
Berenberg Macro Views  

Economics 

1 

UK: is the housing market turning down?   

• A number of leading indicators have softened a little recently: 
The first interest rate hike may now be only four months away, while 
the Bank of England (BoE) has taken (very) gentle action on housing. 
Could this challenge our forecast for house prices to rise by 10% this 
year and next? Not in our view. We stick to our forecast. But the risks 
are now more balanced.  

• Still strong leading indicators: Estate agents’ price expectations 
have eased a little but remain buoyant. A more reliable lead indicator, 
sales versus the number of houses available, signals that house price 
inflation will steady at around 10% yoy (Chart 1). The Nationwide 
reported that house price inflation rose to 11.8% yoy in June, the 
highest since 2005. 

• Economic background is positive: This supports our call. Interest 
rates will remain very supportive for several years. Consumers’ job 
worries are the lowest in 16 years, credit conditions are easing and the 
economy is flying. Housebuilding is very low, which perpetuates a 
supply shortage that will keep prices elevated relative to incomes.  

• Upside risks have diminished a little: Some of the upward price 
pressure has eased following new mortgage regulations, BoE talk of 
housing actions and the rising prospect of interest rate hikes. 

• Tighter regulations are a speed bump rather than a road block 
New mortgage regulations introduced in April are mainly an 
administrative problem for banks. Following their introduction, it 
takes much longer to process applications. We expect mortgage 
approvals to return to their upward trend over the next few months. 

• BoE action was very gentle, but more will come: The BoE 
measures will not even bite until maybe mid-next year, although the 
headlines they spawned could make buyers think twice about how 
much they are willing to pay. Gradual movement was sensible because 
the BoE’s new tools are untested. We expect more action, starting 
with further curtailment of the government’s Help-to-Buy scheme in 
September.  

• Slower house price inflation would not materially affect our 
growth forecast: House price inflation has not been a key driver of 
the recent recovery. A housing crash would matter, but we do not 
believe that is likely. Indeed, the BoE’s focus on financial risks gives 
us some confidence that the nascent housing boom will not morph 
into a dangerous bubble, which would be worth worrying about. 

Chart 1: House price inflation likely to stabilise at 10% 

 
Average of Halifax and Nationwide prices. RICS balances are mean-variance adjusted to house price inflation and 
lagged four months. Source: RICS, Halifax, Nationwide 
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Momentum still strong 

Estate agents’ price expectations have fallen a little in recent months. The 
Nationwide building society chief executive has said that house price inflation 
is heading for a “natural correction”. However, the Nationwide has just 
reported that house price inflation rose to 11.8% yoy for the UK as a whole, 
and 26% yoy in London in June, the highest since 2005 and 1987 
respectively. If house price inflation did slow, it would be great news for the 
economy, cutting the risk of housing amplifying the economic cycle. 

A slowdown would, however, challenge our forecast for 10% nationwide 
house price inflation both this year and next. We remain comfortable with 
our forecast. While housing indicators are not universally accelerating 
anymore, the market seems to be steadying at the current 10% yoy price 
inflation rate.  

The risks around our forecast are more balanced now, however. High 
inflation begets high inflation, so there are obvious upside risks. But the 
decline in some leading indicators along with the considerable fall in 
mortgage approvals raises downside risks too. A surge in new houses for sale, 
a big economic shock, or a big BoE-led tightening in mortgage availability, 
could hurt the market. 

We need to watch the risks, but the BoE has demonstrated that it will move 
gently on housing. It seems to have signalled a tolerance for around 20% 
house price appreciation over the next two-and-a-half years. The economic 
backdrop remains favourable. Mortgage servicing costs are very low, job fears 
have fallen to a 16-year low and the economy is flying. It normally takes a 
substantial deterioration in mortgage affordability to slow house price 
inflation. That is unlikely over the next year and a half. 

Signals from RICS 
The average of the Halifax and Nationwide indices rose by 10.9% yoy in 
May, up from 8.8% in April. Quarterly inflation is running at about 8.5% 
annualised, down from the 11% pace in February, but still very strong. 

