SEB Immolnvest

Annual Report
as of 31 March 2011




Table of Contents

Editorial

The SEB Immolnvest Open-ended
Real Estate Fund

Investment Strategy

Opportunities and Risks of
Open-ended Real Estate Funds

Risk Management
Real Estate Markets — An Overview
Results of the Fund in Detail

Structure of Fund assets
Liquidity

Suspension of unit redemption
Distribution

Investment performance
Income components

Overview: Returns and Valuation
Portfolio Structure

Overview: Letting and
Remaining Lease Terms

Changes to the Portfolio
Outlook
Development of Fund Assets

Condensed Statement of Assets

Regional Distribution of Fund Properties

Statement of Assets, Part I:
Property Record

Cover picture: 167 Quai de la Bataille de Stalingrad, Issy-les-Moulineaux, France

2 | SEBImmolnvest

1

13

13
13
14
14
14
16

17

18

21

23

27

28

30

36

38

Statement of Assets, Part Il:
Liquidity Portfolio

Statement of Assets, Part lll:
Other Assets, Liabilities and Provisions,
Additional Disclosures

Statement of Income and Expenditure
Application of Fund Income

Auditors’ Report

Tax Information for Investors

Bodies

Graphics

Geographical distribution of properties
Types of use of Fund properties

Economic age distribution of Fund properties
Remaining lease terms

Allocation of Fund properties by value class
Tenant structure by sector

65

67

70

74

75

76

86

18
18
19
19
19
20



167 Quai de la Bataille de Stalingrad, Issy-les-Moulineaux, France

SEB Immolnvest at a glance as of 31 March 2011

Fund as a whole
Fund assets EUR 6,408.1 million
Total property assets (market values) EUR 7,420.4 million
thereof held directly EUR 4,247.7 million
thereof held via real estate companies EUR 3,172.7 million
Total Fund properties 1490
thereof held via real estate companies 459
thereof under construction 2
Changes during the period under review 1 April 2010 - 31 March 2011
Additions 42
Purchases? 42
Disposals 4
Sales® 4
Letting rate (estimated gross rental)® 88.5%
Letting rate (estimated net rental) 89.0%
Net outflow of funds in the period under review 1 April 2010 -31 March 2011 EUR 190.6 million
Distribution on 1 July 2011 EUR 229.0 million
Distribution per unit EUR 2.00
Unit Class P: income tax-free portion held as private assets EUR 1.2950
Unit Class P: portion liable to income tax held as private assets (investment income tax base) EUR 0.7050
Total property return® for the period 1 April 2010 -31 March 2011 * 2.9%
Liquidity return? for the period 1 April 2010 - 31 March 2011 * 0.8%
Investment performance® for the period 1 April 2010-31 March 2011 * 1.9%
Investment performance® since Fund launch * 236.9%
Unit value/redemption price EUR 55.97
Issuing price EUR 58.91
Total expense ratio Unit Class P (TER)* 0.70%
Total expense ratio Unit Class | (TER)® 0.69%

Y Two companies do not hold any property.

2 Two companies do not hold any property.

3 Purchases comprise properties for which purchase contracts were signed during the period under review, regardless of whether these properties were also added to the
Fund during this reporting period.

¥ Sales comprise properties for which sales contracts were signed during the period under review, regardless of whether these properties were also recorded as disposals dur-
ing this period.

% The estimated gross rental corresponds to the estimated net rental plus incidental expenses.

% Based on the Fund’s average directly and indirectly held property assets financed by equity.

”) Based on the Fund's average liquid assets.

8 Calculated according to the BVI method.

% Total costs as a percentage of average Fund assets within a financial year, calculated on 31 March 2011

* The return figures were not included in the audit for which the Auditors’ Report was issued.

This Annual Report and the Sales Prospectus available separately are to be handed to investors in SEB Immolnvest units until the publication of the next Annual Report as of
31 March 2012. Following its publication, the Semi-annual Report must also be provided during sale.

Unit class P Securities Code Number: 980230 ISIN: DE0009802306 Launch date: 2 May 1989
Unit class | Securities Code Number: SEBIAV ISIN: DEOOOSEBIAVS Launch date: 1 December 2009
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Dear investor,

With an annual return of 1.9% as of 31 March 2011, SEB Immo-
Invest again clearly exceeded the average results for the
universe of all open-ended real estate funds thanks to its
good properties, high tenant credit quality and focus on
the right locations. The Fund has generated a performance
of 3.5% p.a. over the past three years, vigorously proving its
reliable earnings power as a conservative investment in a
demanding market environment.

Financial year 2010/2011 was dominated by the reforms
introduced by the Anlegerschutz- und Funktionsverbesse-
rungsgesetz (AnsFuG — Act to Increase Investor Protection
and Improve the Functioning of the Capital Markets), which
contains, among other things, new regulations for open-ended
real estate funds. The production of a discussion paper on
this law written by the German Federal Ministry of Finance
led to massive redemptions of units throughout the industry
at the beginning of May. As a result, SEB Immolnvest and
other open-ended real estate funds were forced to suspend
unit redemption to protect their investors. The initial period
of three months for the suspension of unit redemption, which
took effect on 6 May 2010, was extended. The goal is to re-
open SEB Immolnvest before the end of 2011.

