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NbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

aáëÅä~áãÉê

This presentation has been prepared by Eurocastle Investment Limited (the “Company”) solely for use at informational meetings. This presentation contains 
forward-looking statements that involve substantial inherent risks and uncertainties, and actual results and developments may differ materially from those 
expressed or implied by these statements due to a variety of factors. No representation or warranty, express or implied, is made as to the fairness, accuracy, 
completeness or correctness of the information or opinions contained herein and no reliance should be placed upon them.  None of the Company, connected 
persons or any other person accepts any responsibility for any loss howsoever arising, directly or indirectly, from the information contained in this presentation.

This presentation does not constitute or form part of, and should not be construed as, any offer for purchase, sale or subscription of or solicitation or invitation 
of any offer to buy, sell or to subscribe for any securities nor shall it or any part of it form the basis of or be relied on in connection with any contract or 
commitment whatsoever. Persons who intend to subscribe for shares in the Company are reminded that any such subscription should be made solely on the 
basis of the information contained in the related listing particulars published or to be published in due course, which may be different from the information 
contained herein. This presentation does not constitute a recommendation regarding the shares in the Company. The information contained herein is for 
information purposes only and does not purport to contain all information that may be required to evaluate the Company and/or its financial position. 

The contents of this presentation are confidential and should not be distributed, published or reproduced (in whole or in part) by means of any medium or in 
any form, or disclosed by recipients, to any other person. The distribution of this document and any offering and sale of shares in certain jurisdictions may be 
restricted by law and therefore persons into whose possession this document comes should inform themselves about and observe any such restrictions. Any 
failure to comply with these restrictions could result in a violation of the laws of such jurisdiction. Neither this document nor any copy of it may be taken or 
transmitted into the United States of America, its territories or possessions or distributed, directly or indirectly, in the United States of America, its territories or 
possessions or to any US person, save to persons reasonably believed to be qualified institutional buyers (QIBs)(as defined in Rule 144A under the US Securities 
Act of 1933 as amended (Securities Act)) or accredited investors (as defined in Reg D under the Securities Act) who are also qualified purchasers or 
knowledgeable employees (as defined pursuant to the US Investment Company Act of 1940, as amended). Neither this document nor any copy of it may be 
taken or transmitted into Australia, Canada or Japan or to Canadian persons or to any securities analyst or other person in any of those jurisdictions. Any failure 
to comply with this restriction may constitute a violation of United States, Australian, Canadian or Japanese securities law. The securities referred to herein have 
not been and will not be registered under the applicable securities laws of the United States, Canada, Australia or Japan and, subject to certain exceptions, may 
not be offered or sold within the United States, Canada, Australia or Japan or to any national, resident or citizen of Canada, Australia or Japan. The Company is 
not, and will not be, registered under the US Investment Company Act of 1940, as amended, and investors will not be entitled to the benefits of such Act.

This presentation is being made only to and is directed at (i) persons who have professional experience in matters relating to investments who fall within Article 
19(1) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (the “Order”) or (ii) high net worth entities, and other persons to whom 
it may otherwise lawfully be communicated (all such persons together being referred to as “relevant persons”). Any person who is not a relevant person should 
not act or rely on this presentation or any of its contents. Any investment or investment activity to which the presentation and these slides relates is available 
only to relevant persons and will be engaged in only with relevant persons.

The performance of stock of companies sponsored or managed by Fortress and its affiliates should not be understood to be indicative of the potential 
performance of the Company’s shares.  In addition, the Company’s past financial and share performance are not indicative of any future financial or share 
performance.



ObìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

lîÉêîáÉï=çÑ=bìêçÅ~ëíäÉ
• European “REIT” investing in real estate related assets

— IPO in June 2004 (€12.00 per share) – LSE listed under the symbol ECT

— December 2005 listed on Amsterdam Euronext under the symbol ECT and delisted from LSE

• Managed by Fortress Investment Group

— Significant sponsor investment – Fortress owns approximately 10% of current common equity

• Pays stable and growing quarterly dividends
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PbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

cçêíêÉëë=fåîÉëíãÉåí=dêçìé

• Global alternative investment and asset management firm founded in 1998 with 
approximately US$16 billion in equity capital under management

• Strong track record of building successful public and private investment businesses

mêáî~íÉ=bèìáíó
ATKM=_áääáçåENF

√ cçêíêÉëë=fåîÉëíãÉåí=cìåÇ
√ cçêíêÉëë=fåîÉëíãÉåí=cìåÇ=ff
√ cçêíêÉëë=fåîÉëíãÉåí=cìåÇ=fff
√ cçêíêÉëë=fåîÉëíãÉåí=aÉìíëÅÜä~åÇ

aáîáÇÉåÇ=m~óáåÖ=`çãé~åáÉë=
ANKT=_áääáçåENF

√ bìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ=
E^ãëíÉêÇ~ã=bìêçåÉñíW=b`qF

√ kÉïÅ~ëíäÉ=fåîÉëíãÉåí=`çêé=EkvpbW=k`qF
√ kçêíÜÅ~ëíäÉ=qêìëí

aê~ïÄêáÇÖÉ=cìåÇë
ATKQ=_áääáçåENF

√ aê~ïÄêáÇÖÉ=däçÄ~ä=j~Åêç
√ aê~ïÄêáÇÖÉ=péÉÅá~ä=lééçêíìåáíáÉë
√ aê~ïÄêáÇÖÉ=içåÖ=a~íÉÇ=s~äìÉ
√ aê~ïÄêáÇÖÉ=oÉä~íáîÉ=s~äìÉ

cçêíêÉëë=fåîÉëíãÉåí=dêçìé

√ lÑÑáÅÉë=áå=kÉï=vçêâ=~åÇ=~ÑÑáäá~íÉë=áå=
a~ää~ëI=cê~åâÑìêíI=dÉåÉî~I=içåÇçåI=
oçãÉI=p~å=aáÉÖçI=póÇåÉóI=qçêçåíç=~åÇ=
eçåÖ=hçåÖ

√ ^ééêçñK=QMM=bãéäçóÉÉë

1 Source: Fortress Investment Group LLC.
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cçêíêÉëë=péçåëçêëÜáé
• Since 2002, Fortress has sponsored and/or currently manages five publicly traded 

companies with the same fundamental principles
— Build long-term shareholder value by consistently delivering steady returns and stable and 

growing dividends to shareholders

• Fortress has yet to sell a single share in these public companies

Total Return to Shareholders Since IPOIPO Date

Source: Bloomberg, Reuters
Market Data as of 19 December 2005
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lìê=lÄàÉÅíáîÉë

• To invest in European real estate related assets
— 2005 YTD net ROE: 12.7% on FFO

— Q3 2005 FFO per share (fully diluted): €0.37, 118% increase from 3Q04

• Match funding strategy minimises liquidity and interest rate risk

• Pay out substantially all earnings in the form of stable and growing quarterly dividends

• Generate annual growth by accretively investing capital



SbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

HIGHLIGHTS:

• Substantially invested €99 million June capital raise

• Increased 3Q05 dividend by 6% to €0.37 from 2Q05 dividend

• Committed €388 million to credit-leased real estate acquisitions
— €254 million acquisition of Italian and German assets

— Committed to purchase 47 retail properties for €134 million

• Invested €240 million in real estate debt
— €54 million of loans and €186 million in securities

• Strong forward pipeline of acquisitions
— Short listed on approximately €3 billion of acquisitions for 4Q05

PnMR=^ÅÜáÉîÉãÉåíë



TbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

PnMR=^ÅÜáÉîÉãÉåíë
j~íÅÜ=cìåÇFINANCING:

• In the last quarter, we have:
— Financed recent acquisitions with €181.6 million long-term fixed rate debt

— Established €400 million committed term facility to substantially reduce short-term borrowing

• 94% of portfolio is now long-term financed
— Substantially eliminates exposure to long-term interest rates and financing risks