Importantly, the market continues to tighten (Chart 1). New buyer number 
increases have slowed but they are still comfortably outpacing new properties 
coming onto the market. That is normally enough to keep price inflation 
expectations from falling significantly (Chart 2). 
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Chart 2: Price expectations should stabilise Chart 3: Inflation rising outside London 

  

Change in RICS price expectations balance. Source: RICS RICS price net balances weighted by regional transactions. Source: RICS 
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The regional picture is more nuanced. Momentum has eased in London, 
according to estate agents and surveyors, although it remains very strong. The 
rest of the country is, if anything, accelerating (Chart 3). That has kept 
surveyors’ views of current national price pressures at very elevated levels. 

Mortgage market review 
Tighter new mortgage regulations came into force at the end of April. They 
resulted from the Mortgage Market Review, an exercise instigated by the 
regulator. It required banks to test more thoroughly that borrowers could 
afford a mortgage if interest rates were to rise in line with market 
expectations. It seems to have had a marked effect on mortgage approval 
numbers (Chart 4). 

Buyer numbers have also slowed following the sudden surge late last year, 
and since the introduction of the new regulations. But the rate of price rises 
has changed little (Chart 5). Historically speaking, buyer interest does not 
need to rise at the rate seen last year in order for house price inflation to be 
high. Price inflation was north of 20% yoy in the early 2000s while buyer 
numbers were actually falling. Technically speaking, of course, transaction 
volumes need not be correlated at all with price inflation. 

The mortgage market review is, for the most part, an administrative burden 
on banks. It is a speed bump rather than a road block. Approving a mortgage 
takes longer now than in the past as banks need to ask more intrusive 
questions. That means the banks may be facing capacity problems that 
temporarily lower their ability to process mortgages. The FCA’s expectation 
was that the new rules would not hurt many borrowers’ ability to obtain 
credit. 

It makes sense then that estate agents have seen house price inflation slow 
more in London than elsewhere in the country since the new regulations were 
introduced. The new regulations may have bitten hardest in London where 
valuations are most stretched. It is in the capital where the new rules have the 
greatest potential to hit would-be buyers’ access to credit. Moreover, London 
was the hottest region before the new regulations were introduced, so 
capacity constraints may be most relevant in the capital.  
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Chart 4: Tighter regulations hit mortgage flows Chart 5: Prices not much affected though 

  

Loan approvals on the left-hand side, total transactions on the right-hand 
side. Source: BoE, HMRC 

Net balances. Source: RICS 

Chart 6: Sales slowing mainly in London Chart 7: Mortgage affordability is good 
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RICS sales expectations net balance. Source: RICS House price inflation on the left-hand side, average of Halifax and 
Nationwide indices. Interest gearing shows interest payments as a percent 
of total household income, on the right-hand side. Source: Halifax, 
Nationwide, ONS 

 
Estate agents and surveyors have substantially cut their sales growth 
expectations for London over the past three months, but they remain bullish 
about the rest of the country. The new regulations will probably have a 
temporary effect mostly in London, with the rest of the country coming 
through relatively unscathed. 

Economic conditions remain supportive 
There are other reasons to doubt the prospect of a substantial housing 
slowdown aside from the number-crunching above. Normally it takes a big 
deterioration in affordability to hurt house prices (Chart 7). Mortgage interest 
payments currently absorb a low proportion of household income. 

Consumer confidence has surged over the past two years. Households’ fear 
of unemployment is now the lowest since the late 1990s. That falling fear 
factor has driven surging retail and car sales and has been a key contributor to 
the housing upturn. Employment rose by a record 345,000 in the three 
months to April, and the tightening labour market should feed through into 
stronger wage growth through this year. 
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Chart 8: Consumer confidence flying Chart 9: Supply shortage boosting prices 

  

Fear of unemployment shows net balance of consumers expecting 
unemployment to rise, on the left-hand axis. Net balance confidence in the 
economic outlook on the right-hand side. Source: EU Commission 

Housing starts on the left-hand side, population growth in % on the right-
hand side. Source: ONS 
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We expect the BoE to hike interest rates 200bp by end-2016. If that fed 
through one-for-one to mortgage rates, which is unlikely because banks 
would probably squeeze their spreads, it would take households total interest 
payments halfway back to their 2007 peak (Chart 7). That would significantly 
dent the housing market, but is unlikely to cause an outright crash. If interest 
rates were to go much higher than that, it could hurt prices more. 