The Fund management sold the first few properties in recent
months in order to generate the liquidity needed to re-open

4 | SEBImmolnvest

Editorial

Barbara A. Knoflach,
Siegfried A. Cofalka,
Choy-Soon Chua and
Axel Kraus

the Fund. Since the beginning of the financial year, four prop-
erties in Germany, Italy and Belgium with an aggregate market
value of EUR 218 million have been sold for EUR 228 million.
This means that the total sale price exceeded the current mar-
ket values by almost 5%.

Two development projects were added to the Fund in finan-
cial year 2010/2011-the office building in Issy-les-Moulineaux
was completed at the beginning of 2011, while the property
in Paris is still under construction. One property in China, for
which a sales contract was signed in the last financial year,
was recorded as a disposal from the Fund. As a result, the
portfolio as of 31 March 2011 was broadly diversified across
147 predominantly modern properties in 18 countries.

SEB Immolnvest was, is and will remain a conservative real
estate fund. The Fund is one of the best open-ended real
estate funds from a long-term risk/return perspective accord-
ing to an Investment Property Data (IPD) study published in
2010. This excellent assessment is based on the portfolio’s
high quality, the Fund's long-term investment strategy and
its professional management - solid foundations for sustain-
able future performance, too.



The SEB Immolnvest Open-Ended Real Estate Fund

Open-ended real estate funds are enjoying high demand
among private and institutional investors alike, and are
increasingly being used in strategic asset planning for the
purposes of systematic risk diversification. Due to the low
fluctuation of their unit price, their stable distributions and
their low correlation with equities and bonds, open-ended
real estate funds have become an important component
of asset accumulation and retirement provision.

SEB Immolnvest is an open-ended real estate fund based on
the total return approach and is therefore suitable for invest-
ors with a medium- to long-term investment horizon. The
Fund is geared towards investors who are looking for an
income-oriented, low-risk investment with tax-free income
components. lts high level of stability means that the open-
ended real estate fund can also be used for investing guar-
antee assets. With the approval of the guardianship court, it
can also be used to invest ward money.

In accordance with its investment objectives, emphasis
is placed on stable price development and efficient risk
management. Through its fund, portfolio and real estate
management activities, including commercial and technical
building management, the Fund leverages potential value
growth in the areas of property letting, restructuring and
disposals.

The Fund management company combines a top-down
approach to strategic asset allocation with bottom-up
elements in the selection of properties.

By investing in a range of domestic and international loca-
tions and different types of use, the Fund management

company achieves a balanced risk distribution and above-
average performance. This approach is based on the follow-
ing investment philosophy:

« Internationally diversified, market-oriented investment
strategy

 Focus on high-quality properties in major cities (A loca-
tions) and regional centres (B locations) with a view to
insulating the Fund from market movements and increas-
ing stability

« Early entry into growth markets

» Transparent investment decisions

« Intensive, individual tenant support

 Active portfolio management and continuous quality
assurance and portfolio maintenance

In order to diversify risk more effectively, SEB Immolnvest
has been exploiting market opportunities outside Germany
since 1995. It invests primarily in the member states of the
European Economic Area and North America. SEB Immo-
Invest has also been investing in selected markets in the Asia-
Pacific region since 2006. To ensure the marketability of the
properties, the Fund management company determines the
volume of individual investments on the basis of market
liquidity.

Key considerations in each investment decision are the cap-
acity of a property to generate sustainable income, as well as
ensuring a diverse, economically sound tenant structure.
The combination of regional diversification, the wide range
of lease terms and of tenants with excellent credit ratings
and the balanced age distribution of the properties ensures that
the Fund's property assets have an optimal risk/return profile.

Lérracher Strasse 16/16a, Freiburg, Germany
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Investment Strategy

SEB Immolnvest is designed as a traditional total return fund
with a global investment approach. Accordingly, its primary
aim is to achieve a stable cash flow on the basis of a balanced
risk/return ratio.

The risk/return profile is continually optimised through strate-
gically structured diversification of the portfolio, particularly
with regard to markets, the mix of locations and tenants, and
property sizes.

In the process, the Fund management company consciously
exploits market cycles. For example, investments in office
markets that are currently impacted by recession can offer
above-average future growth potential if the respective market
forecasts point to positive growth prospects. At the same
time, the Fund management company adds properties in
established, stable markets with high liquidity to the mix to
ensure an appropriate balance between growth in returns and
risk minimisation. Because of the comparatively low volatility
of its returns by international standards, the German real
estate market in particular offers high stability. Accordingly,
German properties represent a key component of a diversified
portfolio.

Top-down/bottom-up approach

Regional diversification is based on analyses of macro-eco-
nomic development at locations with good growth prospects
or stable long-term economies (top-down approach). These
analyses also form the basis for decisions to move into new
locations. At present, the Fund management company is
actively focusing on new regions on the West and East Coast
of the USA and on selected locations in Asia. The main types
of use are the office, retail and logistics segments.

The quality of the individual properties is an important crite-
rion in all purchase decisions, as it is a key factor in ensuring
reliable income and stable market values. In line with this, the
letting situation and future prospects of each property are
examined in detail in advance, as is the property's contribution
to the spread of lease expiration terms and the tenant mix
within the portfolio as a whole (bottom-up approach).

Loan and currency portfolio management

Loans are used primarily to ensure maximum tax efficiency and
to hedge exchange rate risks. In order to minimise negative
leverage effects as far as possible, fixed interest rate periods
and the final maturity of loans must be aligned carefully with
the planned holding period of the properties, letting rate trends
and expected interest rate developments.

6 | SEBImmolnvest

For SEB Immolnvest, the Fund’'s management pursues a low-
risk currency strategy. Properties held directly or indirectly
outside the eurozone are hedged by taking out loans in the
same national currency and through forward currency sales.
Exchange rate hedging can result in gains (positive carry) but
also losses (negative carry).

The Fund management company may employ derivatives to
reduce exchange rate and interest rate risks. Derivatives are
used exclusively for hedging purposes as part of a financial
risk management strategy. Currency hedging is not deemed
necessary in non-eurozone countries where leases are nego-
tiated in euros.

Capital gains tax

In many countries outside Germany, capital gains tax is pay-
able on the sale of properties and real estate companies. It
is not possible to calculate definitively in advance how much
capital gains tax is due and when it has to be paid. The amount
varies owing to changing tax laws and to the market situa-
tion at the time of the sale. Because of this, the Fund man-
agement company sets up provisions on the basis of coun-
try-specific tax rates. In the process, the long-term strategies
for the respective country portfolio and for the individual
property or real estate company are taken into account.
Investments and divestments within individual country port-
folios are also coordinated with one another so that dis-
posals can be made in a tax-optimised manner. Detailed in-
formation on provisions for capital gains taxes can be found
in the disclosures on the statement of assets in this report.

Following the entry into force of the Investment-Rechnungs-
legungs- und Bewertungsverordnung (InvRBV — German
Investment Fund Accounting and Valuation Regulation) on
23 December 2009, provisions for deferred capital gains
taxes must be recognised in full. No adjustment may be
made for reinvestment reserves that are permitted in the
target investment countries. As a result, provisions for expected
capital gains on Belgian and Dutch properties are now also
recognised.

The provision of 35% of the nominal value of the deferred
taxes originally recognised for SEB Immolnvest, which was
based on past experience and the properties’ expected
future turnover rate, must now be increased to 100%. The
legislature has specified a transition period for this, which
expires on 23 December 2014. The provisions will be recog-
nised using the straight-line method during this period.



Opportunities and Risks of Open-Ended Real Estate Funds

As with other capital investments, investments in open-ended
real estate funds hold both opportunities and risks for the
investor. Real estate investments are long-term and income-
oriented capital investments. Investment performance depends
on a wide variety of legal, economic, tax-related, real estate-
specific and product-dependent factors.

Specific opportunities and risks of open-ended real
estate funds as a capital investment

Open-ended real estate funds invest money that is callable
in the short term in medium- to long-term real estate port-
folios. The following legal requirements have therefore been
introduced in order to protect investors:

« Every open-ended real estate fund must provide mini-
mum liquidity of 5% of the fund assets at all times in the
form of short-term liquid assets (such as bank deposits).

 Loans amounting to up to 10% of the fund assets can be
taken out to cushion high outflows of funds.

« Loans of up to 50% of the market values of the properties
belonging to the Fund can be taken out to finance prop-
erty acquisitions and to acquire equity interests. If the
costs of external capital are higher than the property

e 2o

Westendstrasse 160 - 162/Barthstrasse 24 - 26, Munich, Germany

return, this reduces the fund return (negative leverage
effect); if the costs of external capital are lower than the
property return, the fund return will increase (positive
leverage effect).

» The redemption of units can be suspended for a maxi-
mum period of two years.

In addition, the Fund management company has established
product-specific approaches tailored to specific target groups
for managing the risk of liquidity squeezes:

« Sales information tailored to specific target groups

 (Pro)active sales and investor management

« Strategic liquidity management focusing on the liquidity
ratio and the leverage ratio of fund assets

« Diversification of the real estate portfolio according to
criteria such as size, age, type of use and location to
ensure that marketable properties are available in any
market situation

 Creation of reserves for capital gains tax in accordance
with the strategically determined holding period for
properties
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Alarichstrasse 12 - 17, Berlin, Germany

In principle, the properties owned by an open-ended real
estate fund are the basis for its stability. However, real
estate income and values may fluctuate according to the
economic situation.

The return generated by the Fund also depends on develop-
ments in the cash flows from, and any appreciation in the
value of, the properties. The fund return can develop posi-
tively or negatively on the basis of market trends.

Moreover, external factors (such as the closure of other mar-
ket players’ funds) may have a substantial impact on the
Fund'’s liquidity situation.

General opportunities and risks of real estate investments
Real estate investments are subject to risks that may have
an effect on the unit value of the fund:

« Inany investment decision, political, economic and legal
risks — including those posed by tax law — should be
noted, along with how transparent and well-developed
the real estate market in question is.

« In decisions to invest outside the eurozone, the volatility
of the national currency should be taken into consider-
ation as well. Exchange rate fluctuations and the costs of
currency hedging have an impact on the property return.

 Any change in the quality of the location may have a direct
effect on the lettability and current letting situation. If the
location increases in attractiveness, lease contracts can be
concluded for higher rents; however, in the worst possible
case a decrease could mean lasting high vacancy rates.
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« Building quality and condition also have a direct impact
on the capacity of a property to generate income. The
condition of the building may require expenditures for
maintenance that exceed budgeted maintenance costs.
Investment costs required in addition may impact the
return over the short term, but may also be necessary to
achieve long-term positive development.

« Risks posed by natural disasters (such as earthquakes
and tornados) and by fire and storm damage are cov-
ered worldwide by insurance if this is possible, reason-
able from a financial point of view and objectively ne-
cessary.