— Floating rate assets can still benefit from increases in short-term rates

• Earnings are not affected by increases in long-term interest rate rises
— Our earnings increase with a rise in short-term interest rates

€ 0.04

€ 0.08

€ 0.12

€ 0.16

€ 0

€ 1,000

€ 2,000

€ 3,000

€ 4,000

€ 5,000

+100 +200 +300 +400

Changes in Interest Rate Basis Points

€
Im

pa
ct

 to
 E

ar
ni

ng
s



UbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

Our strategy is to invest in European real estate related assets
— Credit-leased real estate

— Real estate debt

lìê=_ìëáåÉëë

Data as of 30 September 2005

INVESTMENTS
€580 Million Assets

30%

Credit-Leased 
Real Estate

€157 Million Invested Equity
50%

€1,279 Million Assets
70%

Real Estate 
Debt

€151 Million Invested Equity
50%



VbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

lìê=mçêíÑçäáç

Data as of 30 September 2005
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€580 Million Assets
8.0% Asset Yield

`êÉÇáíJiÉ~ëÉÇ=oÉ~ä=bëí~íÉ=_ìëáåÉëë

Real Estate 
DebtINVESTMENTS

Credit-Leased 
Real Estate

€423 mm debt at 4.8% pa
=

3.2% positive spread

€157 mm equity @ 2.7x leverage
16.6% ROE1

1 Investment level ROE.
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`êÉÇáíJiÉ~ëÉÇ=oÉ~ä=bëí~íÉ=píê~íÉÖó
• We make direct purchases of real estate assets

• We focus on portfolios with long leases to high credit quality tenants

• Our portfolio is diversified by type and geography

Typical Credit-Leased Real Estate Transaction

Equity
€200 Million

(20%)

Owner/ 
Occupier

• Corporate 

• Government

Lease
Payments

Sale
Proceeds

• Attractive Risk-
Adjusted Returns

• Growth Potential

Real Estate

€1 bn  
property 

value

100 
properties

Senior Loans
€800 Million
(80% LTV)
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aÉìíëÅÜÉ=_~åâ=_ê~åÅÜÉë

— 96 properties spread throughout Germany
— Long-term cash flows

WA lease term 6.4 years
High credit tenant – Deutsche Bank (AA-
/Aa3/AA-; 67.8%)

• €319 million sale-leaseback with Deutsche Bank of part of their German branch network



NPbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

dÉêã~å=pìéÉêã~êâÉíë

• €213 million portfolio of German grocery and general stores1

— Diverse portfolio of 78 stores, net initial yield of approx. 7% pa
— High credit tenants – some of the top retail chains in Germany
— Newly constructed assets (average 2 years old)

1 Includes both owned and committed to purchase properties.

Lease Expiration Per Year

6%
11%

22%

62%

< 3yr 4 - 7 yr 8 - 11 yr +12 yr
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fí~äá~å=dçîÉêåãÉåíJiÉ~ëÉÇ=^ëëÉíë

• €3.7 billion sale leaseback to Italian government 
through an investment fund

— C. 400 assets located throughout Europe
— Well diversified throughout Italy

• We own 11% of the fund
— Equivalent to €400 million of assets
— 6.3% yield on underlying real estate
— 18 year (9+9) index linked leases to the Italian 

government



NRbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

oÉ~ä=bëí~íÉ=aÉÄí=_ìëáåÉëë

Real Estate 
DebtINVESTMENTSCredit-Leased 

Real Estate
€1,279 Million Assets

4.1% Asset Yield

€1,127 mm debt at 2.7% pa
=

1.4% positive spread

€152 mm Equity @ 7.4x leverage
14.5% ROE1

1 Investment level ROE.
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oÉ~ä=bëí~íÉ=aÉÄí=píê~íÉÖó

• As well as buying real estate, we invest in debt securities backed by real estate

• We focus on investment grade debt secured by commercial property and other assets
— Significant downside protection implicit in capital structure
— Credits are carefully picked and managed – net upgrade in credit ratings over time

