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As the worthy successor to its founder Gustave Eiffel, Société de la Tour Eiffel is today a listed property company
investing exclusively in commercial real estate. Benefitting from its status as a SIIC (French REIT) since January
2004. The Company has built up a balanced portfolio of quality assets primarily composed of suburban offices

and business parks. The portfolio is valued at €1,162 million for 713,323 sq. m (plus 100,000 sq. m of land reserves).
Locations are evenly spread between Paris / Ile-de-France and the other regions of France. Sixty percent of rents
attributable to some 430 tenants are assured until 2015.

The company’s strategy is implemented through an experienced team focused on high standards and returns
from a quality commercial real estate portfolio offering secure rental income and development potential. Regular,
consistent distributions are thus ensured for the shareholders. Stemming from the experience accumulated

through numerous property market cycles, this strategy assists Société de la Tour Eiffel in weathering the current

financial storm.




Background

1889: Creation of Société de la Tour Fiffel by Gustave Eiffel.
1979: The City of Paris takes over the management of the Eiffel Tower.
The Société de la Tour Eiffel becomes a dormant listed company.
2003: The Company is taken over by Awon Group, backed by the Soros Real Estate Investors fund.
2004: Mark Inch and Robert Waterland transform Société de la Tour Eiffel into the first new SIIC
to be listed on the Paris Stock Exchange with €277 million of assets at the year end.
2005: Acquisition of Locafimo, a property company valued at €285 million for a total of 300,000 sq. m

2006: The company is continuously listed on Euronext Paris (Eurolist compartment B)

and integrates the EPRA index (European Public Real Estate Association).
2007: Acquisition of the Parcoval portfolio for €110 million which increases the company’s

presence in business parks and raises its portfolio of commitments to €1.2 billion.




2008 results

Rental income €70.6m
Current operating income €50.7m
Net profit (Group share)* €-16.7m
Cash Flow €18.4m
Dividend per share €5

* of which €-32.3m of adjustment on property values and hedging instruments

The property portfolio™

of offices, business parks, warehouses,
light industrial space and nursing homes

portfolio of commitments

** at 31 December 2008







Interview

What is your perception of 2008 ?

Mark Inch: It was an extremely unusual year, divided into two
distinct phases. During the first half of the year, with property prices
holding up we were inclined to cease acquisition activity in favour
of disposals. Also during this period restrictions in the credit market
became apparent to us which prompted the renegotiation of a major
portion of our debt. The agreement that we were able to forge with
one of our banks in July 2008 is paramount because it extends the
majority of our debt from 2010 to 2013 on unchanged terms. All
these measures were designed to leave us in a comfortable position
for the second half of the year, which, in light of the ensuing market

deterioration, demonstrated foresight.

Robert Waterland: There was cleatly a “before and an after
Lehman Brothers”. No one has been spared from the crisis

of confidence that hit the market! Having made a number

of significant disposals early in the year in anticipation of the
deteriorating market, we were able to concentrate on our asset
management activities during the second semester. This mainly
consisted in consolidating rental income by renegotiating certain
major leases before their term and by concentrating on the
marketing of new developments. We also worked on strengthening
our tenant relations . The experience gained during previous
business cycles prompts us to react in a pragmatic, realistic and
responsive manner to the prevailing adverse market conditions and
irrational events.

What are the consequences of the financial crisis?

R.W.: Firstly it is important to stress that contrary to some other
countries (such as the United States, the United Kingdom or
Spain), there is no property crisis in France, specifically in terms
of supply and demand. There is clearly a financial and economic
crisis, which has impacted both property financing and tenant
demand, however unlike the situation which occurred during
the 1990s, for example, there is not a real estate crisis as such.
‘We must not therefore lose sight of the long-term perspective.
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M.L: In the short term the deteriorating economic environment
has inevitably put a break on our exceptional growth of the previous
four years. This is illustrated by acquisitions, which were limited
to €40m in 2008 as compared to €135m during the previous year.
We intend to profit from the security of our current leases and
falling finance costs to partly offset the lack of external growth

in our rental income. It should be mentioned in passing that the
indiscriminate application of the construction cost index can lead
to rental levels exceeding market values. Consequently; it is our
responsibility to agree reasonable rents which retain our tenants
for the long term, rather than to apply excessive indexation

which might encourage them to look elsewhere! (This approach
anticipates the pending introduction of a new composite reference

index (the ILAT), in 2009)

The SIICs have particularly suffered on the Stock
Market...

