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Simplification of the corporate structure to bring more transparency and control

On 31 October, Befimmo announced it has reached an agreement with AG Real estate on (1) the
purchase by Befimmo SCA of the Statutory Manager, Befimmo SA, from AG Real Estate for a
consideration in cash of EUR21m and (2) the full internalisation of property management activities
for a consideration of EUR1. This agreement is subject to EGM approval (to be organised in
December 2012). We believe this is positive as it will give Befimmo better control as it will be in
closer/direct contact with its tenants. Interestingly, management indicated that this initiative came
from AG Real estate. Befimmo will also propose to transform the Limited Partnership by Shares
into a Limited Liability. Finally, management confirmed its decision to apply for REIT status for its
100% owned subsidiary Fedimmo.

Simplification of corporate structure: one-off cost but annual accretion of cash-flows

Management indicated that the EUR21m price was assessed using a wide range of valuation
methodologies. The cancellation of the annual management fee would have saved EUR1.6m in
2011 (EUR1.4m in 2010), implying a positive FFO impact of EURO0.07/share in 2012 and
EURO0.06/sh pa from 2013e. There will be a one-off negative impact on NNNAV of EUR1.09/sh in
2012, ie EUR21m minus EUR1.6m. LTV will also increase by 1%. We have updated our model to
reflect this. This is broadly neutral on valuation and we keep our TP and rating unchanged.

Strategy: no longer looking at Paris office, re-focus on core market makes sense

Following Befimmo’s announcement earlier this year that it was assessing potential diversification
in Paris offices, management indicated that in the current macroeconomic environment, such a
diversification would not meet Befimmo’s risk/return targets as returns in CBD were too low and
risks in the suburbs too high. Therefore, Befimmo will remain focused on the Belgian and
Luxembourg office markets. Mgmt will monitor investment opportunities, which will be financed
through disposals of non-strategic buildings (from Fedimmo portfolio). Mgmt intends to keep LTV
around or below 50%. We believe that focusing on its core markets where its expertise lies makes
sense, although the outlook for the Belgian office market remains very weak in our view.
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Diluted FFO (EUR) 5.30 3.90 3.66 3.78 NOPAT yield (%) 6.6 5.9 5.7 5.8

Net dividend (EUR) 4.93 3.45 3.45 3.48 FFO yield (%) 71 8.3 7.8 8.0

Diluted NAV (EUR) 57.37 54.20 52.81 51.84 Dividend yield (%) 8.3 7.3 7.3 7.4
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NOPAT (EURm) 103 107 106 111

FFO (EURm) 71 69 65 67 * Yearly average price for FY ended 12/11
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Forthcoming events

Date Event

15 Nov. 2012 Q3 Trading Statement
19 Feb. 2013 FY 2012 Results

24 Apr. 2013 AGM
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Price at 31 Oct. 12 / 12m Target Price
EURA47.0 / EUR46 -2% BEFIMMO (Underperform)

Reuters / Bloomberg: BEFB.BR / BEFB BB Webb (+44) 203 430 8419 & Guezi (+44) 207 039 9505 Offices | Real Estate (Neutral) - Belgium
Company Highlights EURm

Enterprise value 1,806 100.0

Market capitalisation 834 m AA

Free float 677 850 7 n PR

3m average volume 1 75.0 ’J\V' W—w Phl.

Performance (*) m 3m 12m ‘J

Absolute 2% (4%) (11%) 65.0 W T

Rel. Sector (2%) (7%) (25%) - N %’ L

Rel. MSCI SMID 1% (8%) (22%) 55.0  J T

12m Hi/Lo (EUR) : 56.6 -17% / 42.7 +10% W /’w

CAGR 2004/2012 2012/2016| 450 w"ww o @ Target|Price

Diluted FFO PS (3%) 1% 406

Diluted NNAV PS 2%) 0% —— Price & Target Price Relative to EPRA Europe

Price (yearly avg from Sep. 03 to Dec. 11) 65.9 70.9 77.2 79.0 83.7 74.0 63.9 59.9 59.5 47.0 47.0 47.0 47.0 47.0
PER SHARE DATA (EUR) 5 5 5