Typical Commercial Mortgage Backed Security Structure

• Attractive 
Risk-
Adjusted 
Returns

• High 
Liquidity

First mortgage loans
€1 bn

75% LTV

Equity 
€330 mm

Real Estate

€1.33 bn asset 
value

100  
properties

Issue SecuritiesSecured LoansAssets

Grade    Implied LTV
Class A (AAA)   58%
Class B (AA)       61%

Class C (A)         65%
Class D (BBB)     68%

Class E (BB) 71%
Class F (B) 74%
Unrated 75%



NTbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

oÉ~ä=bëí~íÉ=aÉÄí=mçêíÑçäáç

Rating

Stable Credit Profile
• Average credit rating: BBB+
• 92% investment grade
• 96% floating rate securities

Geography

Well Diversified
• 106 issues
• Various asset classes
• Wide geographic presence

Asset Type

CMBS
47%

RMBS
19%

Other Real
Estate Securities

20%

Loan
8%

Other
ABS
6%

France
5%Other 

Europe
6%

Germany
13%

Pan Euro
11%

Italy
13%

UK
52%

Data as of 30 September 2005

NR
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A
20%

BBB
60%
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j~êâÉí=lééçêíìåáíó

• Increasing opportunity in acquiring credit leased real estate
— Increasing trend for European governments and corporates to sell non-strategic assets, 

including real estate

— Significant growth potential particularly in Germany and Italy

— Target sectors include government, financial services, retail and utility/telecom

European vs. U.S. Business Real Estate Ownership

European1

Lease
34%

Own
66%

U.S.1

Own
30%

Lease
70%

1 Source: DTZ Research.
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• European real estate debt markets continue to grow significantly
— Increasing efficiency have made this an attractive proposition for borrowers

— Pace of European market growth resembles U.S. experience

— European CMBS issuance expected to reach $50 billion in 2005

U.S. CMBS Issuance1

1 Source: Morgan Stanley. 
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OMbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

Gross ROE of Invested Capital 

• Assuming our current net ROE, investing new capital should grow EPS and dividends

• If we raise and invest €100 million of additional capital, we could recognise an 
annualised dividend increase of €0.14 (9%) per share

Assumptions:

Accretion:

Note: The numbers contained in the above example are for illustrative purposes only and do not represent projections of future results

1  Current annualized dividend is € 1.48 per share.  Figures assume that with all current capital fully invested, recurring FFO is €1.60.

bÅçåçãáÅ=fãé~Åí=çÑ=kÉï=fåîÉëíãÉåíë

Generates €13.0m Additional Annualised Total Income

€100m of New Shares
@ €18.25 Per Share 5.5m

16%
13%Net ROE of Invested Capital
€100mAdditional Invested Capital

+ €0.14 (9%)

Pre-Capital Raise Capital Raise

Annualised Total Income €38.8m €13.0m €51.8m

Shares Outstanding 24.2m 5.5m 29.7m

Annualised Dividend
Per Share €1.601 €1.74

Fully Invested



ONbìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

tÜó=bìêçÅ~ëíäÉ\

• Strong investment performance

— Measurable EPS growth

— Current annualised dividend of €1.48 per share, up 23% since Sept. 2004

• Access to Fortress’s capital and global infrastructure; enhanced deal flow 

• Significant equity investment by Fortress principals and employees

• Proven business strategy

— €1.9 billion diversified portfolio by asset type and geographic location

• Poised for growth

— Significant opportunities to deploy capital accretively



OObìêçÅ~ëíäÉ=fåîÉëíãÉåí=iáãáíÉÇ

Pn=OMMR=cáå~åÅá~ä=pí~íÉãÉåíë
Balance SheetIncome Statement

^ë=çÑ=PM=pÉéíÉãÄÉê=OMMR
E~ãçìåí=áå=€DMMMF

^ëëÉíë
^ëëÉí=Ä~ÅâÉÇ=ëÉÅìêáíáÉë NIOMPITRO================================
oÉ~ä=Éëí~íÉ=äç~åë VVISPO====================================
oÉ~ä=Éëí~íÉ=Ñìå=ìåáíë NUNIVVO===================================
fåîÉëíãÉåí=éêçéÉêíáÉë PVUIMQO===================================
`~ëÜ=~åÇ=Å~ëÜ=Éèìáî~äÉåíë NVIPTV====================================
líÜÉê=~ëëÉíë OQIVPT====================================
qçí~ä=^ëëÉíë NIVOTITPQ================================