M.IL.: The tax advantages of the SIIC (French REIT) — which

in itself is a still young regime — are found in being listed, with
the excesses this sometimes implies. Effectively the sector has
gravitated from an extremely positive image over the past few
years with premiums to NAV of 30 to 40%, to a discount in share
prices of about the same amplitude. It might be noted that before
the creation of the SIIC status in 2003, property companies were
systematically trading at a discount of 15 to 20% to NAV for legal
and tax reasons.

The Société de la Tour Eiffel’s share performance cannot be
dissociated from the fact there is a significant international

free float, mainly comprising institutional investors who

were unfortunately obliged to sell shares in listed companies,
sometimes under very unfavourable circumstances at depressed
prices, in order to meet redemption demands from their retail
investors in search of liquidity.

Will that affect the distribution of dividends?

M.L: Our core policy of distributing high dividends in relation
to results will be maintained in 2009 and adapted relative to both
general circumstances and the company’s actual performance.
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Corporate Market upheaval

What is the status of your debt ratios?

R.W. : Our banking covenants are respected both in terms

of L.T.V. and I.C.R.. Furthermore following the major debt
refinancing in July 2008, we are confident of our relative comfort
in this respect for 2009 assuming that the market stabilizes.

It should be recalled that our portfolio was built up during a
period when leverage was considered as a positive element which
enabled us to achieve a doubling in size of our young company
over four successive years. Since the advent of the credit crunch,
the perception of debt has totally changed. We shall therefore
remain alert and attentive in this area, controlling our debt
through asset disposals and constantly monitoring our investment
properties in order to respect our contractual undertakings.

Do you remain optimistic about the company’s
long-term prospects?

M.L. : In this period of falling interest rates, institutional and
individual investors will seek secure income and protection against
inflation, both of which are offered by listed real estate.

R.W. : A positive is that the limited development pipeline is
likely to dry up rapidly. When the economy picks up, there will
inevitably be a shortage of new, sustainable development-certified

buildings...

“Our main concern...

Sound fundamentals

What is your vision for 2009?

M.L : Our prudent approach stems from many years of
experience, which include the numerous downturns that have
occurred since the early 1970s. Our main concern during these
difficult times is to husband our diverse group of quality tenants.
Despite the unfavourable circumstances, we shall continue to
consider our medium-term investment policy of providing new
buildings with high environmental standards at competitive rents.

R.W. : Obviously the primary objective is to consolidate our
cash flows. We shall also carry out selective disposals according
to market conditions and opportunities, which still exist for our
typical transaction volume, enabling us to gradually adjust our

debt level.

M.L. : Over and above optimising the management of our
portfolio, the challenge consists in encouraging the return of
savings investment to the listed real estate sector and in particular
to attract institutional and private shareholders towards Société

de la Tour Eiffel.

to husband our diverse group of quality tenants.”

ik

I

Mark Inch, President

X
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Robert Waterland, Managing Director
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2008 2007
€1,104m" €1,083m’

2006
€867m"




Portfolio of commitments:

> Value:

€1,162m

B Offices: 54%

B Business parks: 28%
B Warchouses: 10%

B Light industrial: 5%

Dividend per share:

> Rent*:

€83.8m

* full year rent

o

B Offices: 51%

M Business parks: 29%
B Warchouses: 12%

B Light industrial: 5%

v

Net profit (Group share):

M 2008: €5
W 2007: €6
W 2006: €5

M 2005: €4

€-16.7m
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> Floor area:

713,323 sq. m

B Offices: 32%

B Business parks: 36%
B Warchouses: 22%

[ | Light industrial: 8%

“The 2008 outcome was adversely
affected by high prevailing interest
rates and the delivery of certain
unlet developments in the portfolio.
On the other hand, we forecast an
upswing of our current cash flow in
2009 due to increased rental income
- mainly as a result of the leasing

of new developments but also due
to the rental indexation, coupled
with an anticipated reduction

in finance costs.”

