
$1.29, which combine with the multiple calculatesoia price of $20.34. See Appendix VIII and 1% fo
more information.

We conducted a sensitivity analysis to take intooaat the impact changes in our forecast for EPS,
FFO/share, and their pertaining multiples couldeham our target price per share.

REIT II P/FFO Multiples
9.2x 9.7x 10.2x 11.2x 11.7x 12.2x
$1.42 |$ 1308 $ 1379 $ 14.50 $ 1592 $ 16.62 $ 17.33
% $1.45|$ 1336 $ 1408 $ 14.81 $ 16.25 $ 16.98 $ 17.70
ﬁ $1.48 |$ 1364 $ 1438 $ 15.11 $ 1659 $ 17.33 $ 18.07
&
5 $1.54 | $ 1419 $ 1496 $ 15.73 - $ 17.27 $ 1803 $ 18.80
'-,_'I: $1.57 |$ 1447 $ 1525 $ 16.04 $ 1760 $ 1839 $ 19.17
$1.60 |$ 1475 $ 1555 $ 16.34 $ 1794 $ 1874 $ 19.54
Investment P/E Multiples
Management

14.3x 14.8x 15.3x
$120 | $ 1713 $ 1772 $ 1832
$123|$ 1755 $ 1817 $ 18.78
$1.26 | $ 1798 $ 1861 $ 19.24

16.3x 16.8x 17.3x
$ 1952 $ 20.12 $ 20.72
$ 20.01 $ 2063 $ 21.24
$ 2050 $ 21.13 $ 21.76

$1.32|$ 1884 $ 1950 $ 20.16 $ 2148 $ 2214 $ 22.80
$1.35|$ 19.27 $ 1994 $ 20.62 $ 2197 $ 2264 $ 2331
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$1.38 | $ 19.70 $ 20.39 $ 21.08 $ 2245 $ 2314 $ 23.83

Dividend Discount Model

A second valuation technique is the Dividend DistoModel, which takes into account the full retdon
investors. WPC manages their dividend growth abmsistent increasing rate. Therefore, we fotedas
dividends for FY08 and FY09 to grow at $0.005 pearter (historic increase). In FY10, we projectiCEY

to meets its performance criteria goals, therefeeeapplied a similar FFO payout ratio that was uised
FY07, when CPA-16 met its performance criteria. @m terminal year, we placed a 100% payout ratio.
This, together with our market assumptions for ranteal growth of 3% and a cost of equity of 10.3%,
brought us to a price of $39.81. We analyzed \thlsation using a sensitivity analysis to take iatzount

management changes in dividends and changes aosh®f equity. See Appendix X.
DDM Cost of Equity
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NAV Analysis

1.5%| 41.00

43.39

2.5%| 46.14

3.5%| 53.06

57.50

4.5%| 62.87

38.39
40.47
42.83

48.67
52.36
56.74

Our third valuation methodology is a Net Asset \@alanalysis, adjusted for current market Price/NAV
discounts. In this analysis we applied a capiéion rate to our 12-month forward NOI of REIT while
also applying an industry multiple on the Incomanirthe Investment Management division. Our 12-tmont
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Green Street
Advisors, a firm
specializing in...
values the current
discount at which
firms are trading to
their respective
NAVs at 16%

We believe a
industry P/FFO
multiple is a weak
valuation method
and could explain
market
underpricing.

forward NOI of $114 million and an industry-weigtteapitalization rate of 6.64% values REIT Il at@p1
billion. Investment Management Income for FYO&isecasted at approximately $51.4 million. We &apl
a conservative industry multiple of 15x to giveaugalue of $770.6 million.

These two valuations, adjusting for total liabdgtioutstanding and diluted shares outstandingugee NAV
per share of $48.06. WPC's share price on 3/1@8$30.73, which relates to a 38% discount toNAW
estimate. Green Street Advisors, a firm speciadjzin the analysis of REITs and other publicly #ddeal
estate firms, values the current discount at wifiolns are trading to their respective NAVs at 16%.
Analyzing the firms in their portfolio of REITS, waelieve their Price/NAV discount captures the leate
which WPC should be trading. This 16% discountliadpto our NAV gives us a valuation of $40.37.
With the overall change in cap rates over the pagéral months, the below sensitivity analysis dédscribe
any further fluctuations that could affect our NA®luation. See Appendix XI and XII

NAV Capitalization Rate

Analysis

5.14% 5.64% 6.14%
12.0x| $ 47.20 $ 43.28 $ 40.00
13.0x| $ 48.28 $ 44.36 $ 41.09
14.0x| $ 49.36 $ 45.45 $ 42.17

7.14% 7.64% 8.14%
$ 3483 $ 3275 $ 30.92
$ 3591 $ 3383 $ 32.00
$ 36.99 $ 3491 $ 33.09

16.0x| $ 51.53 $ 47.61 $ 44.33 $ 39.16 $ 37.08 $ 3525
17.0x| $ 52.61 $ 48.69 $ 45.42 $ 40.24 $ 3816 $ 36.33

18.0x| $ 53.69 $ 49.78 $ 46.50 $ 41.32 $ 39.24 $ 37.42
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* Includes -16% Discount from GreenStreet Advisors

** 6.64% Cap Rate from Real Capital Analytics
Firm Wide P/FFO — A Misleading Metric with WPC
We completed another valuation through the compearabalysis of WPC'’s total P/FFO to its closest
comparables. Forecasting FY08 FFO at $2.82 armlileging an industry multiple of 11.2x, we comeato
price of $31.68. Although this method takes intocunt industry accepted metrics of FFO, it doesapply
the correct multiple as WPC has very few direct parables. Therefore, we believe this is a vergkve
valuation method. This may explain why the maHaet underpriced WPC at $30.73. Appendix VIII

