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A comforting position

- 2008 has been another excellent year. i. posting record earnings of €41.3m on the back of the President project in Luxembourg
(€90m guaranteed profit), ii. (partial) de-risking or important milestones reached in several other projects (Premium, Vue sur Hain), iii.
reloading the development pipeline with 4 new projects, together with the strong balance sheet creating a bridge towards a new cycle.

- The key ingredient: a (very) solid capital base. The gearing ratio defined as net debt/equity was 22% at end 2008 and after the last
tranches of the President (final construction phase and reversal of the original equity investment) this should be nearer -16% or €20m
net cash at H1'09. Correcting for the gross project debt in fact the available liquidities should be around €85m. One would easily be
inclined to assume this substantial amount be used for new projects, but we highlight management will probably be very cautious in
its use of these proceeds. With bank financing restrained it will probably have to utilize this cash for the first phases of the CEE
projects and bank requirements will probably call for more equity in its Belgian projects when construction is to be launched.
Nevertheless, it is very comforting and rather exceptional to see a developer in this kind of position at this stage of the crisis.

- Operational: short-term challenges vs. long-term potential. We list a couple of random thoughts: i. the main impact of the crisis
will be the timing of projects which will be pushed forward and phased as management may want/have to show more
pre-lettings/pre-sales on its projects before starting construction. ii. the €50m+ equity investment in the land in CEE remains
questionable and in our view a price nearer peak-cycle. We believe management has adopted a cautious view on rental levels but not
on exit yields. Our calculations show that at today's prime cap rates (Budapest 6.75%, Bucharest 8.50% - CBRE Q4'08 data),
arguably unreliable given the absence of transactions, the projects would still be in the black but at a 75bps increase the two projects
taken together would barely break even. For the record though: management has committed towards a 10% equity investment in the
projects that were added to the portfolio last year. iii. for the projects in Belgium we see the potential intact with Premium - if all goes
well - showing potential to be another jackpot (but too early to judge). iv. construction costs are starting to fall - overall and on our
assumptions a drop by 5% offsets a 25bps increase in exit yields and both have an effect of 10% on our valuation.

Investment case. Atenor has now moved into a preparation phase to offload its 8 projects under management for when capital
markets re-open. We still feel comfortable with the stock considering i. Atenor's sound financial position, ii. the exceptional
management track record and alignment of interests with shareholders, iii. the sustainable 7% dividend yield. Nevertheless, in view of
the CEE question mark (we are unwilling to pay upfront for CEE development gains today) and limited visibility on the P&L we stay
Neutral (new PT of €40). Quid 2009: obtaining several construction permits? letting the remaining 2/3 of President (~ €1.5 per share)?
Pre-lettings in CEE? Another block sale for Media Gardens? Acquirer/lessee for South City Hotel?

Analyst: Mickael Van den Hauwe( +32 2 222 33 95 mickael.vandenhauwe@dexia.com )

Equity Research

Please refer to important disclosures and analyst certification at the end of this report.



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
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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
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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
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Rating Category Count Percent Count Percent
Buy 17 23.6% 1 5.9%
Add 13 18.1% 0 0.0%
Neutral 36 50.0% 0 0.0%
Reduce 6 8.3% 1 16.7%
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Investment banking relationship Total: 2

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
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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.
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