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Key estimates
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Valuation & other
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FY'07/08 results

- We summarize the most important elements. i. recurring EPS in line at €3.89 vs. €3.91 Dexia estimate. ii. together with €0.69
realized capital gains the dividend set at €4.55 (yielding 7.3%) is covered. iii. the portfolio declined by 0.3% yoy (Q4: -0.6%) and
arguably is very defensive (64% public institutions, 58% Brussels CBD, 9.4y lease duration) but in our view will see further negative
mark-to-market since a substantial part of the assets was acquired at the peak of the market. The valuation yield is 6.3% with
Fedimmo close to 5.5% after 1y of indexation. iv. the debt book is solid with a 47% LTV, no refi risk (4y duration and <10% of
committed amounts maturing in 2009-10 with €250 uncommitted lines which are sufficient to fund the capex backlog) and no
covenant risk (LTV <65% and interest cover > 2.25x). The average cost of debt worked out at 4.8% and the hedge ratio is 83%.

Table. Befimmo FY'07/08 results

EURm 2007A 2008A chg % 2008E
Rental income 104.9 109.5 4.4% 110.8
Operating expenses (16.8) (18.1) (16.4)
EBIT 88.1 91.4 3.8% 94.4
margin % 84.0% 83.5% 85.2%
Net financial (34.4) (36.4) (39.5)
Taxes (0.6) (0.6) (0.6)
Minorities (2.7) (3.7) (3.2)
Net direct result - group 50.4 50.7 0.4% 51.1
EPS (recurring EPRA adj.) 4.66 3.89 -16.5% 3.91
DPS 4.51 4.55 0.9% 4.51
NAV 7.7 74.0 3.2% 711

= The French connection. Management gave a clear cut presentation at the analyst meeting showing confidence in the robustness of
its cash flow. Again the topic of geographical diversification towards the Paris CBD was brought to the table. Management argues it
sees appealing low-risk investment opportunities in a liquid market characterized by a low vacancy rate. We are cognisant that indeed
now is the time home run deals can be made, but we wonder why Befimmo should venture into Paris since i. synergies are
non-existent and it will have to install a local management team, ii. what is the added value of having 10-15% of the portfolio invested
in another, more cyclical market which dilutes the good public sector exposure built up through Fedimmo and more importantly iii.
won't there be any rising investment opportunities in its home market as some participants might turn insolvent or developers need
cash to survive (1mm? development pipeline in Brussels of which 65% is speculative)? That's of course for the theory, since before
any transaction could be settled the market return and the marginal cost of capital need to find themselves in equilibrium. Quod non.
We stay Neutral.
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ANALYST CERTIFICATION

I, Mickael Van den Hauwe, hereby certify that the views expressed in this research report accurately reflect my
personal opinion about the companies and the securities discussed herein. This report has been submitted to the
issuer of the financial instrument it relates to before its publication. Like all employees of Dexia Bank Belgium, the
remuneration can be base in part on the results of Dexia Bank Belgium as a whole, which may include investment
banking revenues. | certify that | do not hold, directly or indirectly, any interest in the companies mentioned above.
However, no part of my compensation was or is related to any recommendation or opinion expressed in this
report.

COMPANY SPECIFIC REGULATORY DISCLOSURES

Dexia Bank Belgium or any entity of Dexia Group can perform commercial banking, brokerage and advisory
services for or on behalf of any of the companies or organisations referred to in this report. Furthermore, Dexia
Bank Belgium or any entity of Dexia group may hold a position either independently or for the benefit of third
parties, or trade in the securities of any company or organisation referred to this report, as a broker, market maker,
or in any other role. The following disclosures relate to relationships between Dexia Bank Belgium or its
subsidiaries and companies covered by the equity research division of Dexia Bank Belgium and referred to in this
research. Dexia Bank Belgium may have from time to time non-securities related banking relationships with the
companies covered by its research department.