Risks to Price Target

The launch of CPA-17 and the attractiveness oflsalsebacks in the current credit market places \WMRLC
prime position to take advantage of its strengtht®inant credit analysis and its low leverage rakiowever,
any further declines in the credit market couldvéee&®/PC closed out to further sale-leasebacks aksban
decline to extend more credit. Also, the attramtizss of CPA-17 to investors is very dependenthen t
current sentiment towards commercial real estate \WRC. The inability of WPC to get access t thi
needed equity in their CPA-funds could lower geteztdees. Our valuation will be slightly affectezishort-
term gains in structuring revenue and asset managieravenue could be reduced. Our price targeldcou
also be considered undervalued if WPC is able ¢oiiae more than $950 million in assets for its feind

Business Description

Founded in 1973, the WPC Group owns over 850 comialeand industrial properties and manages a series
of publicly traded REITs with over $8.4 billion iAUM under the name Corporate Property Associates
(CPA®). The CPAs own a diversified portfolio ofiplie net leased properties acquired through sale-
leaseback transactions (Appendix XXIV). WPC eamgenues through rental income, interest on direct
financing leases, management fees, structuringdiegé®quity investment income. WPC Group, WPC LLC.
and the CPA® REITS, own more than 850 commercia emlustrial properties, distributed among 14
countries, and totaling approximately 100 milliajuare feet of space.

Properties: Properties held by WPC are diversified geographi¢hroughout the United States and Europe.
The CPA® REITS own a diversified portfolio of prapes in the United States, Europe, and MalaysiastV
properties have long term single tenant leases fiiiit-in index (such as CPI) adjusted rent incesas
Tenant industries are diversified with emphasis dffice, industrial and warehouse/distribution,
telecommunications, and business and commerciacsst

Recent Strategy Developments

Investment Management Focus

Over time, WPC has shifted focus from real estateesship to its Investment Management, a highermet
business. WPC's earnings are shifting from lownrefn-capital owned real estate to higher return
management of assets for others. We see FFOfbar&VPC'’s owned properties growing less than 7.7%
per year from $1.33 in 2007 to $1.79 in 2011. Msdate, we forecast earnings per share from WPC's
Investment Management division expanding at 15.3#éaa from $0.92 per share in 2007 to $1.62 peresha

NYSSAINVESTMENT RESEARCHCHALLENGE STUDENT RESEARCH
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in 2011. Investment Management requires verglitpital and is a high return and higher multipisiness
than owning real estate, so the valuation of theksbenefits as this shift unfolds. WPC has ineddts
holdings by receiving more fees in form of shaedigining it more closely with its CPAs returns. $hi

Investment participation is expected to increase as WPC usfittonew fee structure that charges up to 10%R5% C
Management 17’s operating cash flows, rather than the previées of AUM. Also, WPC will divert this performaadee

requires very little
capital, so the
valuation of the
stockbenefits as this
shift unfolds

We believe WPC
will be successful in
its fundraising
based on the high
satisfaction rate that
shareholdershave
had in the CPA funds.

into REIT I, the Real Estate Ownership divisiolV8PC legally formed as a general partner to CPAnl17
Q2 2007 which provides tax savings to the companstieltering those performance fees under its &der
tax protection. This REIT structure serves a sdquurpose by sheltering shareholders from havirfdeto
Unrelated Business Taxable Income (UBTI) with tR&] thus widening WPC'’s shareholder base.

International Acquisitions

WPC has increasingly purchased properties outditteedJS, focusing on countries such as Germany and
France. The movement into Europe allows WPC tatermore diversification in its CPA funds and foons
new growth opportunities yielding greater potentélrns for investors. WPC is very selective ia th
properties it acquires, completing a deep credityais of potential tenants that widens their pectipe of
possible acquisitions, allowing WPC to find thetii@®perties with credit worthy tenants. The large
presence in the international market allows WP@#&mh out to a new, yet sophisticated investor base
(European investors) that have a strong perceptiathe value of property, primarily as a securdatetfor
wealth.

CPA 17 Global

CPA 17 is currently in its initial fundraising stefhis is the 18 CPA under WPC's Investment
Management, increasing the number of live CPAstw {(CPA-14, CPA-15, CPA-16 Global and CPA-17
Global). The new CPA will have a similar global dscas CPA-16. Historically, the formation of newdis
has increased WPC's revenue, especially structuemgnue. Although market conditions are challeggi
we believe WPC will be successful in its fundraisbased on the high satisfaction rate that shadet®l
have had in the CPA funds. Although there arecatittns from the Treasury markets that investaedess
willing to put money into long-term securities, Welieve the CPA'’s target investor base is less eomd
with liquidity than with the security’s ability toffer consistent dividends at an increasing rate.

Storage Facilities
In November 2006 WPC formed “Carey Storage”, a slidny of WPC, LLC, for the purpose of investing in

self-storage real estate properties in the US. \W&Calready acquired 13 such properties with square
footage totaling 0.9 million square feet. It isariéhe company sees value in this market and rexsthe
facilities as collateral for their credit facilityVe believe more storage acquisitions are on thiedm

Company Management:

Stable Experienced Team of Innovators Reap Benefits

W.P. Carey is considered the pioneer of sale-leadelransactions and has worked with more than 250
tenant companies and built a portfolio of over I8illion square feet of real estate. Under founded a
Chairman of the Board Wm. P. Carey and CEO GordobulGan, AUM grew over the last five years at a
compound rate of over 25%, and from 1979 to 20@6atverage return (net of fees) for the CPAs has bee
11.56%. In 2007, WPC common stock returned 16.6%stmvestors compared to 5.49% for the S&P 500
Index and 16.8% for the NAREIT Index.