« Vacancies and expiring leases can mean either earnings
potential or risk. Properties with vacancies can deliber-
ately be purchased anticyclically to realise later value
increases. Regular observation of the markets invested
in, and the implementation of measures based on this
knowledge with a view to reacting in good time to market
movements, are crucial parts of the process. At the same
time, vacancies result in income shortfalls and increased
costs to enhance the attractiveness of the property for
rental.

« The creditworthiness of tenants is also a significant
risk component. Poor creditworthiness can lead to
high outstandings and insolvencies can lead to a total
loss of income. One of the tasks of portfolio manage-
ment is to aim to reduce dependencies on individual
tenants or sectors.

The risks mentioned above are a selection. For a detailed
description of risks, please see the Sales Prospectus.



Risk Management

Risk management is a continuous, integral process that cov-
ers all areas of the business, comprising all of the measures
applied to systematically deal with risk. One of the key aims
of this process is identifying and mitigating any potential risks
at an early stage. The early identification of risk helps create
room for manoeuvre that can be used to help safeguard
existing potential for success over the long term and create
new opportunities. The risk management process estab-
lished by SEB Investment GmbH consists of risk strategy and
the identification, analysis and assessment, management
and monitoring, and communication and documentation
of risks.

In line with the relevant legal provisions, a distinction is
made between the following main risk types:

Counterparty risk

Default by a securities issuer, tenant, or counterparty could
lead to losses for the Fund. Issuer risk describes the effect of
specific developments at an individual issuer that impact the
price of a security in addition to general capital market trends.
Default by tenants is countered through active portfolio man-
agement and regular monitoring. Other measures include
credit rating checks and the avoidance to a large extent of
cluster risk in the rental segment.

Even when securities and tenants are carefully selected,
losses due to the financial collapse of issuers or tenants can-
not be ruled out. Counterparty risk comprises the risk that
the other party to an agreement will partially or fully default
on its obligation. This applies to all contracts signed for the
account of a fund, but particularly in connection with the
derivative transactions that are entered into, for example,
to hedge currency risk.

Interest rate risk

The liquidity portfolio is exposed to interest rate risk and
influences the Fund return. If market interest rates change
in relation to the rate applicable when the investment was
made, this will affect prices and yields and lead to fluctu-
ations. However, these price movements vary depending on
the investment duration. Fixed-income securities with
shorter maturities offer lower price risks than fixed-income
securities with longer maturities. By contrast, fixed-income
securities with shorter maturities generally have lower
returns than fixed-income securities with longer maturities.
Liquidity was held in current bank account balances and
securities during the reporting period.

Currency risk

If the assets belonging to a fund are invested in currencies
other than the fund currency, the fund receives the income,
repayments and proceeds from such investments in the
relevant currency. If the value of this currency falls against the

fund currency, the value of the fund declines. In principle,
foreign currency items are largely hedged as part of a low-
risk currency strategy. Thus, in addition to taking out loans
in the relevant currencies, foreign currency items are hedged
using forward exchange transactions.

Real estate risk

In principle, the properties owned form the basis for open-
ended real estate funds. However, a large number of fac-
tors can cause property values and income from properties
to fluctuate. In addition to general economic conditions,
such as the economic climate, political circumstances and
tax conditions, property-specific factors play a decisive
role. Any change in the quality of the location can affect
lettability and the current letting situation. If the attractive-
ness of a location increases, leases can be signed at higher
prices. If its attractiveness declines, however, this can lead
to long-term vacancies in the worst case. In addition, the
condition of a building may mean maintenance costs need
to be incurred, which will reduce returns in the short term,
but lay the foundations for positive development in the
long term. While vacancies and expiring leases can pose a
risk, they can also be a source of earnings potential, par-
ticularly if properties are deliberately purchased as an anti-
cyclical investment and the expected positive develop-
ment materialises. The Fund’s rental income may decline
as a result of vacancies or tenant defaults. Properties in
certain locations may become less attractive to tenants,
pushing down the rents achievable in the areas concerned.
The properties themselves may be damaged by fire,
storms, or other events. Property values may also decline
owing to unexpected contamination from past use or con-
struction defects, for example. Equity interests in real
estate companies, i.e. indirect real estate investments,
may pose the risk of changes to company or tax law,
particularly abroad.

Market risks specific to real estate, such as vacancies, letting
rates, lease expiries and the performance of the real estate
portfolio, are regularly monitored. An appropriate depart-
ment is responsible for monitoring performance and for
control of performance components (e.g. returns on real
estate, returns on the liquidity portfolio, other income and
fees). A reporting system has been set up for the relevant
performance indicators.

Operational risk

The investment company is responsible for ensuring the
proper management of the Fund. It has made the appropri-
ate arrangements for this and implemented risk minimisa-
tion measures for all operational risks identified. The Fund's
operational risks include legal and tax risks, as well as dam-
age caused by natural forces.
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Liquidity risk

Unlike exchange-traded securities, for example, real estate
cannot always be sold quickly. Depending on internal cash
flows, the Fund therefore holds liquidity over and above the
minimum required by law. In exceptional cases such as in
May 2010, however, a resolution can be made to suspend
the redemption of unit certificates especially if unexpected
outflows of funds cannot be covered in the short term by the
available liquidity and the required liquidity cannot be made
available immediately by selling properties or borrowing, for
example.

46a Boulevard J.- F.- Kennedy, Luxembourg
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In addition to the above-mentioned risks, an earthquake
struck Japan in March 2011, causing a tsunami as well as the
threat of a leak of radioactivity. According to the informa-
tion currently available, the three Japanese buildings in the
Fund's portfolio were not significantly damaged, nor were
any people in these buildings injured. Nevertheless, the
threat of further natural disasters and of a nuclear catastro-
phe, and hence of corresponding negative effects, remains.