iá~ÄáäáíáÉë
aÉÄí=çÄäáÖ~íáçåë NIRRMIOUN================================
q~ñ~íáçå=é~ó~ÄäÉ UTT=========================================
qê~ÇÉ=~åÇ=çíÜÉê=é~ó~ÄäÉë TMIPPV====================================
qçí~ä=iá~ÄáäáíáÉë NISONIQVT================================

`~éáí~ä=~åÇ=oÉëÉêîÉë
fëëìÉÇ=Å~éáí~ä OUTIUPQ===================================
råêÉ~äáëÉÇ=Ö~áåë NIMVQ======================================
oÉí~áåÉÇ=É~êåáåÖë NTIPMV====================================
qçí~ä=bèìáíó PMSIOPT===================================

káåÉ=jçåíÜë=båÇÉÇ
PM=pÉéíÉãÄÉê=OMMR
E~ãçìåíë=áå=€DMMMF

léÉê~íáåÖ=fåÅçãÉ
fåíÉêÉëí=áåÅçãÉ QTIQMU
oÉåí~ä=áåÅçãÉ NVIMSP
oÉ~ä=Éëí~íÉ=ÑìåÇ=ìåáí=áåÅçãÉ PISMT
oÉ~äáòÉÇ=Ö~áå=çå=Çáëéçë~ä=çÑ=
~î~áä~ÄäÉJÑçêJë~äÉ=ëÉÅìêáíáÉë OIOPP

oÉ~äáòÉÇ=Ö~áå=çå=Çáëéçë~ä=çÑ=
áåîÉëíãÉåí=éêçéÉêíáÉë TPN

fåÅêÉ~ëÉ=áå=Ñ~áê=î~äìÉ=çÑ=êÉ~ä=Éëí~íÉ=
ÑìåÇ=ìåáíë TINOO

fåÅêÉ~ëÉ=áå=Ñ~áê=î~äìÉ=çÑ=
áåîÉëíãÉåí=éêçéÉêíáÉë QQR

fåÅêÉ~ëÉ=áå=Ñ~áê=î~äìÉ=çÑ=íçí~ä=
êÉíìêå=ëï~é QOU

qçí~ä=léÉê~íáåÖ=fåÅçãÉ UNIMPT

léÉê~íáåÖ=bñéÉåëÉë
fåíÉêÉëí=ÉñéÉåëÉ QMIPTN
içëë=çå=ÑçêÉáÖå=ÅìêêÉåÅó=íê~åëä~íáçå NIQTP
mêçéÉêíó=çéÉê~íáåÖ=ÉñéÉåëÉë OINOM
líÜÉê=çéÉê~íáåÖ=ÉñéÉåëÉë SISOV
qçí~ä=léÉê~íáåÖ=bñéÉåëÉë RMIRVP

mêçÑáí=çå=lêÇáå~êó=^ÅíáîáíáÉë
_ÉÑçêÉ=q~ñ~íáçå PMIQQQ
q~ñ~íáçå=ÉñéÉåëÉ UTT

kÉí=mêçÑáí=EiçëëF OVIRST
cìåÇë=Ñêçã=léÉê~íáçåë OOIMMM

Additional Share Information
b~êåáåÖë=éÉê=lêÇáå~êó=pÜ~êÉ
_~ëáÅ NKQR
aáäìíÉÇ NKPV

ccl=éÉê=lêÇáå~êó=pÜ~êÉ
_~ëáÅ NKMU
aáäìíÉÇ NKMQ

tÉáÖÜíÉÇ=^îÉê~ÖÉ=pÜ~êÉë
lìíëí~åÇáåÖ
_~ëáÅ OMIQQPITMT
aáäìíÉÇ ONIOMSIMOP
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