Management Formula and Outlook

WPC has a highly integrated investment processistimg of origination, underwriting and structurirand
portfolio asset management. Stressing investinghi®tong run rather than chasing short term acwgmtthe
firm’s expertise in sourcing transactions and dtrred finance has enabled WPC to successfully teitios
several business and economic cycles. Despitertbertain global economic outlook, we believe there
still significant market opportunities for which V@Rs well positioned to take advantage.

Company Ownership

WP Carey & Co. LLC is a relatively closely held qoamy. Corporate insiders own 34.86% of the firmhwit
Wm. P. Carey retaining ownership of over 10.1 willshares. Other than planned purchases via long te
incentive compensation plans, there has been nimsider trading over the last six months. Insiitas hold
12.44% with JP Morgan Value Advantage Fund and Royotal Return Fund being the two largest
participants. There has been no material buyingetling activity over the last six months. Additaly,
WPC is well aligned with its CPA REIT funds with oership of over $130 million.

Credit Crunch (Other Heading)

The current credit crunch has begun to take itsaotwlthe commercial mortgage industry. The crunah h
affected developers, owners, and banks relianherCredit Mortgage Backed Securities (CMBS) matket

NYSSAINVESTMENT RESEARCHCHALLENGE STUDENT RESEARCH
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The firm’s historic
debt level on deals
of 65% is low
compared to
industry standards

WPC’s REIT
business has grown
at a compound rate
of 24% over the last
seven years.

construct projects or refinance loans. This haaterkdifficulty in accessing the capital requirecconstruct
projects. We spoke with an index analyst at Maskib explained the widening cost of protection foflES
loans that has occurred since August of 2007. Biseaf protection for a CMBS loan (as shown in @art

5.) shows the cost of protection has expanded 806rbasis points in the past 5 months (See Appendix
XXI). This has resulted in a freezing of the CMB@rket where no securities were priced in Januaspitie

37 billion worth of CMBS issues in the pipeline.

Although WPC has little direct exposure to thesmkand does not rely on them for its businessriotion,
the company could still experience difficulty intalming capital from banks and may have to rely enor
heavily on investors. We believe where uncerta@xigts opportunity can be found and see WPC'’s tdck
exposure to such loans and conservative debt palmy beneficial to the company providing more
flexibility than competitors in this market. WPC ynhave to pay higher interest rates and may ndtlbe
protected against the headwinds that exist bufitimss historic debt level on deals of 65% is lownspared
to industry standards. WPC could benefit for taldngpnservative policy as banks have tighteneangihg
and increased credit standards.

Industry Overview and Competitive Positioning

Our Porter's Five Forces and SWOT analyses (Appeddill, XVIIl) demonstrate the environment in
which WPC competes. There is a high diversity ahpetition within the commercial real estate indystr
including private equity real estate funds, pendiemds, banks, hedge funds and a variety of rei@tes
investment trusts (REITs). Over $200 billion of é@stment capital has flowed into the US in the test
years in the form of private equity and pensiordiualone. The REIT industry is forecast to grovamerage
of 14.7% per year through 2010. The global REITustdy is anticipated to reach $995 billion by 2@dHich
represents a 15-20% per annum increase. The pdpwéinvesting in REITs is driven by three facon)
proven performance records, 2) guaranteed divideamas3) diversity of portfolio holdings.

The market that WPC operates in is very fragmemti¢hl a number of companies specializing in différen
segments. Comparable companies we focused onKimreo, ProLogis, and Cohen & Steers. Significant
barrier-to-entry exists in the real estate market tb capital requirements. However, WPC operaigsnv
the less developed, smaller specialized nicheigietnet lease and lease-buybacks (XVI) where cditops
have entered from different backgrounds with vagylievels of sophistication. The triple net leaseketin
the US is currently $11.2 billion/annum with thetgrtial to reach $1 trillion/annum. In Europe, tharket is
€40.4 billion/year with the potential for up to &8lion/year.

Moderating REIT property operating results and nnatidy weakening REIT financial profiles have calise
the overall sentiment of REITS in 2008 to declifietal return for the NAREIT All REIT Index in 200/#as
-14.3%. Unlike residential property, commercial pedy fundamentals overall are relatively unchangitl
surveys across all sectors reporting stable ocaypeates and healthy, but slowing, rental ratesiahé
default rates are running near its multi-year ayeraf 0.4%, although they may rise as high as 1-3%.
slowing economy will likely curtail space demandawth, but the lack of excess supply is expectedeip
maintain healthy property fundamentals with divege across property sectors and regions. In general
REITs have long-term leases to help protect thainiag streams. Many REITs benefited from multiple
strong years and have repositioned their portfafits stronger markets (Europe) to weather any dtown.

WPC appeals to income oriented investors seekiligbte, consistent returns with low risk. While the
REIT business has grown at a compound rate of 2486 the last seven years, WPC retains a low vifiatil
profile. The firm is focused on compounding investiollars rather than generating high internal gaié
return, which is difficult with REIT lease holdingeriods averaging 18.8 years. The four REIT program
have over 120,000 investors with an average investisize of $30,000. The majority of their retaivéstors
are “baby boomers” desiring income investment MekicThis segment of the US population will expand
through 2012 and reach 50,000 million persons aftéch the rapid growth will cease (see AppendiXXI

Capitalization rates have increased and are hehidgdr. WPC's market risk is spread over many non-
correlated industries in the US and Europe. Algiothe firm may suffer a short-term decrease irh cas
flows, it is well positioned to withstand a downuVith 30% of WPC's revenue generated outsidduiBe
foreign currency appreciation should help offsetgilole decreases (5-10%) in US asset valuation.