V4 A
Jérome Descamps,
Deputy Managing Director

(finance) of Société de

la Tour Eiffel
09



Corporate Market upheaval Sound fundamentals

The Board members, from left to right:

B Philippe Prouillac, Independent director

B Jérome Descamps, Deputy Managing Director (finance)
B Robert Waterland, Managing Director

B Mark Inch, Chairman

W Michel Gautier, Independent director

B Marc Allez, Independent director

B Claude Marin, Independent director

Management team
X
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Mark Inch, Chairman

After beginning his career in 1973 with
Jean-Claude Aaron, one of France’s leading
property developers in the 1970s, Mark Inch
(58, Oxford and Sciences Po Paris) joined

the Arab international Investment Bank

(Baii) in 1979. Between 1985 and 1990, as
Director of the Bank and President of its

real estate subsidiary, he initiated numerous
operations combining financial engineering
and property assets, restructuring companies
by developing their real estate assets (Felix
Potin, Les Trois Quartiers, etc.). He founded
the Franconor firm of consultants (specifically
for Anglo-Saxon property investors) in the
early 1990s before creating the Awon Group
in 1999 with Robert Waterland. Together they
rapidly grew the new company into one of the
leading French property asset management
firms. Both joined with the Soros Real Estate
Investment fund in July 2003 to take over
Société de la Tour Fiffel.

Robert Waterland, ER.I.C.S,
Managing Director

In 1971 Robert Waterland (60, Kings School
Rochester and College of Estate Management)
joined the specialist real estate advisory
partnership Jones Lang Wootton in London,
before moving to Paris in 1973, to take part

in the opening of the firm’s French office. He
was named a partner in 1977 before becoming
President of the French business in 1985, a
position he held for ten years. During this period,
he initiated numerous landmark transactions in
the French property market: the Hotel Meurice,
Fnac Ternes, Les Mercuriales, Waterside Park,
etc. In 1995, he joined Mark Inch at the head of
Franconor. The pair subsequently founded Awon
Group together in 1999. As one of the leading
recognised experts in the French real estate
market, he has twice been awarded the Pierre
d’Or (Pierre Expertise) as asset manager of the
year in 2001 and as investor of the year in 2003.
He is a past Chairman of the Paris Region office
market observatory.

Jérome Descamps, Deputy Managing
Director (finance) and Director

Before joining Awon Asset Management

in 2000, Jérdme Descamps (41, ESG) began
his career with the ISM group subsequently
joining Bail Investissement.

His responsibilities cover financial management
in the broad sense: finance, legal, administration,
financial communication.

He is responsible for the financial control

of the group liaising with the various teams:
investment, asset management and property
management.

Claude Marin, Independent director

A board member of Société de la Tour Eiffel

since 1970, Claude Marin (HEC, bachelor of
law) spent most of his career with the Havas
group for which he was the Managing Director
of IP (controller of the French radio station
RTL), President of ODA (French Yellow Pages),
CEO of the Avenir bill-posting company, then
Managing Director of the group. He is also a non
executive director of PIM Gestion Finances.

In addition, he is a member of the Supervisory
Board of Actes Sud publishers and Safra Bank.
He is Honorary President of the French National
Advertising Federation.

Michel Gauthier, Independent director
A board member of Société de la Tour Eiffel
since 1989, Michel Gauthier (Polytechnic,
Insead MBA) is an advisor and expert in
financial policy on the European and African
markets. His directorships include member

of the Supervisory Board of ADL Partners,
Receiver (after being President) of La
Salamandre Investment France, and Director

of the Pakidié Rubber Company.