RECOMMENDATIONS

We use four stock recommendations which reflect the share's expected absolute performance as follows:

* Buy: we expect this stock to generate a return of >15% over the next twelve months;

* Add: we expect this stock to generate a return of 5-15% over the next twelve months;

* Neutral: we expect this stock to generate a return of 0-5% over the next twelve months;
* Reduce: we expect this stock to generate a negative return over the next twelve months

DISTRIBUTION OF RATINGS/INVESTMENT BANKING RELATIONSHIPS (AS OF 09-30-2008)

Rating distribution Investment banking relationship
Rating Category Count Percent Count Percent
Buy 27 29.0% 4 14.8%
Add 19 20.4% 1 5.3%
Neutral 41 44.1% 2 4.9%
Reduce 6 6.4% 0 0.0%

Rating distribution Total: 93
Investment banking relationship Total: 7

MEASURES PREVENTING CONFLICTS OF INTEREST

Dexia Bank Belgium prohibits its analysts from owning securities of any company he/she is covering. Such
restrictions are enhanced by the formal undertaking to perform all personal securities transactions through an
account with Dexia Bank Belgium. Analysts' remuneration can be based in part on the results of Dexia Bank
Belgium which may include investment banking revenues. Analysts are required to respect the information sharing
policy that restricts disclosure of recommendations to third parties or to any other department of Dexia Bank
Belgium or any other entity of the Dexia group prior to the distribution or the public disclosure thereof. Similar
information barriers apply to the staff involved in the corporate banking, corporate finance and structured finance
activity in order to prevent conflicts of interest. They are not allowed to enter into transactions involving securities
of a listed company for their own account or for the account any third party, when involved in the customer
relationship with such company nor communicate on the relationship with such company outside the corporate
department without the prior authorization of the Compliance Officer.
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12-MONTH PRICE TARGET CHART

Rating and Target Price History for: Befimmo as of 18-11-2008

29/02/08 17/11/08
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Disclaimer

This document has been produced under the responsibility of Dexia Bank Belgium NV/SA, ("Dexia"), Boulevard
Pacheco 44, 1000 Brussels, a Belgian bank licensed and supervised by the Belgian Banking, Finance and
Insurance Commission (Commissie voor het Bank-, Financie- en Assurantiewezen / Commission bancaire,
financiA're et des assurances). This document is exclusively intended for persons that qualify as 'eligible
counterparties' or 'professional clients' and it is not intended to be distributed or passed on, directly or indirectly, to
'retail clients' (as such terms are defined under Directive 2004/39/EC of the European Parliament and of the
Council). This document is intended only to provide general information and constitutes investment research. It
cannot be construed as an investment advice or a personal recommendation as it has been prepared without
regard to the individual financial and other circumstances of persons who receive it. This document does not
constitute an offer or solicitation for the sale, purchase or subscription of any financial instrument in any
jurisdiction. It cannot be considered as an offer for the provision of investment services either. Although all
reasonable care has been taken by Dexia to ensure that the information contained in this document is accurate,
neither Dexia nor its affiliated companies (together "Dexia Group"), nor their directors, advisors or employees can
be held liable for any incorrect, incomplete or missing information, or for any direct or indirect damages, losses,
costs, claims, liabilities or other expenses which would result from the use of, or reliance on, this document,
except in case of wilful misconduct and fraud. All opinions, estimates and projections contained in this document
are those of Dexia as of the date hereof and are subject to change without notice. Investors should carefully read
the entire document and any references made therein in order to obtain complete information concerning the
analyst's views. This document or any part of it cannot be reproduced, distributed or published without the prior
written consent of Dexia. Our salespeople, traders and other professionals may provide oral or written comments
to our clients that reflect opinions that may differ from the opinions or recommendations expressed in this
document. Our asset management area, our proprietary trading desks and investment businesses may make
investment decisions that are inconsistent with the recommendations expressed in this document. Any entity of
the Dexia Group reserves the right to perform banking, brokerage and advisory services for or on behalf of any
entity referred to in this document. Furthermore, any entity of the Dexia Group may trade or hold a position in any
financial instrument referred to in this document or any other financial instrument, as a broker, market maker, or in
any other role, either independently or for the benefit of third parties. In the United Kingdom and except as
otherwise specified herein, this document is communicated by Dexia Bank Belgium, London Branch, Shackleton
House, Hay's Galleria, 4 Battle Bridge Lane, London SE1 2GZ. London Branch is subject to limited regulation by
the Financial Services Authority. Details about the extent of its regulation by the Financial Services Authority are
available from London Branch on request. In the United States this document is solely distributed to "major
institutional investors" as defined in Rule 15a-6 (U.S. Act of 1934). Each U.S. recipient by its acceptance hereof
warrants that it is a "major institutional investor”, as defined, understands the risks involved in dealing securities or
any financial instrument, and shall not distribute nor provide this document or any part thereof, to any other
person.

Our research is available on our website: www.dexia.be/EquityReports
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