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Disclaimer

This document has been issued by Eurocastle Investment Limited (the “Company”) and does not constitute or form part of any offer or invitation to sell or issue, or
any solicitation of any offer to purchase or subscribe for, any securities of the Company, nor shall any part of it nor the fact of its distribution form part of or be relied
on in connection with any contract or investment decision relating thereto, nor does it constitute a recommendation regarding the securities of the Company.

The information in this document has not been legally verified.

No reliance may be placed for any purposes whatsoever on the information contained in this document or on its completeness. No representation or warranty,
express or implied, is given by or on behalf of the Company or any of its directors, officers or employees or any other person as to the accuracy or completeness of
the information or opinions contained in this document and no liability whatsoever is accepted by the Company or any of its members, directors, officers or
employees nor any other person for any loss howsoever arising, directly or indirectly, from any use of such information or opinions or otherwise arising in connection
therewith.

This document and its contents are confidential and may not be reproduced, redistributed or passed on, directly or indirectly, to any other person or published, in
whole or in part, for any purpose. This document is only addressed to and directed at persons (i) who have professional experience in matters relating to investments
falling within Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005, as amended (the “Order”) (ii) qualified investors falling
within Article 49(2)(a) to (d) of the Order, (iii) to whom it may otherwise lawfully be communicated (all such persons together being referred to as “relevant persons”).
This document must not be acted on or relied on by persons who are not relevant persons.

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 the foregoing restrictions may constitute a violation of United States of America, Australian, Canadian or Japanese
securities law. The securities of the Company have not been and will not be registered under the applicable securities laws of the United States of America, 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 the United States, 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.

Certain statements, beliefs and opinions in this document are forward-looking, which reflect the Company’s or, as appropriate, the Company’s directors’ current
expectations and projections about future events. By their nature, forward-looking statements involve a number of risks, uncertainties and assumptions that could
cause actual results or events to differ materially from those expressed or implied by the forward-looking statements. These risks, uncertainties and assumptions
could adversely affect the outcome and financial effects of the plans and events described herein. Forward-looking statements contained in this document regarding
past trends or activities should not be taken as a representation that such trends or activities will continue in the future. The Company does not undertake any
obligation to update or revise any forward-looking statements, whether as a result of new information, future events or other wise. You should not place undue
reliance on forward-looking statements, which speak only as of the date of this document.

By attending the presentation to which this document relates or by accepting this document you will be taken to have represented, warranted and undertaken that: (i)
you are arelevant person (as defined above); (ii) you have read and agree to comply with the contents of this notice; (iii) you will not at any time have any discussion,
correspondence or contact concerning the information in this document with any of the directors or employees of the Company, or their respective subsidiaries nor
with any of their suppliers, customers, sub contractors or any governmental or regulatory body without the prior written consent of the Company.
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Company Overview

= One of the largest listed owners of

German commercial property
—€5.1bn portfolio, 591 properties®

= “REIT”-like company with ~80 person

management team

= Strong alignment with shareholders

— Fortress owns or controls ~22% of
ECT shares @
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(1)  Asof March 31, 2008.
(2)  Fortress, Fortress funds and Principals (as of 28 May 2008).
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Eurocastle Q1 2008 Highlights

* Focus has been on extending short-term financings and harvesting
fully valued assets

Financials
= FFO: €22.6 million or €0.35 per share
= NAV: €19.18 per share (€(0.17) for debt portfolio, €19.35 for property portfolio)

= Adjusted NAV: €23.04 per share (€3.69 for debt portfolio, €19.35 for property portfolio)
— Reflects mark-to-market of liabilities of debt portfolio

Financing®
= Extended revolving credit facility to March 2009
= Refinanced €330 million short term debt tranche and extended to June 2009

Portfolio
= Signed LOI's to sell €350 million of commercial real estate

Lease-up
= Signed 172 leases for 82,000 sgm or 3.6% of total lettable space

@ (1) Please see page 10 of Q1 2008 earnings report for more detalils.
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Eurocastle Investment Portfolio

= €5.1 billion portfolio of high quality commercial property in Germany
= Create value through active asset management and lease-up
= Harvest fully valued assets with limited upside

Property Portfolio By Use Property Portfolio By Location

Other Remaining
15% East 6%
Bank Hall .
7% Office Remaining Frankfurt
58% West 35%
29%
Retail
20%
Dusseldorf 6% Munich 11%
Berlin 5%
Hamburg 8%
Note: Property data as of March 31, 2008.
;
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Property Portfolio

= Portfolio provides stable cash flows with upside potential

Area Lease Value % of

Properties (sgm) Terms Occupancy (€bn) Porfolio
Core/Stable Assets 527 1,359,575 8.2 years 92.8% 3.0 59%
Value Add Assets 64 890,165 2.7 years 69.7% 2.1 41%
TOTAL®W 591 2,249,741 6.0 years 83.6% 5.1 100%

Leasing Activity® Asset Disposals

(in % of total portfolio)

120,000 - Price
100,360 _
100000 49%) B Renewals Year Asset (€ m) NOI Yield
) B New Leases "
81,751 Q2/3 2007 78 Properties 325 5.4%
7 80,000 | (o Q4 2007 Redevelopment 155 1.0%
E, 62 401 Q4 2007 Prime Office 54 3.9%
@ 60,0007 42,452 (2.3%) Q2 2008 Redevelopment 59  4.4%
%40 000 | (1.9%) 33,265 Q2P 2008 Prime Office 350 -
’ (1.5%) TOTAL 943 <4.5%
B N B
0 T T T T
Q1 2007 Q2 2007 Q3 2007 Q4 2007 Q1 2008

m (1)  Excludes rental guarantee
) Leases signed 6
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German Commercial Property Market