Supply shortage 
Housing starts are now rising rapidly, but they are coming from very low 
levels. They would need to increase by 56% from their 2013 level in order to 
return to the pre-crisis rate of housebuilding. Even that would not be enough 
to keep up with the pressure from a rising population (Chart 9). 

The shortage of housing is about more than the number of homes under 
construction. It is also about their size. New homes tend to be considerably 
smaller than existing homes, partially reflecting regulations for higher density 
developments implemented in the early 2000s. 

The supply shortage explains why house prices have surged above long-run 
trends in real terms since the early-2000s (Chart 10). Those long-run averages 
are unlikely to be a good guide to future equilibrium prices in a country that 
has a chronic shortage of building. Real prices remain considerably below 
their pre-crisis peak and may, therefore, have room to rise quite a lot further. 

London prices have run way ahead of the other regions recently. Chart 11 
shows house prices by region, based on their prices in Q1 2013. London, the 
south east and the south west together make up the “expensive” region. 
Many of the possible BoE actions will bite the most in London and the south 
east where valuations are most stretched. 
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Chart 10: Real house prices down on peak Chart 11: London values the most stretched 

  

Fear of unemployment shows net balance of consumers expecting 
unemployment to rise, on the left-hand axis. Net balance confidence in the 
economic outlook on the right-hand side. Source: EU Commission 

House price index, Q1 2008 = 100. Regions sorted by price in Q1 2013. 
Each grouping is a simple average of the included regions. Northern Ireland 
was excluded as a marked outlier. Source: Nationwide 
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What will current and future BoE actions do? 

Gentle action 
The BoE took action on the housing market last month. The two measures 
were very gentle, just a first toe in the water: 

 mortgages at loan-to-income (LTI) ratios of 4.5 or higher can 
account for at most 15% of banks flow of new lending; 

 banks must test borrowers’ ability to pay their mortgage if interest 
rates rose by 3ppt from current levels over the next five years. 

The BoE’s Financial Policy Committee (FPC) has been endowed with new 
“macro-prudential” policy tools to surgically target areas of financial 
vulnerability. But it is important to remember that its remit is not to prick 
bubbles in housing or elsewhere. Instead, the FPC has to prevent a bad 
financial fall-out from a house price cycle. It is charged with maintaining 
financial stability. Subject to that, it must support the government’s policies 
for growth. That explains why it started off with gentle action and is unlikely 
to take measures that threaten a housing crash. 

Rising house prices can create financial instability in at least two ways. First, a 
boom-bust scenario could lead to significant direct losses for banks, crimping 
their ability to maintain lending to the rest of the economy. The BoE plans to 
assess that with its bank stress tests later this year. 

The second way is via indirect channels. Rising house prices mean more debt 
to fund the house purchases, and more debt means future economic 
downturns could be worse. As the BoE has shown in its latest Financial 
Stability Report, the most indebted households cut their spending the most 
during the financial crisis. In addition, a housing boom bust cycle could 
amplify the economic cycle. A crash would certainly bring the potential for 
negative equity, which households do respond to. 

Household debt is rising only very gradually at present. It was up by just 1.6% 
yoy in April. That is one reason the BoE took only gentle measures. Their 
actions will not even bite directly yet. Banks’ lending is already within the cap.  

The BoE’s new tools are also untested, giving another reason for the central 
bank to start carefully. They face a big uncertainty: what effect will the 
measures have on buyer behaviour? Any headlines about action the BoE is 
taking to rein in house prices could make buyers more cautious about how 
much they are willing to pay for housing. Although, alternatively, it could 
cause a rush of new buyers as they try and enter the market before more 
draconian measures are imposed. The BoE was right to start gently, in our 
view. 