In 2007 WPC completed a corporate restructuringiwviimplifies the K-1 for shareholders. The elintioa

of mechanical restrictions should help broaden VWPi@vestor base and benefit the company’s market
valuation. In addition, the firm is presently catesing methods to alter the flow of earned feemftbeir
asset management business to WPC that will loveér tlorporate tax burden.

Sector and Regional Analysis
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WPC’s main source
of revenue growth,
Assets Under
Management is
expected to increase
steadily from $8.5
billion to $12.1
billion in FY11

WPC has a significant proportion of its assetshia $tronger performing industrial, warehouse, affideo
sectors and lower exposure in the retail space evherdamentals have turned negative (Appendix XXIV)
Approximately 87% of its revenues stem from indiastwarehouse/distribution and office propertid&2C
owned real estate portfolio consists of 181 proeenvith 109 tenants. Overall vacancy rate is 3.8%e
largest tenant sectors include industrial 49.3%ehause 29.3%, and office 12.7%, with retail only%.
The CPA REIT programs consist of 677 propertiehwlif9 tenants. Overall vacancy rate is .007%. The
largest representative sectors are industrial 35dfite 25.8%, warehouse 20.6% and retail 7.8%erQle
last five years, WPC has divested of a portiontefrétail and leisure/entertainment holdings inofaof
healthcare, cargo and transportation related ptiegdisee Appendices).

European Focus

We project that WPC will continue and increase gitshal focus, particularly in Europe. Commercial
property markets in Europe are projected to swfetilder and shorter duration soft period than USkets

as per the European real market consultant kingg&si outlook report and the analysis made by the
Economists. WPC already has substantial experi@ndecontacts within European real estate markieishw
will enable them to fully capitalize on these oppaities. Rising interest rates and seizures inGMBS
markets may increase the attractiveness of sadel@ek arrangements, while strong occupier demadd a
business fundamentals make European commercia¢seate a more attractive investment for WPC. &Vhil
the US has a mature sale-leaseback market, Eutifiggas high levels of owner-occupied commercizglir
estate with a large and growing market for saledback arrangements

Financial Analysis

Revenues & Earnings

After a surge in structuring revenue in 2007, wpeet WPC's revenues to fall 14% in 2008 and thenvgat
an 8% annual rate from 2008 through 2011. Upweaads in revenue growth are expected to contintie wi
annual variation in the timing of several reventrteaans. As we saw in 2008, these streams relate to
structuring revenues and deferred revenues suioj@eirformance thresholds in the CPA REITs and the
timing of new acquisitions. The lumpy nature of @I®investment management business will lead to a
revenue decline in 2008, but this is a growing bess for WPC.

Within the Investment Management operation, thaldishment of CPA-17 in FY08 will be the drivingée
in the increase in WPC’s main source of revenuavtiroAssets Under Management (AUM). AUM is
expected to increase steadily from $8.5 billio$1@.1 billion in FY11 as new properties are acqlire
CPA-17 & CPA-16. Importantly, due to WPC’s busimssructure most of these revenues will be received
lumpy payments over the next three years. We gréjwestment Management revenue will decline from
$161 million in 2007 to $117 million in 2008 befogeowing at an 8% rate through 2011. Following the
patterns set by previous CPAs, we expect CPA17e®tiits hurdle rates in FY10 of 5.0% and 6.0% for
structuring and acquisitions fees, respectively.N&ee modeled this situation, taking into accobat t
recognition of accrued deferred revenue of aboliti$llion from CPA-17 during FY10. We model 2011,
our terminal year, as a normal year with averagel$eof structuring and deferred revenue flowingtiyh
WPC's income statement.

Revenues from the WPC’s Real Estate Operationalspeexpected to continue in a strong, upward tiend
spite of overall economic weakening. We projegeraie from owned assets to expand 10% in 2008tand a
an 8% rate from 2008 through 2011. This is pdytidie to the increased revenue expected fromdiadyn
formed subsidiary, Carey Storage, which is the gninasset base expected to grow. We expect 3-4% of
these annual gains will come from step-ups embedudesisting leases, based on CPI.

Lease income and asset management fees for the &BAsinerable to reductions in asset values esgtk
default. Although we do anticipate some impairmenasset values as a result of the current creditah
and weakness in the commercial real estate mddate revenues should be protected as long-tersedea
serve as a hedge against negative asset valuedtimts. Further, we anticipate increases in assees
from new acquisitions in CPA17. This should péigtiaffset these impairments, while also increasing
WPC'’s asset base.

Overall FFO growth is expected to decline to $2rBEY08 due to the lumpy payment scheme in the
Investment Management Division, but will increasé&®2.87, $3.47, & $3.42 in FY09-FY11 as CPA-17
meets its performance criteria in FY10 and AUM engsa  These increases in FFO are also dependent on
WPC'’s ability to acquire additional properties fhe CPA REITS, while accruing attractive fees om th
structuring, managing, and disposition of thesg@erties. WPC management is very experienced in
structuring sale-leaseback deals in the UniteceStamd Europe and has been successful in increthsing
global diversification. We anticipate continuedgth in the European markets where a much greater
proportion of commercial real estate is owner-ogatdiphan in the US. Disruption in the credit maske
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Based on CPA-17's
new performance
fee structure of 10%
of OCF, fees from
CPA REITS are
expected to
increase...

This debt/asset ratio
of about 63.5% is
low compared to the
usual recent
industry leverage on
real estate at 80%

makes sale-leaseback transactions a more attrdictarecing option for companies less able to r&isels on
the capital markets at attractive rates.