No of shares year end, basic, (m) 9.794 9.794 9.794 9.794 13.059 13.059 16.790 16.790 17.538 17.738 17.738 17.738 17.738 17.738
Avg no of shares, diluted, excl. treasury stocks (m) 9.794 9.794 9.794 9.794 10.823 13.059 14.061 16.790 16.816 17.638 17.738 17.738 17.738 17.738
Diluted FFO 5.38 5.19 5.08 4.92 4.36 4.18 5.43 4.69 5.30 3.90 3.66 3.78 4.02 4.09
Net dividend 4.45 4.62 4.80 4.92 4.51 4.55 4.40 3.91 4.93 3.45 3.45 3.48 3.55 3.63
Diluted NAV 61.40 61.77 68.28 67.38 70.75 73.38 59.85 61.68 57.37 54.20 52.81 51.84 53.31 54.79
Diluted NNAV 61.30 61.65 67.59 67.13 71.32 73.98 58.49 60.27 57.02 53.85 52.47 51.49 52.96 54.45
Diluted NNNAV 61.30 61.65 67.59 67.13 71.32 73.98 58.49 60.27 57.02 54.30 53.10 52.29 53.68 55.09
NOPAT yield 6.2% 5.4% 5.6% 5.3% 5.0% 4.9% 6.1% 5.6% 6.6% 5.9% 5.7% 5.8% 6.2% 6.4%
FFO yield 8.2% 7.3% 6.6% 6.2% 5.2% 5.6% 8.5% 7.8% 7.1% 8.3% 7.8% 8.0% 8.6% 8.7%
Dividend yield 6.8% 6.5% 6.2% 6.2% 5.4% 6.1% 6.9% 6.5% 8.3% 7.3% 7.3% 7.4% 7.6% 7.7%
Premium/(Discount) to GAV 4% 8% 9% 11% 10% 0% 5% (0%) 2% (7%) (5%) (4%) (5%) (7%)
Premium/(Discount) to NAV 7% 15% 13% 17% 18% 1% 7% (3%) 4% (13%) (11%) (9%) (12%) (14%)
Premium/(Discount) to NNAV 7% 15% 14% 18% 17% 0% 9% (1%) 4% (13%) (10%) (9%) (11%) (14%)
Premium/(Discount) to NNNAV 7% 15% 14% 18% 17% 0% 9% (1%) 4% (13%) (11%) (10%) (12%) (15%)
ENTERPRISE VALUE (EURm) 1,113 1,225 1,168 1,168 1,737 1,861 1,759 1,878 1,942 1,806 1,882 1,914 1,901 1,888
Market cap 645 694 756 773 906 967 898 1,005 1,001 834 834 834 834 834
+ Net debt 467 529 405 392 773 841 776 784 871 902 977 1,010 997 984
+ Minority interests 0 0 0 0 65 62 62 64 64 64 64 64 64 64
+ Derivatives 1 1 1 0) ®) ) 16 18 4 4 4 4 4 4
+ Other debt marked to market adjustment 0 0 6 3 1 1 6 6 3 3 3 3 3 3
P & L HIGHLIGHTS (EURm) Sep. 07 Sep. 08 Sep. 09 Sep. 10 Dec. 11 Dec. 12e Dec. 13e Dec. 14e Dec. 15e Dec. 16e
Rental income 78.3 78.5 79.5 76.3 104.9 109.5 119.1 124.0 156.0 128.8 128.8 134.1 142.1 144.3
Operating expenses (4.2) (5.6) (6.8) (5.9) (7.9) (7.4) (3.8) (7.1) (9.3) (7.7) (7.7) (8.0) (8.5) (8.7)
Other operating income 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
G&A expenses (5.5) (6.2) (6.3) (7.8) (8.9) (10.6) (8.0) (10.8) (17.8) (13.4) (13.9) (14.2) (14.6) (15.0)
EBITDA 68.6 66.7 66.4 62.5 88.1 91.4 107.3 106.1 129.0 107.7 107.2 111.8 119.0 120.7
Associates 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Non-real estate depreciation 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Net financial expenses (15.8) (15.2) (16.0) (13.7) (37.6) (32.4) (29.3) (22.8) (34.5) (34.8) (38.3) (40.7) (43.3) (43.7)
Pre-tax recurring profit 52.8 51.5 50.4 48.8 50.5 59.0 78.0 83.3 94.5 72.9 68.8 711 75.7 77.0
Current taxation 0.1) 0.7) 0.7) (0.6) (0.6) (0.6) (0.5) 0.7) (0.8) (0.7) (0.7) 0.7) (0.7) (0.8)
Minorities 0.0 0.0 0.0 0.0 (2.7) (3.7) 1.1) (3.9) (4.5) (3.5) (3.3) (3.4) (36) (3.7)
FFO 52.7 50.9 49.7 48.2 47.2 54.6 76.4 78.8 89.2 68.8 64.9 67.0 713 726
Real estate depreciation 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
After-tax unrealised valuation movements (7.5) (5.8) 145 17.8 418 36 (109.7) (38.1) (11.6) (87.4) (28.2) (23.7) 11.6 11.7
Other items 0.1) (1.1) 0.0 0.0 0.0 0.0 (1.2) 6.1 43 0.0 0.0 0.0 0.0 0.0
Net income 45.1 43.9 64.2 66.0 89.1 58.2 (34.5) 46.7 81.9 (18.7) 36.7 433 82.9 84.3
NOPAT 68.5 66.0 65.7 61.8 87.5 90.8 106.8 105.5 128.2 107.0 106.5 111.1 118.2 119.9
CASH FLOW HIGHLIGHTS (EURm)