Real Estate Markets — An Overview

Global economy picks up

The global economy is currently experiencing an upswing
that is set to continue in 2011. Economic forecasts have
been on the rise since autumn 2010, particularly in the USA
and Germany. However, emerging markets and developing
countries remain the most dynamic element in the global
economy. In 2011, the upward trend will lose some momen-
tum, with global growth expected to be between 4.5% and
5.0%. Higher commodity prices and inflation are eroding
purchasing power, while many countries are continuing to
take a restrictive approach to economic policy with a view to
curbing inflation and preventing speculative bubbles. Finally,
financial policies are being tightened as a result of fiscal
consolidation requirements, which are by no means restricted
to those eurozone countries currently hit by the debt crisis.

Japan increases uncertainty

At present, the impact of the Japanese catastrophes on the
global economy appears to be limited in terms of both dura-
tion and magnitude. However, certain Asian countries with
especially strong trade links with Japan may be affected
more severely in the short term.

Mixed capital market environment

Capital market trends were mixed. Although access to credit on
the capital markets and in the banking sector has improved
almost everywhere, market interest rates picked up again after
touching new all-time lows in the second half of 2010. On aver-
age, they closed on a par with 2009 levels and are therefore still
relatively low by historical standards. The recovery on the stock
markets has also lifted conditions on the capital markets.

Recovery in the investment markets

Investment activity in the commercial real estate markets
bounced back in the second half of 2010, with investor
interest shifting from Asia to America and Europe. The
increase in transaction volumes led to a continued decline
in initial yields, albeit to varying degrees depending on the
region and type of use involved. Security remained at the
forefront of investment decisions, with investors focusing
primarily on prime properties in core markets.

Although the level of activity dropped at the beginning of
the year, the recovery on the transaction market is set to
continue in 2011. One key factor here is likely to be rising
purchase prices, combined with a greater risk appetite on
the part of investors. In line with this, investment activities
should expand gradually in geographic terms as well as
extending beyond the previous core markets.

_—

Via Ercole Marelli 303, Milan, Italy

Rental markets - an overview

The situation on the rental markets is improving following the
usual time lag compared with general economic trends. Rising
take-up rates now reflect not only moves designed to cut costs,
but also and for the most part primary demand. More and more
commercial real estate markets are reporting stabilising or ris-
ing rents. Although new leases still involve rental concessions
and/or incentives, the trend is moving away from this. The sus-
tained economic upturn suggests that the recovery on the
rental markets will continue and assume greater proportions.

Germany

The upswing in the German economy is also reflected in the
labour market. Employment figures are rising and the result-
ing demand for office space should strengthen the recovery
in prime rents that is already visible in certain areas. Trans-
action volumes increased, while initial yields in the invest-
ment market declined slightly. Since both prices and rents
are likely to rise to more or less the same extent, initial yields
are expected to stabilise.
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France

The economic recovery has reached the French labour market
as well. Because of this, office rents have stabilised in spite of
high vacancy levels, while rent increases are being seen in
Paris and Lyon. The investment market recorded a clear rise in
activity, while initial yields declined. In the near future, it is
expected that initial yields will stabilise in France as well.

Italy

[taly’s economy and labour market are only recovering at a
moderate pace. As a result, demand for office space contin-
ues to be muted, although prime rents have stabilised at a
lower level. Take-up in the retail sector is rising only slightly.
The shopping centre market is dominated by the expansion
of international retail chains and substantial differences in
the quality of existing properties. Prime rents and yields are
expected to remain stable.

Benelux

The Benelux countries are benefiting from the upswing in
the global economy due to the importance of the export and
supply sectors. In line with this, private sector demand for
space is recovering on office markets, while the public sec-
tor—which is the dominant factor in Brussels in particu-
lar —remains muted. In some locations, high vacancy levels
are depressing any rental recovery, although prime rents
have already increased slightly in Amsterdam. Returns in
the prime segment are expected to trend sideways.

Northern Europe

As with Germany, the economies in the export- and com-
modity-sensitive countries of Northern Europe are bouncing
back fast. As a result, demand for office and logistics space
in the prime segment is picking up and a positive rental
trend can be expected. In Northern Europe, too, yield com-
pression is likely to taper off and trend sideways.

Central Eastern Europe

The countries of Central Eastern Europe offer positive growth
prospects. At around 4%, growth in Poland will clearly exceed
the EU average, although the debt crisis in Hungary is depress-
ing economic development. Demand on the rental markets
picked up noticeably in the second half of 2010 and rents
are stabilising. On the investment markets, interest is focused
predominantly on Poland. Prime yields have seen a trend
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reversal everywhere and are likely to continue to decline
slightly in 2011.

USA

Economic forecasts for the USA have improved considerably
of late. Growth of 3.5% is expected in 2011 and the labour
market is now also seeing a somewhat more marked recov-
ery. The necessary consolidation of government finances is
casting a shadow on long-term growth prospects. Office and
retail markets in the USA are being boosted by what are in
some cases extremely low levels of completions. Demand
for space is also improving again now, so that vacancies are
gradually falling to record lows. In line with this, the trend
towards a stabilisation in office rents, which has been seen
to date in isolated markets such as New York and San Fran-
cisco, will become more widespread. Reviving consumer
spending will bring about a recovery in retail rents. In antici-
pation of this trend, investment market activity in North
America has picked up strongly. For the time being, this is
still focused on a small number of selected core markets led
by New York and Washington, D.C. At the same time, these
markets saw a noticeable drop in initial yields, which is
expected to continue.