Cash Flow

We expect WPC to generate $109 million from nebme and depreciation in 2008. About $21 million of
this will be used for the after-tax cost of the SE&tlement and another $21 million will go to grtive
structuring revenue and deferred acquisition regereceivables that will turn into cash in futureasse
WPC will also use $50 million of cash flow in 20@8 taking management income in the form of CPA
shares. We expect the company will use about $##®mto invest in fixed assets and will return %9
million to shareholders in dividends and share lagib As a result of these flows, we see debt asing
$116 million in 2008. Please see Figure 3 for complete cash flow model. If capital is difficudt
expensive to raise, WPC could scale back investimefited asset acquisitions and could elect teetik
management income in cash.

WPC is very dependent on a strong cash flow tolide ® pay the hefty dividend they distribute egehr.
Distributions to shareholders are expected to lweiah85 million in FY08, an 18.3% increase from FY0
This is primarily due to a one-time special divideof $.27 declared in FYO7. This dividend paycsit i
expected to decline in FY09, but will increase dilgafrom there on. In addition, WPC is completiitg
share repurchase of $40 million, with about $14ifian still awaiting repurchase in Q1 of FY08. tBe&en
dividends and share repurchase, WPC is returnifgrdilion to stockholders in 2007 and $99 milliam i
2008. These large increases in cash flow outlasshtreholders indicate the strength managementhhts
business structure.

Principal payments and interest expense also hdaega impact on cash flows. In FYQ7 interest eéqee
was approximately $21 million. This amount is exted to increase as WPC taps their credit fadlitiad
adds new mortgages to finance principal and ballommtgage payments, in addition to new properties.
However, WPC's effective interest rate is projediediecline in FY08 as fixed mortgage rates benwfC

in a rising interest rate environment (primarilyedw the credit crunch). See Appendix (Dlebt Schedule)
for further detail.

Another strain on WPC's cash flow is the large jporof fees that WPC receives in the form of sharabe
CPAs, rather than as cash. This has a negativecingmaoperating cash flow. In FYQ7, this amounted
$55.5 million, of which approximately $11 milliorame from deferred performance fees due to CPA-16
meeting its performance criteria. We expect thimant to decline slightly to $50.4 million in FY08.0n

the other hand, these shares do generate casé farth of distributions from the CPA REITS. Wepext

the net effect of the investment in the CPA REISSontinue to be a drag on cash flow until onehef t
REITS enters a liquidity stage and is required dgaut its NAV to shareholders. Based on CPA-1&w n
performance fee structure of 10% of OCF, fees f&P@ REITS are expected to increase as the perfar@an
fees (which are fully paid for in shares, not casttyeases slightly in comparison to previous CPAR
structures. See Appendix XllII for the impactsticbuld have on fees, and therefore on cash flows.

Principal and balloon payments of $51 million axpexted to come due in the next two years. WPCldhou
be able to refinance most of their balloon paymelnig principal payments will have to be made tiglou
cash available.

On a strong note, WPC’s Real Estate Operation®mee is a stable source of cash to sustain sortfeeof
firm’s cash needs. Furthermore, they have onlyl &&2.7 million of their $250 million credit fadi as of
FYO7. With attractive interest rates pegged tealiding LIBOR rate, this credit facility will alle WPC to
finance their cash needs at rates lower than theitgage debt.

Balance Sheet & Financing

WPC has a strong balance sheet wéhl assets that havappreciablevalue. The balance sheet is also
conservatively leveraged at a debt/equity level@B%. At the end of FY07, they were investedpwards

of $1 billion in assets (real estate, equity inl esdate, and financing leases), with only $638iomnilin debt.
This debt/asset ratio of about 63.5% is low comgdoethe usual recent industry leverage on reatesit
80%. This debt has a weighted average interestafa6.3% on fixed rate debt and 5.9% on variabte r
debt. Interest coverage is strong with EBITDA mtran 6.7X interest expense, while anticipatedrase
coverage is 5.6X for FY2008. The majority of thertgage loans are variable rate with eventual ballo
payments, presenting interest rate and credit rhaikks. However, the overall low level of leveeag
combined with a lack of direct reliance on the CMB&rket puts WPC in a relatively strong positiohini
the industry. Due to mortgage interest rates miljnpegged to LIBOR which is trending downward,dan
rents primarily pegged to CPI which is trending apsy we anticipate increased earnings in the dkam
(see Appendix XXII). Increased spreads over LIBORnew mortgages and balloon mortgages that meist b
rolled over in the near future are anticipatedltmiaeate this temporary benefit. WPC has a spikballoon
payments due in FY2009; however, we anticipatdlg functioning credit market at that time. If his not
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The inability of
CPA-17 to raise
funds for
acquisitions is one
of the biggest risks
to our price target

the case, WPC will still be able to lean on créaliilities for support, especially since they canso at lower
interest rate than the current mortgage interast lWPC’s strong balance sheet and solid crediofyisare
expected to provide continued access to creditlatively low interest rates. Combined with atdrg of
financing their mortgages directly through banks, project the firm will have sufficient access apital to
refinance the balloon mortgages due even in the t&an while credit markets remain difficult. See
Appendix 1V, VI and XXIl —Balance Sheet, Debt 8dale,LIBOR/CPI graph.

Investment Risks to the Buy Recommendation

W.P. Carey's “Independent Investment Team” is not & independent.

WPC has spoken publicly about its investment temeambers independent of WPC who specialize in the
arrangement of private financing for companiesngrily in in net lease transactions. However, &ech
found 2 members of this Investment Committee ateadly employed by WPC. George E. Stoddard and Dr.
Karsten von Koller have been employed at WPC sli®d® and March 2004 respectively. The lack of true
independence could lead to a conflict of intenestorking on potential deals for the company. Hoeeve

the CPA REITs have historically had excellent nesuwith this structure.