FFO total share 52.7 50.9 49.7 48.2 49.9 58.3 775 82.7 93.7 722 68.2 70.4 74.9 76.2
Other recurring items 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 (1.0) (1.0) (1.0) 0.0 0.0
Net cash flow from operations 52.7 50.9 49.7 48.2 49.9 58.3 775 827 93.7 7.2 67.2 69.4 749 76.2
Investments (4.3) (72.7) (38.4) (0.2) (718.3) (144.8) (123.3) (34.8) (118.0) (81.2) (81.2) (40.7) 0.0 0.0
Disposals 0.6 37 0.0 28 224 64.9 39 58.8 0.0 0.0 0.0 0.0 0.0 0.0
Change in working capital 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Net investments 3.7 (69.0) (38.4) 26 (695.8) (79.9) (119.5) 24.0 (118.0) (81.2) (81.2) (40.7) 0.0 0.0
Distributed dividend (43.6) (45.3) (45.3) (47.0) (48.2) (49.8) (60.6) (62.7) (67.4) (20.8) (61.2) (61.2) (61.8) (63.0)
Capital increases 0.0 0.0 0.0 0.0 256.3 0.0 159.5 0.0 25 0.0 0.0 0.0 0.0 0.0
Change in borrowings 0.0 452 (116.0) (11.0) 402.5 61.1 (80.0) (1.7) 86.5 81.2 812 40.7 0.0 0.0
Other non-recurring items (2.4) 7.0 160.1 9.4 25.6 9.5 246 (45.0) 26 0.0 0.0 0.0 0.0 0.0
Total cash flow 3.1 (11.2) 10.1 2.2 (9.7) (0.7) 1.5 (2.6) (0.2) 50.4 6.0 8.2 13.1 13.2
BALANCE SHEET HIGHLIGHTS (EURm)