Asia

Although a slowdown is expected, Asia will once again see
the strongest economic growth in the world in 2011. The risk
of the economy as a whole or the residential real estate mar-
kets overheating makes it likely that additional restrictive
economic policy measures will be introduced. Demand for
space on the commercial real estate markets is picking up
and the rise in effective rents is set to continue. However,
the high level of development activity is curbing rent rises in
markets such as South Korea, Malaysia and Thailand. The
extensive construction activities in China’s Tier |l cities are
matched in many cases by a high level of demand. In Tokyo,
amore fundamental recovery is likely to be delayed on account
of recent developments. Investment market activity in Asia
has eased off at a high level. A significant portion of this is
still attributable to development projects in China. In the
commercial segment, investor interest has been focused on
Tokyo and Hong Kong. Price trends on most markets have
started to reverse. However, there is only limited scope for
further decreases in initial yields.



Results of the Fund in Detail

Structure of Fund assets

SEB Immolnvest's Fund assets amounted to EUR 6,408.1 mil-
lion on 31 March 2011. In the period under review from 1 April
2010 to 31 March 2011, the Fund recorded a net inflow of
funds totalling EUR 190.6 million. The number of units in cir-
culation increased to 114,484,079.

Liquidity

Gross liquidity amounted to approximately EUR 1.0 billion as
of 31 March 2011. This represents a decline of 1.4 percentage
points in the gross liquidity ratio to 15.6% over the past
twelve months. Taking into account the resources needed
for the proper management of the Fund, short-term liquidity
is not sufficient to satisfy expected redemption requests, which
led to the decision to suspend the redemption of unit certifi-
cates. As of the reporting date of 31 March 2011, the liquidity
portfolio comprised bank deposits of EUR 571.1 million and
money market instruments worth EUR 409.2 million. Addi-
tionally, EUR 20.8 million was invested in the SEB Total Return
Quant Fund securities fund.

Development of the SEB Immolnvest Fund

Marie-Curie-Strasse 24 - 28, Frankfurt am Main, Germany

Fund as a whole 31 March 2008 31 March 2009 31 March 2010 31 March 2011
EUR million EUR miillion EUR million EUR miillion
Properties 3,600.8 3,959.1 4,415.1 4,247.7
Equity interests in real estate companies 2,260.3 2,430.2 2,505.9 2,324.7
Liquidity portfolio 1,573.7 1,310.1 1,078.0 1,001.1
Other assets 608.1 524.4 592.5 634.0
Less: liabilities and provisions -1,037.2 -1,767.6 -2,262.1 -1,799.4
Total Fund assets 7,005.7 6,456.2 6,329.4 6,408.1
Number of units in circulation 123,378,336 113,160,576 111,030,601 114,484,079
Unit value (EUR) 56.78 57.05 57.00 55.97
Distribution per unit (EUR)? 2.50 2.10 2.10 2.00
Date of distribution 1 July 2008 19 June 2009 1July 2010 1July 2011
Coupon no. No. 19/ No. 27 No. 20/ No. 28
Unit Class P
Fund assets 6,305.8 6,381.7
Number of units in circulation 110,617,601 114,012,333
Unit value (EUR) 57.00 55.97
Coupon no. No. 29 No. 30
Unit Class |
Fund assets 23.6 26.4
Number of units in circulation 413,000 471,746
Unit value (EUR) 57.00 55.97

U Payable after the end of the financial year
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ABC-Strasse 19, Hamburg, Germany

The Fund now has a portfolio of long-term, sound bonds that

pay an attractive rate of interest. More specifically, these com-
prise bank and government bonds that pay a fixed or variable

coupon and asset-backed securities. At A2, the average rating
for the entire portfolio is very good. As of 31 March 2011, the
securities offered an average return of 2.10%, which is attractive
in this market environment.

Suspension of unit redemption

The Fund management initially suspended the redemption
of unit certificates for three months with effect from 6 May
2010 and then extended the period by up to a further nine
months at the beginning of August of that year. This meas-
ure was implemented for liquidity reasons in order to pro-
tect existing customers in accordance with section 81 of
the Investmentgesetz (InvG — German Investment Act) in
conjunction with section 12(5) of the General Fund Rules.
At the end of April 2011, Fund management announced
that the suspension of unit redemption would be extended
by up to a further twelve months. However, it is expected
that the Fund can be re-opened for redemptions in the
2011 calendar year.

14 | SEB Immolnvest

Distribution

EUR 229.0 million will be distributed on 1 July 2011 for financial
year 2010/2011. The distribution amounts to EUR 2.00 per
unit. More information on the distribution and the taxable
amounts for investors holding units as business assets can
be found on pages 74 and 76.

Investment performance *

The Fund’s management generated an investment perform-
ance of EUR 1.07 per unit or 1.9% in the period under review
after adjustment for the distribution of EUR 2.10 per unit on
1July 2010.

Fund as a whole

Unit value as of 31 March 2011 EUR 55.97
Plus distribution on 1 July 2010 EUR 2.10
Minus unit value on 1 April 2010 EUR  -57.00
Investment performance EUR 1.07

* This table and the explanatory text were not included in the audit for which the
Auditors’ Report was issued.