CPA Share Haircut

Two things have caught our attention regardingeshaf the CPAs. The first is found the CPA 17 peasips.
In Appendix XXVII we show a section from the CPA fifbspectus that shows financial planners collactio
of a 10% selling expense to clients. This is apstesrcut on investments and could be giving invesless
than they bargained for. Nevertheless, CPA REIW® leeen very successfully sold in the past.

CPA 17 will now receive performance fees as a pem@ge of Operating Cash Flow, not AUM.

WPC's CPA 17 fund will now be receiving performariees based on Operating Cash Flows. We believe
WPC will continue to take a portion of these faeshares of the CPA. Although this could be more
beneficial to the company as a whole it ties WP Ceamiato the performance of the REIT. Should protdem
arise with the REIT, WPC could be affected morentifidees were collected off AUM. However, longpmn
leases usually represent highly stable cash flows.

WPC European business operations are subject to kfrom effects of foreign currency exchange rates
and are subject to economic conditions and laws tiie countries they operate in.

WPC manages foreign exchange risk by placing listtiébt obligation to the lender and the tenaetsal
obligation in the local currency. WPC typically ssemuch higher leverage ratio on internationalsdea
the local currency debt serves as a natural hextged company. However, there are some dealathat
paid in equity which is not hedged leaving WPCdme level of FX risk. The US sub-prime mortgagd an
real estate crisis have affected the European ecpndlevertheless, the European outlook remaingipes
Also, WPC is subject to the local laws of the atbas they participate in. A recent example of thishe
retail industry in France, involves two new lawkdl' Royer” and “Loi Raffarin”) that limit the numbef
newly constructed supermarkets over 300 squarersnet&rance. A similar law exists also in Polaile
view this as a risk to WPC'’s overall growth dugte limit it puts on an industry they currently ogte in
with Carrefour SA. However, this could also be apartunity for WPC if they are able to get more tcacts
for Carrefour’s real estate.

WPC & Carey Financial are subject of an ongoing SEGnvestigation.

W.P. Carey has been involved with an ongoing SB@stigation regarding the sale of shares from RAC
15 in late 2002. Although the company reached@r#iBlion agreement the settlement is still undariew
and WPC could be subject to further charges. WRGg®ized an $8.9 million tax credit resulting imet
charge of approximately $21 million. However, weicipate the SEC accepting the settlement.

WPC may have trouble raising capital for and maintaning historic returns in its CPA 17 fund.

Current turmoil in the markets may impede CPA1B8ity to raise capital by selling shares. CPAHad
raised approximately $40M on February 28, 2008at Thsignificantly behind fundraising at this stag the
previous two CPAs. (See Appendix XIV for CPA 17 diimg projections)

Default by tenants is a substantial risk to WP@\g&enues and asset values. Our analysis of tefaantdich
credit ratings have been assigned by S&P reveatslie average risk of rated firms directly owngd/tPC

is BBB, while the average credit grade in eachhef three active CPAs is BB+. In addition, the agera
credit rating of rated companies in the group ashale is BB+. This validates the internal cred#kr
analysis performed by WPC on unrated companiess ififhouse credit analysis allows the identifioatof
companies with better credit prospects than mayshmavn in their external ratings, improving WPC'’s
profitability. However, we have projected slowapital accumulation and anticipate strong overtlant
performance due to historic good returns and thgeix-house credit analysis.
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Appendix VII: Valuation Overview
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NYSSA Date: March, 11 2008

Appendix VIII: Sum of Parts and P/FFO Valuation
Eirm-Wide Valuation - P/IFFO

2007 A 2008 E 2008 E 2009 E 2010E 2011E
EY 1stQ 2nd Q 3rdQ 4th Q EY EY EY EY
EFO
Net Income $ 79,252.0 $ 22,1326 $ 22,755.3 $ 22,2186 $ 23,3242 $ 90,430.6 $ 92,150.3 $ 116,455.8 $ 114,513.1
+ Depreciation 14,236.0 4,271.7 4,349.9 4,428.2 4,506.5 17,556.4 18,621.4 19,280.1 19,735.7
- Gain/ + Loss from sales of depreciable real estate 15,486.0 - - - - - - - -
+ Amortization 11,307.0 906.7 906.6 906.7 906.6 3,626.6 3,547.4 3,479.5 3,425.7
+ Straight - line Rent 2,972.0 600.0 600.0 600.0 600.0 2,400.0 2,400.0 2,400.0 2,400.0
+ Provision for SEC Settlement
- Gain/ + Loss from sales of securities (3,114.0) - - - - - - - -
+ Impairment losses related to depreciable property 3,334.0 - - - - - - - -
+ Adjustments for minority interests - consolidated affiliates 4,143.0 150.0 150.0 150.0 150.0 600.0 600.0 600.0 600.0
FFO $ 1276160 $ 280609 $ 287619  $ 283034 $ 204873 | $ 1146136 $ 117,3190| $ 1422154 $ 1406745
FFO - per share (basic) $ 3.35 $0.74 $0.76 $0.75 $0.78 $3.02 $3.09 $3.74 $3.70
FFO - per share (diluted) $3.20] $0.70 $0.72 $0.71 $0.74 $2.87, $2.94 $3.57, $3.53
Industry P/FFO Multiple 10.7x
WPC - Total FFO (2008E) $2.87
[Price per share $30.87]

