Morning Note

» Banimmo Rating: Buy (=) PT: €23.0 (=) Last: €21.0

Key estimates

€ 2006A 2007A 2008E 2009E -1M -1.9% -3M 6.3% YTD 2.4%
DPS 1.39 1.15 1.29 1.45 2311 I S, 23.1
CFPS 2.59 1.72 1.99 2.24 EPRA Euro
Net Profit (m) 22.4 19.6 22.5 25.4 o o
EPS 2.59 1.72 1.99 2.24
NAV 12.2 13.9 15.0 16.3

18.9 18.9

Valuation & other
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Some further thoughts/feedback analyst meeting

- How to find a steady stream of assets to receive the '‘Banimmo makeover'. Mgmt acknowledges the market is still competitive
but it indicates it sees less competition for the more 'complicated assets' it is targeting. In our view this is also very much related to
intellectual capital and whereas its track record on the stock market might be limited, we would be inclined to give the team some
credit while also taking into account the attractiveness of the latest transactions. For the sceptics we could also refer to the case of
Atenor which has - throughout the interest rate cycle - always been able to post exceptional returns.

= Portfolio movements. i. mgmt argues it is aiming to invest at least twice the amount of assets divested per annum to grow the
portfolio to €500m within 5y. For 2008 it targets €80m of (gross) investment volume (excl. Unilever ~ €25m, North Plaza ~ 30m)
whereas it has identified two assets to dispose. The sales process of the Atlantic House is still ongoing (Dexia est'd gain ~ €10m)
while our analysis would suggest that Athena Business Centre (~ €5m) , Kruger Centre (~ €8m) & Gérardchamps (~ €2m) are
potential disposal candidates as well. ii. it will probably not sell the Mobistar building before 2009 (~ €15-20m) when it will be delivered
as to be able to rotate its capital base in a way that it can guarantee some recurrence in trading gains, iii. we do not believe the
Unilever building fits with the strategy but we can follow mgmt's comment that it needs to actively restore recurring income flows after
the significant disposals in 2007 and the entry yield of 8% looks attractive to do so; iv. the company aims to identify a site for the
development of a third Dolce conference centre; v. it seems the JV with Pramerica will only start to invest as from H2'08, which is
somewhat disappointing.

The key ingredient: a solid capital base. Whereas participants in the direct market have seen credit spreads move out by
50-100bps to 150bps, Banimmo is able to rely on the credit lines that were contracted last year (at the old spreads) of which €165m
are still undrawn. In fact the current debt fully consists of CP that does not appear to be affected by the crisis with spreads even
slightly down to 28-29bps. If we add the reservation fee on the backup lines the marginal cost of funding is around 5.0%. The LTV is
only 38% with a covenant at 70%.

The NAV dilemma. For many investors the premium to the NAV is a serious entry barrier but at €13.9 per share it is heavily
understated and we point out the following thoughts: i. the experts are appointed by the banks which are pushing for a low valuation
given the restrictive covenant of 70% LTV in the loan syndication; ii. the management incentive fee is based on realized results and
therefore excludes property revaluations; iii. the €168m investment portfolio is valued at 7.9% and 9.1% when fully let (~ 87%
occupancy). We calculate the market value of these assets at €260m which would give a surplus after correcting for capex to come of
€85m or €7.5 per share. This would even exclude two ongoing development projects (Clamart, Mobistar building), the potential on the
land reserves and the pending acquisitions (North Plaza, Unilever) whereas the conference centres are being held at their historical
cost minus depreciation. We remain buyers.
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issuer of the financial instrument it relates to before its publication. Like all employees of Dexia Bank Belgium, the
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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,
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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
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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 31/12/2007)

Rating distribution Investment banking relationship
Rating Category Count Percent Count Percent
Buy 25 34.7% 4 16.0%
Add 17 23.6% 2 11.8%
Neutral 21 29.2% 5 23.8%
Reduce 9 12.5% 0 0.0%

Rating distribution Total: 72
Investment banking relationship Total: 11
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Disclaimer

This report has been prepared with necessary care under the responsibility of Dexia Bank Belgium, a Belgian
bank licensed and supervised by the CBFA (the Belgian Banking, Finance and Insurance Commission). This
report does not contain an offer or solicitation for the purchase or sale of any financial instrument. This report is for
distribution in the United Kingdom only to persons having professional experience in matters relating to
investments or to persons of the kind described in Article 49(2) (A) to (D) of the Financial services and Markets Act
2000 (Financial Promotion) Order 2001 of the United Kingdom and is not intended to be distributed or passed on,
directly or indirectly, to any other class of persons (including private investors) in the United Kingdom. This report
is distributed in the U.S. solely 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 in securities or any financial instrument, and shall not distribute nor provide this report,
or any part thereof, to any other person. The information contained in this report is based on information obtained
from reliable public sources with respect to the information barriers (Chinese walls) applicable within Dexia Bank
Belgium. Dexia Bank Belgium or any entity of the Dexia Group is not liable for any damages that may result from
any inaccuracy or incompleteness in/of this information. Dexia Bank Belgium or any entity of the Dexia Group is
not liable for any investment decisions of whatever nature, which are in any way based on this report by the user
of this report. Any entity of the Dexia Group can perform commercial banking, brokerage and advisory services on
behalf of any of the companies or organisations referred to this report. Furthermore, Dexia Group or an entity
thereof 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. This report was

based on current facts and conditions that can change from time to time. In addition, because research reports
contain more complete information concerning the analysts' views, investors should carefully read the entire
research report. Dexia Bank Belgium is under no obligation whatsoever to inform the user of this report, of any
change to these facts, circumstances, and/or opinions upon which they are based. Save as indicated otherwise,
this report has not been disclosed to the issuer of the financial instrument it relates to before its publication nor is
there any agreement between Dexia Bank Belgium and the issuer or any other person related to the dissemination
of the recommendation. The content of this report has not been disclosed to any entity of the Dexia Group prior to
its public disclosure. Our salespeople, traders and other professionals may provide oral or written comments to
our clients that reflect opinions that differ from the opinions or recommendations expressed in this research. Our
asset management area, our proprietary trading desks and investing businesses may make investment decisions
that are inconsistent with the recommendations expressed in this report.

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