The BoE describes its action as insurance. They expect house prices to rise 
by 20% over the next two-and-a-half years, driven by fundamentals rather 
than speculative activity. Its actions will have an effect only if house price 
rises exceed that forecast. In that sense, they are an insurance against 
speculative activity boosting house price and debt further than the BoE 
expects. 

The BoE chose a 4.5 LTI cap on the basis that it identifies a point at which 
borrowers may encounter severe problems paying their mortgages if interest 
rates rise. For instance, if mortgage rates rose to 7% – a reasonable estimate 
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for the Standard Variable Rate for the next few years – then borrowers with 
loans of 4.5x income would be spending 40% or more of their income on 
mortgage payments. In the past, borrowers have tended to get in particular 
trouble when their debt-servicing ratio reaches such levels. 

More BoE action to follow 
The BoE’s LTI cap will affect only a small proportion of the market. 85% of 
lending will be unaffected by it even when the cap actually bites. Importantly, 
the average LTI ratio on the rest of mortgage lending could increase 
substantially without breaking the BoE’s new rule. In other words, the BoE’s 
action leaves huge potential for further impetus to house prices from rising 
debt and for big rises in debt to cause trouble for households further down 
the line. 

For instance, mortgages with an LTI of between 4 and 4.5 currently account 
for around 12.5% of all mortgages (Chart 12). That proportion is uncapped 
and could rise much further. An LTI of 4.5 is not a magic number. 
Households can get into difficulty at much lower multiples.  

The BoE has also not confronted one aspect of house price risks. Even low 
debt levels can be a risk if they occur at very high loan-to-value ratios. If 
someone borrows 95% of the value of their house, then a small price fall can 
put them in negative equity. The evidence suggests that households react very 
strongly – they cut spending a lot – when they end up underwater on their 
mortgage, even if their LTI ratio is not high.  

Finally, when house prices rise, people tend to expect them to continue 
rising. Those extrapolative expectations can turn a boom into a dangerous 
bubble. Capping LTI ratios at 4.5x can ameliorate that, but as discussed 
above, there is still plenty of room for income multiples to move up and 
support rapid price rises.  
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Chart 12: BoE cap will have little effect  

 

 

New mortgages advanced for house purchase by Loan-to-Income (LTI) 
ratio, percent of all mortgages. Source: BoE 
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expectations about house prices, raising the possibility of speculative bubbles. 
The Help-to-Buy scheme is working against the stability the BoE is trying to 
promote. We expect the central bankers to recommend significantly curtailing 
the scheme when they review it in September. They may even counsel the 
chancellor to end the scheme early. 

What does all this mean for house prices and financial stability? 
House prices rarely slow magically by themselves, and there is plenty of room 
still for debt ratios to move up to fund rises in house prices warranted by 
fundamentals or driven by speculation. Economic conditions remain 
supportive. Therefore, we expect house prices to continue rising rapidly, by 
around 10% per year in 2014 and 2015. 

The BoE has effectively given a tolerance level for house price inflation. 20% 
by early-2017 nationwide. Any more and it will worry about debt building up, 
which will prompt further action. But it is unlikely to do anything that aims to 
bring house price inflation below that seeming tolerance. 

Impressions can mean as much as practical effects in the housing market 
though. We expect house price inflation to remain around 10% yoy rather 
than accelerating in part because we expect recent and further BoE action to 
weigh on expectations and housing demand a little.  

The central bank’s powerful credit rationing toolkit gives us some confidence 
that it can keep another housing boom bust cycle from derailing the UK 
recovery. Despite the gentle nature of the actions, the BoE demonstrated this 
week that it will take action when necessary to cut the upside risks to house 
prices. 

That being said, there is a limit to what rules and regulations can do. With 
interest rates as low as they are now, it would take a lot of controls to prevent 
house prices rising rapidly. Ultimately, the main factor that will restrain 
housing demand is the cost of debt. Interest rate hikes will help let some 
steam out of the market next year, in our view. We expect the first 25bp hike 
to come in November and rates to reach 2.5% by end-2016. That should 
slow house price inflation into 2016. 