REIT Il Valuation - P/FFO

2008 E 2008 E 2009 E 2010E 2011E
EY 1stQ 2nd Q 3rdQ 4th Q EY EY EY EY

FFO
Net Income $ 42,4440 $ 92367 $ 9,424.8 $ 97720 $ 10,6195 $ 39,053.0 $ 43,1148 $ 44,289.9 $ 48,300.1

+ Depreciation & Amortization 21,364.0 4,132.3 4,210.6 4,288.9 4,367.2 16,999.0 17,984.7 18,575.6 18,977.4

+ Straight - line Rent 2,972.0 600.0 600.0 600.0 600.0 2,400.0 2,400.0 2,400.0 2,400.0

- Gain/ + Loss from sales of depreciable real estate (15,486.0), - - - - - - - -

- Gain/ + Loss from sales of securities (3,114.0) - - - - - - - -

+ Impairment losses related to depreciable property 3,334.0 - - - - - - - -

- Adjustments for minority interests - consolidated affiliates 1,409.0 400.0 400.0 400.0 400.0 1,600.0 1,600.0 1,600.0 1,600.0
FFO $ 52,923.0 $ 14,369.0 $ 14,635.4 $ 15,060.9 $ 15,986.6 $ 60,052.0 $ 65,0995 $ 66,865.6 $ 712775
FFO - per share (basic) $1.39 $0.38 $0.39 $0.40 $0.42 $1.58 $1.71 $1.76 $1.88
FFO - per share (diluted) $1.33] $0.36 $0.37 $0.38 $0.40 $1.51] $1.63] $1.68| $1.79
Industry P/FFO Multiple 10.7x
WPC - Total FFO (2008E) $1.51

|Price per share $16.17|

Investment Management Valuation - P/E

EY 1stQ 2ndQ 3dQ 4thQ EY EY EY EY
Investment Management Net Income $ 36,808.0 $ 12,895.9 $ 13,330.5 $ 12,446.6 $ 12,704.7 $ 51,377.6 $ 49,035.5 $ 72,165.8 $ 66,213.0
Net Income - per share (basic) $ 0.97 $ 0.34 $ 0.35 $ 0.33 $ 0.33 $ 1.35 $ 1.29 $ 1.90 $ 1.74
Net Income - per share (diluted) $ 0.92 $ 0.32 $ 0.33 $ 0.31 $ 0.32 \ $ 1.29 $ 1.23 $ 181 $ 1.66
Industry P/E Multiple 15.8x
WPC - IM EPS (2008E) $1.29
|Price per share $20.34|

Source: Company Documents, Student Estimates
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NYSSA Date: March, 11 2008

Appendix X: Dividend Discount Model
Dividend Discount Model

2011E

EY 1stQ 2ndQ 3rdQ 4thQ EY EY EY EY
FFO $ 3.201 $ 0.704 $ 0.721 $ 0.710 $ 0.740 $ 2.875 $ 2.943 $ 3.567 $ 3.528
Dividend 1.878 0.482 0.487 0.492 0.497 1.958 2.038 2.093 3.528
Payout Ratio 58.67% 68.48% 67.51% 69.30% 67.20% 68.11% 69.26% 58.67% 100%
DDM = =]
Dividends $ 1.958 $ 2.038 $ 2.093 $ 3.528 Risk free rate (Rf) 4.09%
Market Risk Premium (Rm-Rf) 9.8%
Equity "levered" Beta (BI) 0.64
Terminal Value $ 48522 Equity Cost of Capital (Ke) 10.3%
Growth Rate (perpetuity) 3.0%
PV of Dividends $ 1.776 $ 1.676 $ 1.561 $ 35201 Historical Dividend Growth 3.1%

|Price $ 40214 |
Source: Company Documents, Student Estimates
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Date: March, 11 2008

Appendix XI: Net Asset Value Analysis

W. P. Carey & Co. LLC.

NAV Estimate 4Q 2007

NAV per Share $48.18
Forward 12 Month NOI 117,706
Less: Straight-Line Rent (2,400)
Less: Capital Expenditures (7,600)
Forward 12-Month Cash NOI 107,706
Nominal Cap Rate 6.64%
Real Estate Value $ 1,622,328
Management Income 51,378
Multiple 15.0x
Value of Management Income $ 770,664
Gross Asset Value $ 2,392,993
Secured Credit Facility $ 35,581
Unsecured Credit Facility $ 88,700
Mortgage Notes $ 223,410
Accounts Payable $ 59,445
Accrued Taxes $ 65,152
Total Debt $ 472,288
Net Asset Value $ 1,920,705
Shares Outstanding 37,988
Options 542
Fully Diluted Shares Outstanding 39,868
|Net Asset Value/ Share $ 48.18 |
|Current Common Stock Price $ 30.73 |
|Premium/ Discount to NAV (36%)|
|Current REIT Market Price/NAV Premium * (16%)]
|Target Price $ 40.47 |

* Provided by Green Street Advisors

W.P Carey LLC Dec. 31, 2007 Cap. Rate

WPC National Cap Rate
Retail 8.00% 6.5%
Warehouse/ Distribution  15.00% 6.9%
Office 34.00% 6.3%
Industrial 38.00% 6.9%
Other. 5.00% 6.4%
TOTAL 100.00%
Implied Cap. Rate 6.64% 6.40

*Cap. Rates Provided By Real Capital Analytics

Source: Company Documents, Student Estimates

NYSSAINVESTMENT RESEARCHCHALLENGE STUDENT RESEARCH

22



NYSSA

Date: March, 11 2008

Appendix XIlI: Green Street Advisors- Price Premiumto NAV Graph

REIT Share Price Premiums to Green Street NAV Extgm
January 1990 — February 2008

Source: Green Street Advisors
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Appendix XIV: Forecasted Acquisitions & CPA-17 Fundng
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Asset Management Revenue