Return according to the BVI method *

Fund as a whole Return Return

in% in % p. a.
1year 1.9 1.9
3years 11.0 35
5 years 22.1 4.1
10 years 54.9 45
15 years 103.1 4.8
Since the launch of the Fund on 2 May 1989 236.9 5.7

Note: Calculated according to the BVI method (without front-end load:; distributions
reinvested immediately). Historical performance data are no indication of
future performance.

* This table was not included in the audit for which the Auditors’ Report was issued.

Overview of loans as of 31 March 2011?

Currency Loan volume in % of Fixed Loan volume in % of Fixed Loan volume in % of

(direct) property interest  (equity interests)? property interest (total) property

in EUR assets rate term in EUR assets rate term in EUR assets
EUR loans 1,196,381,815 28.2 2.4 years 361,394,500 85 2.3 years 1,557,776,315 36.7
JPY loans 48,384,495 1.1 2.1years 97,312,444 23 1.7 years 145,696,939 34
SEK loans 0 0.0 0.0 years 5,599,236 0.1 0.2 years 5,599,236 0.1
SGD loans 0 0.0 0.0 years 128,579,484 3.0 0.2 years 128,579,484 3.0
GBP loans 20,922,868 0.5 1.7 years 0 0.0 0.0 years 20,922,868 0.5
USD loans 218,155,980 5.1 2.8 years 110,062,893 2.6 4.9 years 328,218,874 7.8
Total 1,483,845,158 349 2.3 years 702,948,557 16.6 2.2 years 2,186,793,715 51.5

Breakdown of loan volumes per currency by fixed interest rate period, as of 31 March 2011Y

Fixed interest rate EUR loans USD loans SGD loans JPY loans SEK loans GBP loans Total loans
term Loan volume Loan volume Loan volume Loan volume Loan volume Loan volume Loan volume

in EUR in EUR in EUR in EUR in EUR in EUR in EUR
under 1 year 679,790,557 79,495,730 128,579,484 0 5,599,236 0 893,465,007
1-2 years 367,855,758 20,471,909 0 97,312,444 0 20,922,868 506,562,979
2-5years 265,250,000 138,202,974 0 48,384,495 0 0 451,837,469
5-10 years 244,880,000 90,048,260 0 0 0 0 334,928,260
over 10 years 0 0 0 0 0 0 0
Total 1,557,776,315 328,218,873 128,579,484 145,696,939 5,599,236 20,922,368 2,186,793,715

Overview of exchange rate risks as of 31 March 2011

Currency Open currency items in % of Fund volume in % of Fund volume
as of reporting date (incl. loans) per currency zone
per currency zone
JPY (Japan) JPY -3,971,349 EUR -33,723 0.0 0.0
SEK (Sweden) SEK 411,275 EUR 46,056 0.1 0.1
SGD (Singapore) SGD 905,146 EUR 505,355 0.1 0.1
PLN (Poland) PLN 2,061,231 EUR 513,283 49 4.9
GBP (United Kingdom) GBP 144,818 EUR 163,784 0.4 1.0
USD (USA) usb -9,686 EUR -6,814 0.0 0.0
Total EUR 1,187,941 0.1 0.1%
U The breakdown only includes real estate loans in accordance with section 80a of 3 At the reporting date of 31 March 2011, hedges of Fund assets held in foreign cur-
the Investmentgesetz. rency amounted to 99.9% of Fund assets.

2 Corresponds to size of equity interests
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Income components *

The properties generated gross income of 7.3% in the period
under review. Management costs reduced this figure at the
portfolio level by 2.8%. High management costs (15.2%)
were incurred in the USA compared with the other investment
locations. High figures are typical for the US market, where
generous contributions towards fit-out costs, among other
things, are standard on the rental market. Furthermore, non-
allocable operating costs resulting from the settlement of
incidental expenses in the reporting period play a significant
role. The high management costs in Belgium (3.6%) are a
result of high vacancy rates, while the figure for Germany
(2.7%) is due to letting costs (letting agent and tenant fit-out
costs) incurred to reduce vacancy rates. In addition, non-
allocable operating costs resulting from the settlement of
incidental expenses reduced the result.

The changes in value item includes both changes in value
according to expert opinions and other changes in value, such
as provisions for planned construction measures and net
changes on disposal. The return from changes in value was
negative, at — 0.8%. The highest figure here was recorded in
Belgium —3.9%, as two properties were written down by
approximately 5.4% and 7.1% respectively due to the current
difficult market situation. In Italy, a positive effect (+1.5%)
was recorded.

Income components of Fund return in % *

Financial year from 1 Apr. 2009 to 31 Mar. 2010

This was due in part to the profit made on the disposal of a
property in Milan as well as to the fact that one property that
had been renovated for a major tenant in multiple stages over
several years was re-let on significantly better terms.

Foreign deferred taxes reduced the overall performance by
0.2% because higher provisions for capital gains taxes still
had to be recognised in particular for the properties in France
(-1.5%), the USA (- 0.7%), Italy (—0.6%) and Belgium
(=0.5%) in line with the new accounting regulations.

Income from properties after borrowing costs contributed 2.9%
to the Fund return. Except for the Netherlands, all country
portfolios recorded a lower return after borrowing costs (neg-
ative leverage effect) because the average interest rates for
the debt-financed properties are higher than the returns before
borrowing costs. The average debt ratio varies at the country
portfolio level from 0.0% (Belgium, Austria and Spain) to 62.7%
(United Kingdom).

The liquidity portfolio generated a return of 0.8%. These fig-

ures result in an overall return of 2.6% before Fund costs in
the period under review.