Marc Allez, Independent director
Founder in 1968 of the first Notary Public
Partnership in Paris, Marc Allez (71, Master

of Law) founded Allez & Associates in 1977
where he practised as a notary public until 1998.
He is member of the Board of directors of the

Philippe Amaury publishing company
(Le Parisien-Aujourd’hui en France, 'Equipe
and ASO).

Philippe Prouillac, M.R.I.C.S
Independent director

President of Atisreal Appraisers and Consultants
until February 2008, Philippe Prouillac (56)
previously held senior positions at Immobail
and the Caisse Centrale des Banques Populaires
(in charge of property and financing investments),
France Telecom real estate department and

as Managing Director of Aareal Bank France.

Awon Asset Management

Awon Asset Management is the dedicated
service company subsidiary responsible for
implementing Sociéi de la Tour Eiffel’s
investment strategy and asset management.

It is headed by Frédéric Maman (41) who has
been with the company since 1999 having
previously held posts at Barclays Bank and
the Consortium de Réalisation (defeasance
structure for the Crédit Lyonnais). From 1999
to 2003, he was involved in various third
party transactions (AIG French Property
Fund, Merill Lynch, Soros Real Estate Fund)
before Awon Asset Management became fully
dedicated to the management of Société de

la Tour Eiffel.

Audit and Remuneration Committees
Audit and a Remuneration Committees have
been introduced in accordance with prevailing
corporate governance guidelines. The former
is chaired by Michel Gauthier and the latter
by Claude Marin; both committees include
Marc Allez and Philippe Prouillac.

The Société de la Tour Eiffel’s board was bolstered in 2008 by the appointment of two new independent directors,
Marc Allez and Philippe Prouillac (M.R.I.C.S.). Improvements were also made in the organisation and operating
procedures of the dedicated service company, Awon Asset Management.

2008 Annual Report
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Corporate

Three acquisitions were made of new or

recent buildings for a total of €31 million.
These acquisitions included the head office
of Lee Cooper France, a warehouse

and office building with 18,000 sq. m

of floor space on a 33.500 sq. m site in
Amiens (subject to a 9-year leaseback),

and a recent building comprising 4,000 sq. m
of media studios and offices located at

48, quai Carnot in Saint-Cloud, rented

to VCE These two acquisitions were made
on the basis of ingoing yields in excess

of 8% in addition to offering substantial
development potential in the medium term.
A purchase agreement was also signed with
the developer Sagimm/Built to acquire

the first phase of a mixed use office/
business space and warehouse scheme
located near Chartres. Two buildings

of 5,700 sq. m will be delivered in

the centre of the “Comestic Valley”

on the edge of the A11 motorway in 2009.

Market upheaval

Sound fundamentals

The initiation of an investment project
through the acquisition of a development plot
at Aix La Duranne (Aix-en-Provence) and the
simultaneous completion of a construction
contract for a 2,750 sq. m, turn-key office
building (with parkings) pre leased to
Schneider Electric on a 7/9 year term.

Total investment €6.5 million.

Launch of the first phase of the Massy
Ampere reconversion project comprising

a new, HQE-certified office building of
18,000 sq. m with parkings built by Nexity
for occupation by Alstom. The investment
of some 50 million euros is financed by a
9-year fixed rate mortgage loan. The closed
9-year lease will generate an annual rental

income of 4.1 million euros.

Creation of a new label for the company’s
12 business patks, henceforth consolidated
under the new “Parc Eiffel ®” brand,
representing a strategic move designed to

create a homogeneous, identifiable chain.



Sale of a portfolio valued at some 92 million
euros to UFG REM. The assets concerned are
Massy Campus 2 (13,600 sq. m of fully rented
modern offices), the 13* floor of the Maine
Montparnasse Tower in need of renovation,
and the multilet Crédit Lyonnais Tower

in Lyon, comprising 10,500 sq. m on 9 floors
in co-ownership.

Completion of an agreement with Hypo
Real Estate Bank International to refinance

a major credit line, representing 60% of the
company’s overall bank facilities. The loan’s
maturity date was extended from December
2010 to June 2013 and the amount increased
from €357 to €368 million subject to the
same terms and conditions.