The BoE’s action should aid rather than harm the recovery over time. It is 
not, contrary to popular opinion, housing-driven. The recovery started before 
house prices started shooting up. Both were driven up by easing uncertainty 
and low interest rates. There has been no surge in credit flows driven by 
rising house prices so far. Smoothing the housing cycle will not derail the 
recovery dynamics and may actually help smooth the economic cycle, if it 
prevents another disastrous debt build-up. 
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Disclaimer 
 
This document was compiled by the above mentioned authors of the economics department of Joh. 
Berenberg, Gossler & Co. KG (hereinafter referred to as “the Bank”),. The Bank has made any effort to 
carefully research and process all information. The information has been obtained from sources which we 
believe to be reliable such as, for example, Thomson Reuters, Bloomberg and the relevant specialised press. 
However, we do not assume liability for the correctness and completeness of all information given. The 
provided information has not been checked by a third party, especially an independent auditing firm. We 
explicitly point to the stated date of preparation. The information given can become incorrect due to passage 
of time and/or as a result of legal, political, economic or other changes. We do not assume responsibility to 
indicate such changes and/or to publish an updated document. The forecasts contained in this document or 
other statements on rates of return, capital gains or other accession are the personal opinion of the author 
and we do not assume liability for the realisation of these. 

This document is only for information purposes. It does not constitute a financial analysis within the meaning 
of § 34b or § 31 Subs. 2 of the German Securities Trading Act (Wertpapierhandelsgesetz), no investment 
advice or recommendation to buy financial instruments. It does not replace consulting regarding legal, tax or 
financial matters. 

 
Remarks regarding foreign investors 
The preparation of this document is subject to regulation by German law. The distribution of this document 
in other jurisdictions may be restricted by law, and persons, into whose possession this document comes, 
should inform themselves about, and observe, any such restrictions. 
 
United Kingdom 
This document is meant exclusively for institutional investors and market professionals, but not for private 
customers. It is not for distribution to or the use of private investors or private customers. 
 

United States of America 
This document has been prepared exclusively by Joh. Berenberg, Gossler & Co. KG. Although Berenberg 
Capital Markets LLC, an affiliate of the Bank and registered US broker-dealer, distributes this document to 
certain customers, Berenberg Capital Markets LLC does not provide input into its contents, nor does this 
document constitute research of Berenberg Capital Markets LLC. In addition, this document is meant 
exclusively for institutional investors and market professionals, but not for private customers. It is not for 
distribution to or the use of private investors or private customers. 

This document is classified as objective for the purposes of FINRA rules. Please contact Berenberg Capital 
Markets LLC (+1 617.292.8200), if you require additional information. 
 

Copyright 
The Bank reserves all the rights in this document. No part of the document or its content may be rewritten, 
copied, photocopied or duplicated in any form by any means or redistributed without the Bank’s prior written 
consent. 
 
© May 2013 Joh. Berenberg, Gossler & Co. KG  
 



Berenberg Macro Views  

Economics 

10 

Contacts: Investment Banking 

 

EQUITY RESEARCH E-mail: firstname.lastname@berenberg.com; Internet www.berenberg.com

AEROSPACE & DEFENCE FOOD MANUFACTURING MID CAP GENERAL

Andrew Gollan +44 20 3207 7891 Fintan Ryan +44 20 3465 2748 Robert Chantry +44 20 3207 7861

James Targett +44 20 3207 7873 Gunnar Cohrs +44 20 3207 7894

AUTOMOTIVES Sam England +44 20 3465 2687

Henning Cosman +44 20 3465 2635 GENERAL RETAIL Benjamin May +44 20 3465 2667

Adam Hull +44 20 3465 2749 Bethany Hocking +44 20 3207 7925 Virginia Nordback +44 20 3465 2693

Paul Kratz +44 20 3465 2678 Michelle Wilson +44 20 3465 2663 Anna Patrice +44 20 3207 7863

Simona Sarli +44 20 3207 7834

BANKS HEALTHCARE Stanislaus von Thurn und Taxis +44 20 3465 2631

Nick Anderson +44 20 3207 7838 Scott Bardo +44 20 3207 7869

James Chappell +44 20 3207 7844 Ana Caludi Muldoon +44 20 3207 7841 OIL & GAS

Andrew Lowe +44 20 3465 2743 Alistair Campbell +44 20 3207 7876 Asad Farid +44 20 3207 7932