Financial year from 1 Apr. 2010 to 31 Mar. 2011
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Gross income? 7.3 5.6 6.5 7.0 7.0 7.0 6.8 6.8 7.3 7.0 8.4 6.2 75 7.3
Management costs -19 1.9 -19 1.8 -15 -1.7 -1.8 2.7 -25 -2.6 34 -2.1 -29 -2.38
Net income? 5.4 3.7 4.6 5.2 55 53 5.0 4.1 4.8 44 5.0 4.1 4.6 45
Changes in value? -18 -10 -14 1.9 0.1 1.1 00 -20 -10 -15 -05 01 -03 -038
Foreign income taxes? 0.0 0.0 0.0 -0.3 -05 -04 -0.2 0.0 0.0 0.0 -0.6 -05 -0.6 -0.3
Foreign deferred taxes? 0.0 0.0 00 -07 -01 -04 -03 0.0 0.0 00 -06 01 -03 -02
Income before borrowing costs? 3.6 2.7 3.2 6.1 5.0 5.6 45 2.1 338 29 33 3.8 34 32
Income after borrowing costs? 33 2.4 29 7.1 5.6 6.5 4.6 1.7 3.7 2.7 2.7 3.7 3.1 29
Exchange rate differences?? 0.0 0.0 00 -01 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.1 0.0
Total income in Fund currency?? 3.3 24 29 7.0 5.8 6.5 4.6 1.7 3.7 2.7 2.7 4.1 3.2 2.9
Liquidity 2® 1.5 0.8
Total Fund income before Fund costs?” 4.1 2.6
Total Fund income after Fund costs (BVI method) 3.7 1.9

U Based on average property assets

2 Based on the Fund’s average property assets financed by equity

3 Exchange rate differences include both changes in exchange rates and currency
hedging costs.

4 The total income in Fund currency was generated with an average share of Fund
assets invested in property and financed by equity for the period of 83.7%.

% Based on the Fund'’s average liquid assets
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% The average share of Fund assets invested in the liquidity portfolio for the period
was 16.3%.
7) Based on the average Fund assets

* This table and the explanatory text were not included in the audit for which the
Auditors’ Report was issued.



Overview: Returns and Valuation
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Key return figures (in % of average Fund assets)?*
I. Properties
Gross income? 6.8 3.7 5.9 5.7 7.6 18.7 5.1 7.7 6.7 7.5 7.3
Management costs? =27 -3.6 -0.3 -0.3 -0.7 -15.2 -23 -3.1 -23 -29 -2.8
Net income? 4.1 0.1 5.6 5.4 6.9 35 2.8 4.6 4.4 4.6 4.5
Changes in value? -2.0 -39 -05 1.5 -1.8 -0.8 -0.8 -1.1 -04 -0.3 -0.8
Foreign income taxes? 0.0 0.0 -0.9 -1.0 -0.7 0.2 -0.2 -0.3 -0.3 -0.6 -0.3
Foreign deferred taxes? 0.0 -05 -15 -0.6 -0.2 -0.7 0.3 -04 0.1 -03 -0.2
Income before borrowing costs? 2.1 -43 2.7 5.3 4.2 2.2 2.1 2.8 3.8 34 3.2
Income after borrowing costs? 1.7 -43 1.3 5.2 45 0.2 15 2.2 3.7 3.1 29
Exchange rate differences % 0.0 0.0 0.0 0.0 0.0 -04 0.0 0.0 0.2 0.1 0.0
Total income in Fund currency ¥ 1.7 -43 13 5.2 45 -0.2 15 2.2 39 3.2 2.9
1. Liquidity ®? 0.8
I1l. Total Fund income before Fund costs® 2.6
Total Fund income after Fund costs (BVI method) 1.9
Net asset information (weighted average figures in EUR thousand)V *
Directly held properties 1,719,471 70,632 557,707 530,855 669,266 459,214 313,246 4,320,391 0 2,600920 4,320,391
Properties held via equity interests 0 0 0 0 0 0 0 0 3,185954 1,702,386 3,185,954
Total properties 1,719,471 70,632 557,707 530,855 669,266 459,214 313,246 4,320,391 3,185,954 4,303,306 7,506,345
of which equity-financed property assets 1,366,456 70,632 328,395 450,553 334,486 214,551 203,112 2,968,185 2,325,455 2,607,509 5,293,640
Loan volume 353,015 0 229,312 80,302 334,780 244,663 110,134 1,352,206 860,499 1,695,797 2,212,705
Liquidity 756,053 1,394 10,603 32,017 15,316 2,797 5610 823,790 206,285 193,601 1,030,075
Total Fund assets 2,122,509 72,026 338,998 482,570 349,802 217,348 208,722 3,791,975 2,531,740 2,801,110 6,323,715
Information on changes in value (at the reporting date in the Fund currency in EUR thousand)
Portfolio market valuations (expert opinions)® 1,671,293 70,460 598,117 510,395 674,961 428,503 294,005 4,247,735 3,172,714 4,277,572 7,420,449
Portfolio rental valuations (expert opinions)'®* 103,863 5,559 39,025 37,343 41,619 36,309 16,786 280,505 180,587 286,709 461,092
Positive changes in value acc. to expert opinions ™ 2,800 0 3,630 1,900 1,930 0 518 10,778 8,274 16,253 19,052
Other positive changes in value ? 3,380 0 163 13,793 405 0 3,774 21,515 5,816 23,951 27,331
Negative changes