= German office market stable
= Historically low construction pipeline
= |ncreasing take-up since 2005

Solid rental growth

Speculative Construction Pipeline Top 5

1,167 (in thousand square meters)
1,033
MuUC
W HAM
659 HFRA
DUS
BER
347
_ IR
2002 2003 2004 2005 2006 2007

Prime Office Rents (psqm)

50.00 -
40.00 ~
—FRA
—MuC
30.00 - /\_/ HAM
DUS
—___ —BER
20.00
10.00

1998 1999 2000 2001 2002 2003 2004 2005 2006 2007

Office Space Take-Up

(in thousand square meters)

2,973
2,244
1,969
1727 1,680 1,643 I
2002 2003 2004 2005 2006 2007

@ Sources: CBRE, BVI, Lehman Brothers Research and Jones Lang LaSalle
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Debt Investment Portfolio

= Diversified and match funded portfolio of European real estate debt

= Objective is to lock in spreads and eliminate liquidity and interest rate risk
€2.1 billion and 257 assets with average rating of BBB-

Primarily long-term financed through CDO'’s at Euribor + 58bps

Current lifetime upgrades vs. downgrades: 131:16

Targeted c.€30 million or €0.45 per share of FFO in 2008

Adjusted NAV Collateral Type

LOAN, 17%

€' 000 Per Share (€) ABS WBS, 2%
Fair Value Debt Assets 1,991,471 31.21 Consumer,
Nominal Value of Financing 2,002,487 31.39 1%
Reported NAV 11016 (017 ) ABS
MTM of Loans -44,897 0.70 Commercial
MTM of Financing 291,820 456 2%
Adjusted NAV 235,907 (369 ) CLO, 4% CMBS, 54%

NPL, 1%

RMBS, 19%

;
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NAV and Valuation

= Eurocastle currently trades at a significant discount to NAV
= Targeted pay out of substantial portion of recurring FFO as dividend

Per Share Debt Property Total Share Price  Discount
NAV € (0.17) € 19.35 € 19.18 € 7.93 58.7%
Adjusted NAV € 3.69 € 19.35 € 23.04 € 7.93 65.6%

Share price as of May 30, 2008

18.0

19.0

Implied Valuation Metrics

Adj. NAV (€/share)
2000 21.0 22.0

23.0

0%

€18.0 €19.0 €20.0 €21.0 €22.0

€23.0

10%

€16.2 €171 €18.0 €18.9 €19.8

€ 20.7

20%

€144 €152 €16.0 €16.8 €17.6

€18.4

30%

€126 €133 €140 €147 €154

€16.1

40%

€108 €114 €120 €126 €13.2

€13.8

Discount

50%

€9.0

€95

€10.0 €105 €11.0

€115

60%

€7.2

€7.6

€80 €84 €88 [(€9.2)

70%

€54

€5.7

€60 €63 €6.6 \€6.9/

80%

€3.6

€3.8

€40 €42 €44

Cloday>

€4.6

Dividend Yield

5.0%
6.0%
7.0%
8.0%
9.0%
10.0%
11.0%
12.0%

13.0%
14.0%
15.0%

1.00

Dividend per Share (€)*

1.10

1.20

1.30

1.40

€20.0

€220

€24.0

€26.0

€28.0

€16.7

€18.3

€20.0

€217

€233

€143

€15.7

€171

€18.6

€20.0

€125

€13.8

€15.0

€16.3

€175

€111

€12.2

€133

€144

€15.6

€10.0

€11.0

€12.0

€13.0

€140

€901

€10.0

€109

€118

€12.7

€8.3

€9.2

€10.0

€10.8

€11.7

€77

€85

€9.2

€10.0

€10.8

€71

€79

€93

€10.0

€6.7

€73

(£8.0

€8.7

€93
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*Assumes annualized Q4 07 dividend of €0.30/share



Objectives

= Harvest fully valued assets

= Create value through active asset management of value add assets
— Increase occupancy to high 80%’s by end of 2008
— Increase occupancy to low 90%’s in next 6 to 8 quarters

= Pay substantial portion of recurring FFO as dividend

= Close valuation gap between assets and stock price

EEEEEEEEEE
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Capital Structure

€in millions

= €5.1 billion property portfolio
financed with €3.8bn of non-
recourse debt at 4.6%

Property Financing

Debt Maturity Schedule

€ 1,800
€ 1,600
€ 1,400 -
€1,200 -
€ 1,000

€800 ~

€600

€ 400 ~

g130 €200

€0

€1,704

€1,317

€25

€344

1

€ 200 ~
. €0
€0’ T T

2008 2009 2010
|:| Scheduled Amortization

2011

2012 2013 2014

2015-
2017

€ in millions

= €2.1 billion debt investment
portfolio financed with €2.0
billion of substantially non-
recourse, non mark-to-market
debt at Euribor + 58 bps

Debt Financing

Debt Maturity Schedule

€ 1,200 ~

€ 1,000 -

€ 800 ~

€600 -

€ 400 -

€ 200 ~

€0

€0

€1,048

€ 698

€0

2008

2009

2010

2011

2012

2013 2014 2015

EUROCASTLE

(m) Note: For information on the corporate term loan please see Eurocastle’s Q1 2008 financial report
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