Eoin Mullany +44 20 3207 7854 Charles Cooper +44 20 3465 2637 Jaideep Pandya +44 20 3207 7890

Eleni Papoula +44 20 3465 2741 Graham Doyle +44 20 3465 2634

Tom Jones +44 20 3207 7877 REAL ESTATE

BUSINESS SERVICES, LEISURE & TRANSPORT Louise Pearson +44 20 3465 2747 Kai Klose +44 20 3207 7888

Najet El Kassir +44 20 3207 7836 Estelle Weingrod +44 20 3207 7931

Stuart Gordon +44 20 3207 7858 HOUSEHOLD & PERSONAL CARE

Simon Mezzanotte +44 20 3207 7917 Bassel Choughari +44 20 3465 2675 TECHNOLOGY

Matthew O'Keeffe +44 20 3207 7895 James Targett +44 20 3207 7873 Adnaan Ahmad +44 20 3207 7851

Josh Puddle +44 20 3207 7881 Daud Khan +44 20 3465 2638

Arash Roshan Zamir +44 20 3465 2636 INSURANCE Ali Farid Khwaja +44 20 3207 7852

Tom Carstairs +44 20 3207 7823 Gal Munda +44 20 3465 2746

CAPITAL GOODS Peter Eliot +44 20 3207 7880 Tammy Qiu +44 20 3465 2673

Benjamin Glaeser +44 20 3207 7918 Kai Mueller +44 20 3465 2681

Stephan Klepp +44 20 3207 7819 Matthew Preston +44 20 3207 7913 TELECOMMUNICATIONS

Margaret Paxton +44 20 3207 7934 Sami Taipalus +44 20 3207 7866 Wassil El Hebil +44 20 3207 7862

Alexander Virgo +44 20 3207 7856 Usman Ghazi +44 20 3207 7824

Felix Wienen +44 20 3207 7915 LUXURY GOODS Siyi He +44 20 3465 2697

Bassel Choughari +44 20 3465 2675 Laura Janssens +44 20 3465 2639

CHEMICALS John Guy +44 20 3465 2674 Paul Marsch +44 20 3207 7857

John Klein +44 20 3207 7930 Zuzanna Pusz +44 20 3207 7812 Barry Zeitoune +44 20 3207 7859

Evgenia Molotova +44 20 3465 2664

Jaideep Pandya +44 20 3207 7890 MEDIA TOBACCO

Robert Berg +44 20 3465 2680 Erik Bloomquist +44 20 3207 7870

CONSTRUCTION Emma Coulby +44 20 3207 7821 Kate Kalashnikova +44 20 3465 2665

Chris Moore +44 20 3465 2737 Laura Janssens +44 20 3465 2639

Robert Muir +44 20 3207 7860 Sarah Simon +44 20 3207 7830 UTILITIES

Michael Watts +44 20 3207 7928 Andrew Fisher +44 20 3207 7937

METALS Mehul Mahatma +44 20 3465 2698

DIVERSIFIED FINANCIALS Bjoern Lippe +44 20 3207 7845 Oliver Salvesen +44 20 3207 7818

Pras Jeyanandhan +44 20 3207 7899 Lawson Steele +44 20 3207 7887

Martin Price +44 20 3207 7892

Ben Slingsby +44 20 3465 2626

ECONOMICS

Holger Schmieding +44 20 3207 7889 Christian Schulz +44 20 3207 7878 Robert Wood +44 20 3207 7822

EQUITY SALES E-mail: firstname.lastname@berenberg.com; Internet www.berenberg.com

SPECIALIST SALES SALES SALES

BANKS & DIVERSIFIED FINANCIALS LONDON ZURICH

Iro Papadopoulou +44 20 3207 7924 John von Berenberg-Consbruch +44 20 3207 7805 Andrea Ferrari +41 44 283 2020

Toby Flaux +44 20 3465 2745 Stephan Hofer +41 44 283 2029

CONSUMER Karl Hancock +44 20 3207 7803 Carsten Kinder +41 44 283 2024

Rupert Trotter +44 20 3207 7815 Sean Heath +44 20 3465 2742 Gianni Lavigna +41 44 283 2038