Property investments 1,055 1,125 1,140 1,078 1,815 1,887 1,923 1,923 1,971 1,953 2,002 2,015 2,029 2,043
Other fixed assets 0 0 0 0 1 1 1 1 1 1 1 1 1 1
Working capital 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Net intangibles 0 0 0 0 16 16 16 16 16 16 16 16 16 16
Other net assets 13 9 (66) (27) (70) (42) (97) (55) (43) (43) (43) (43) (43) (43)
Capital employed 1,068 1,134 1,074 1,052 1,762 1,861 1,842 1,885 1,945 1,927 1,975 1,989 2,002 2,016
Long-term debt (118) (186) (116) (91) (149) (857) (745) (585) (856) (937) (1,018) (1,059) (1,059) (1,059)
Short-term debt (373) (350) (304) (317) (663) (15) (47) (206) (21) (1) (21) 1) (21) (21)
Cash 14 3 13 15 5 5 6 3 4 54 60 68 81 94
Financial assets 10 4 2 2 33 27 10 3 2 2 2 2 2 2
Net debt (467) (529) (405) (392) (773) (841) (776) (784) (871) (902) (977) (1,010) (997) (984)
Minority interests 0 0 0 0 65 62 62 64 64 64 64 64 64 64
NAV 601 605 669 660 924 958 1,005 1,036 1,006 961 937 920 946 972
Derivatives 1) (1) ) 0 8 9 (16) (18) 4) ) 4) (4) “4) (4)
Other marked to market adjustment 0 0 (6) 3) 1) (1) (6) (6) ) 3) 3) 3) (3) 3)
NNAV 600 604 662 658 931 966 982 1,012 1,000 955 931 913 939 966
Net deferred tax liabilities 0 0 0 0 0 0 0 0 0 8 " 14 13 1"
NNNAV 600 604 662 658 931 966 982 1,012 1,000 963 942 927 952 977
FINANCIAL RATIOS b b Dec. 13e Dec. 16e
Diluted FFO PS (% change) NS (3.5%) (2.2%) (3.2%) (11.3%) (4.2%) 30.0% (13.7%) (9.6%) (8.1%) (6.2%) 3.3% 6.5% 1.7%
Dividend (% change) NS 3.8% 3.9% 2.5% (8.3%) 0.9% (3.3%) (11.2%) 26.2% (30.0%) 0.0% 1.0% 2.0% 2.0%
Diluted NNAV PS (% change) NS 0.6% 9.6% (0.7%) 6.2% 3.7% (20.9%) 3.0% (5.4%) (5.6%) (2.6%) (1.9%) 2.9% 2.8%
EBITDA Margin 87.6% 84.9% 83.5% 81.9% 84.0% 83.5% 90.1% 85.6% 82.7% 83.6% 83.2% 83.4% 83.7% 83.6%
EBITDA coverage of interests 4.3x 4.4x 4.2x 4.6x 2.3x 2.8x 3.7x 4.7x 3.7x 3.1x 2.8x 2.7x 2.7x 2.8x
Effective tax rate 0.18% 1.27% 1.31% 1.27% 1.16% 1.10% 0.59% 0.78% 0.87% 0.98% 0.98% 0.98% 0.98% 0.98%
Loan-to-value 44.3% 47.0% 35.5% 36.3% 42.6% 44.6% 40.4% 40.8% 44.2% 46.2% 48.8% 50.1% 49.1% 48.1%
Payout as % of FFO 82.7% 89.0% 94.5% 100.0% 103.5% 108.9% 80.3% 83.3% 97.0% 89.0% 94.3% 92.3% 88.4% 88.6%
ROCE 8.9% 8.0% 7.3% 6.6% 6.6% 5.2% 6.0% 5.8% 6.8% 5.4% 5.2% 5.2% 5.5% 5.6%
WACC 0.0% 6.9% 6.9% 6.9% 6.9% 6.9%
ROCE/WACC NC 0.8x 0.7x 0.8x 0.8x 0.8x

Latest Model update: 31 Oct. 12

(*) In listing currency, with div. Reinvested
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Important notice: Please refer to our complete disclosure notice available on www.exane.com/compliance

This research is produced by EXANE SA and / or EXANE LTD (“EXANE”) on behalf of themselves. EXANE SA is regulated by the "Autorité des Marchés
Financiers" (AMF) and EXANE LTD is regulated by the "Financial Services Authority" (FSA). In accordance with the requirements of FSA COB 7.16.7R and
associated guidances “Exane’s policy for managing conflicts of interest in relation to investment research" is published on Exane’s web site (www.exane.com).
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This research is solely for the private information of the recipients. All information contained in this research report has been compiled from sources believed to be
reliable. However, no representation or warranty, express or implied, is made with respect to the completeness or accuracy of its contents, and it is not to be relied
upon as such. Opinions contained in this research report represent Exane's current opinions on the date of the report only. Exane is not soliciting an action based
upon it, and under no circumstances is it to be used or considered as an offer to sell, or a solicitation of any offer to buy.

While Exane endeavours to update its research reports from time to time, there may be legal and/or other reasons why Exane cannot do so and, accordingly, Exane
disclaims any obligation to do so.

This report is provided solely for the information of professional investors who are expected to make their own investment decisions without undue reliance on this
report and Exane accepts no liability whatsoever for any direct or consequential loss arising from any use of this report or its contents.

ANALYST CERTIFICATION: all of the views expressed in the research report accurately reflect the research analyst's personal views about any and all of
the subject securities or issuers of this research report. No part of the research analyst's compensation was, is, or will be, directly or indirectly, related
to the specific recommendations or views expressed by the research analyst in this research report.

This report may not be reproduced, distributed or published by any recipient for any purpose. Any United States person wishing to obtain further information or to
effect a transaction in any security discussed in this report should do so only through Exane Inc., which has distributed this report in the United States and, subject
to the above, accepts responsibility for its contents.

BNP PARIBAS has acquired an interest in VERNER INVESTISSEMENTS the parent company of EXANE. VERNER INVESTISSEMENTS is controlled by the
management of EXANE. BNP PARIBAS’s voting rights as a shareholder of VERNER INVESTISSEMENTS will be limited to 40% of overall voting rights of VERNER
INVESTISSEMENTS.