Appendix XV

€19'7e1

801989 §
§790'65$

9'S0£'6T2'E
0'000'05T'ZT$

00

0°000'006
0°000'06
0000018
0'000'052'TT$

T10¢/TET
TN

I

00
£'€/9'T-

€80'6CT

§oesvL §
§795'5$

9'S0€'607'7
0'000'052'1T$

00

0°000'006
0°000'06
0°000'0T8
0'000'05€'0T$

0102/TE/CT
dvaA

30102

£€L9'9T
L'920'%T

9'L8

gLE §
0'6.8'67$

9'G0€'665'T
0°000°05€'0T$

00
0°000'000'T
0°000°00T
0°000'006
0°000°05€'6$

6002/1E/CT
dv3A

36002

€687 § |%PIT0 %SZT0

1'965' 1'965' 8'6v'T 7679 867 00
1965 61T 9008 ¥'yey 86T 00
896'/8 106'2¢ 1.1 9812 Sy'Te 6GL'L€
9686cr S 7EIg0T $ 708L0T S vIror 3 7erIr 3
8'896'77$ G/89'TT$ 906E'TT$ 8€60'TT$ 6'96.'0T$ 0'68€'9€$
9'50€'669 9'50€'669 v'761'88Y £€80'LLC 0'05'8TT 00
0000°05€'6$ 0'000'05€'6$ 000571168 0'000'G/8'8$ 0'005'2£9'8$ 0" 00000788
00 00 00 00 00 0'0SE'Sy
0000°056 0'005'L€2 0005'L€2 0'005'2€2 0'005'2€2 0'€0T'SET'T
7769062 6'88€'9C 6'88€'97 1'99T'6L 0'05.'8TT 0'€0T'SET'T
9'50€'669 TTIT'TIC TTIT'TIC £€6'85T 0'0SL'8TT 00
0°000°00%'8$ 0'005°2TT'6$ 0'000'G.8'8$ 0'005'2€9'8$ 0'000'00'8$ 0'L2'01€'L$
800¢/TENRT 8002/TECT 800/0€/6 8002/0€/9 8002/T€/E L00Z/TERT
TN OHLY ade ane 0IST EERETN
38002 3800« 1002

%Se1'0

3NUBNBY PaLiajaq paniody
3NuBNaY paLiafeq

anuanay
394 30UBWIOYAd /T-YdD | 934 8oUBWIONAd
994 Juawabeuepy
1T-YdD Juawabeueyy Japun slassy
aoueleg Buisol) - Juawafeuely Japun slessy
suoisodsiq el

suomsinbay [ejo

SI8L0 B 9T ¥dD
LTYdd
suomsinbay [ejo
d2uefeg Buluado -Juawabieue)y Japun siassyY

(spuesnouy ui ¢)

anuaay Juawabeuep 1assy

0711 009 fa1e) d M.

fa1ed dM

Source: Company Documents, Student Estimates

26

NYSSAINVESTMENT RESEARCHCHALLENGE STUDENT RESEARCH



NYSSA

Date: March, 11 2008

Appendix XVI: WPC'’s Market Positioning

W.P. Carey LLC — Industry

Source: Company Documents, Student Estimates
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Appendix XVII & XVIII: SWOT Analysis & Porter's 5 F orces

Bargaining Power of Suppliers:
Medium
Growing need for capital
Quality management
important
Ability to consummate deals
on timely basis necessary
Decreasing underlying asset

value
Higher supplier switching
costs

Barriers To Entry: Medium
High Capital Requirements
Credit Worthiness Important
Experience in structuring
finance deals essential

Industry Competitors: High

Many domestic and global,
large and small players
High diversity of competitors
Moderate brand identity
High Exit Barriers

Bargaining Power of Buyers:High
Many large and small investors
Investor appetite to yield
Low investor switching cost.

Source: Company Documents, Student Estimates

Threat of Substitutes: High
Many large and small investors
Investor appetite to yield
Low investor switching cost.
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Appendix XIX: Baby Boomer Population

Baby Boomer Population and Growth
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Source: US Census
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Appendix XX: WPC & CPA Tenant Credit Ratings
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Source: Company Documents, Standard & Poors.com

Appendix XXI: Markit — CMBX Spreads

Source: Markit.com
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Appendix XXII: CPI vs LIBOR
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Source: US Government, British Bankers™ Association
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Appendix XXIII: Comparisons of CPA Fee Structures

NYSSAINVESTMENT RESEARCHCHALLENGE STUDENT RESEARCH

32



NYSSA

Date: March, 11 2008

Source: Company Documents

Appendix XXIV: U.S. Properties by Geographic Region

US Properlies by Geographic Region
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Source: Company Documents
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Appendix XXV: Sale Leaseback Structure

Sale Leaseback Structure

Property Trustee

- private equity

- investment bankers
- corporations

Sale

Equity

Commercial
Real Estate
Property

BANK

Sale-leaseback transactions provig< tenants

Mortgage

while retalning operationntrol of the properties. WPC's

properties are triple-net-leased, so tenants amorsible for all taxes, maintenance, insurancg ofimer expenses that arise from the use

of the property. This arrangement is attractiveettants desiring to improve their balance sheetkjae debt, or free capital for expansion.

Source: Company Documents

NYSSAINVESTMENT RESEARCHCHALLENGE STUDENT RESEARCH

34



NYSSA

Date: March, 11 2008

Appendix XXVI: Common Stock - YTD Returns for WP@kaComparables (Excluding dividend yield)

YTD Total Return
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Source: Company Documents
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Appendix XXVII: CPA- 17 Share Hair Cut
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Disclaimer:
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