James Hipkiss +44 20 3465 2620 James Nettleton +41 44 283 2026

HEALTHCARE David Hogg +44 20 3465 2628 Benjamin Stillfried +41 44 283 2033

Frazer Hall +44 20 3207 7875 Zubin Hubner +44 20 3207 7885

Ben Hutton +44 20 3207 7804 SALES TRADING

INDUSTRIALS James Matthews +44 20 3207 7807 HAMBURG

Chris Armstrong +44 20 3207 7809 David Mortlock +44 20 3207 7850 Paul Dontenwill +49 40 350 60 563

Jina Zachrisson +44 20 3207 7879 Peter Nichols +44 20 3207 7810 Sebastian Grünberg +49 40 350 60 763

Richard Payman +44 20 3207 7825 Alexander Heinz +49 40 350 60 359

INSURANCE George Smibert +44 20 3207 7911 Marc Hosthausen +49 40 350 60 761

Trevor Moss +44 20 3207 7893 Anita Surana +44 20 3207 7855 Gregor Labahn +49 40 350 60 571

Paul Walker +44 20 3465 2632 Chris McKeand +49 40 350 60 798

MEDIA & TELECOMMUNICATIONS Alexander Woodgate +44 20 3465 2625 Patrick Schepelmann +49 40 350 60 559

Julia Thannheiser +44 20 3465 2676 Lars Schwartau +49 40 350 60 450

BENELUX Marvin Schweden +49 40 350 60 576

TECHNOLOGY Miel Bakker +44 20 3207 7808 Tim Storm +49 40 350 60 415

Jean Beaubois +44 20 3207 7835 Susette Mantzel +49 40 350 60 694 Philipp Wiechmann +49 40 350 60 346

Alexander Wace +44 20 3465 2670

UTILITIES LONDON

Benita Barretto +44 20 3207 7829 FRANKFURT Mike Berry +44 20 3465 2755

Michael Brauburger +49 69 91 30 90 741 Stewart Cook +44 20 3465 2752

CRM Nina Buechs +49 69 91 30 90 735 Simon Messman +44 20 3465 2754

Laura Cooper +44 20 3207 7806 André Grosskurth +49 69 91 30 90 734 Paul Somers +44 20 3465 2753

Edwina Lucas +44 20 3207 7908 Joerg Wenzel +49 69 91 30 90 743

Greg Swallow +44 20 3207 7833 PARIS

PARIS Sylvain Granjoux +33 1 5844 9509

INVESTOR ACCESS Dalila Farigoule +33 1 5844 9510

Matthew Chawner +44 20 3207 7847 Clémence La Clavière-Peyraud +33 1 5844 9521 ELECTRONIC TRADING

Jennie Jiricny +44 20 3207 7886 Bertrand Tissier +33 1 5844 9507 Matthias Führer +49 40 350 60 597

Julian Winter +49 40 350 60 463

EVENTS SCANDINAVIA

Charlotte Kilby +44 20 3207 7832 Ronald Bernette +44 20 3207 7828 SOVEREIGN WEALTH FUNDS

Natalie Meech +44 20 3207 7831 Marco Weiss +49 40 350 60 719 Max von Doetinchem +44 20 3207 7826

Charlotte Reeves +44 20 3465 2671

Sarah Weyman +44 20 3207 7801

Hannah Whitehead +44 20 3207 7922

US SALES E-mail: firstname.lastname@berenberg-us.com; Internet www.berenberg.com

BERENBERG CAPITAL MARKETS LLC Member FINRA & SIPC

Colin Andrade +1 617 292 8230 Shawna Giust +1 646 445 7216 Kieran O'Sullivan +1 617 292 8292

Burr Clark +1 617 292 8282 Andrew Holder +1 617 292 8222 Jonathan Saxon +1 646 445 7202

Julie Doherty +1 617 292 8228 Olivia Lee +1 646 445 7212

Kelleigh Faldi +1 617 292 8288 Emily Mouret +1 646 445 7204
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