Delivery of CityZen , a 7,000 sq. m state-
of-the-art office development in Rueil-
Malmaison leased to Soletanche Bachy
(Vinci group) as their new headquarters

on a 6 year closed lease.

In the Parc des Aygalades in Marseilles,

the company acquired two small buildings
sold by vacating owner occupiers, raising its
shareholding in the park to 85%.
Inauguration ceremony at the Parc Eiffel des
Tanneries at Strasbourg in the presence of

the local municipality to mark a number of
measures undertaken in order to rejuvenate
the park: groundbreaking of a new building
flanking the entrance partially pre-leased to
CESI (national engineering school), new
graphic charter, occupational rationalisation
internet and intranet site, etc.

Inauguration of Viséo, a 11,500 sq. m office
complex located at Montbonnot in the
Inovallée, a high technology business park
near Grenoble, beside the A41 motorway.
Launched on a speculative basis in 2006
with the property developer Cibex, the
scheme, which represents an investment

of some €20 million, met with immediate
success, more than 80% of the floor space
being leased upon delivery by quality tenants
such as Schneider, Thales, Nexity, Eaton
and Mentor Graphics, but also by Tiempo,
a start-up, typical of the long-standing
tradition of innovation in Grenoble.
Continued consolidation of the “Parc Eiffels”
with the completion of a purchase agreement
on an office building of 1,500 sq. m in the
Parc du Perray in Nantes, Société de la Tour
Eiffel thereby becoming the sole owner.

Completion of a sale agreement for 17,
rue Dumont d’ Urville (75016 Paris) to a
private group for €15 million representing

the disposal of a non-core, prestige property,
with the benefit of vacant possession.

A few weeks after the inauguration of
Domino, an HQE-certified office building
with more than 12,000 sq. m of floor space
located at the Porte des Lilas (75019 Paris),

a first major long-term lease was signed with
Antalys for 3,500 sq. m. Two other leases
were also signed for retail space on the ground
floor, one for the branch of a national bank
and the other with a florist chain.



Launched in the spring of 2008, the “Parc Eiffel®” brand is a strategic initiative for Société
de la Tour Eiffel. The 12 business parks concerned, mainly resulting from the acquisitions
of the Parcoval and Locafimo portfolios, represent a total area of 326,000 sq. m (260,000 sq. m
in service) in 178 buildings and housing more than 400 tenants, representing €22 million
of annual rental income. Located on the periphery of major regional centres, they perfectly
respond to the specific requirements of large provincial towns:

- rational, quality buildings with moderate rents,

- well maintained landscaping,

- plentiful external on-site parkings.

The Parcs Eiffel revival

2008 Annual Report




Corporate Market upheaval

Parcs Eiffel locations

Sound fundamentals

Parcs Eiffel

“The Parc Eiffel branding has

in France in figures been well received by our tenants
o as embodying the coherent
- L network image of comparable
> 12 parks services (canteen facilities, signage,
il (in eleven of which the company is the majority shareholder) W Cb site S) associate d Wlth th e
S n > 326,000 sq. m development of a nationwide
= of which 260,000 sq. m in service, ~ concept.”
32,500 sq. m under development
o
and 30,000 sq. m of land reserves
" > €22 million in rental income
e > 408 E:nil;lts
178 buildin .
> 178 bu & Sophie Gay-Perret,
Asset Manager
m Aix m Lille m Nantes (2 parks)
m Bordeaux m Lyon m Orsay
m Chartres ® Marseille  Strasbourg

m Le Bourget ® Montpellier

Over and above these advantages, the “Parc Eiffel®” brand
symbolises the standard services provided in the business
parks, focused on providing quality living and work space.
Various specialised amenities and convenience services

are available within this new framework, such as catering,
public transport, security services, standard signage, and

in certain parks, a website offering information concerning
the tenants and services on the campus, etc. A dedicated
team of four (Awon Asset Management) is responsible

for developing the Parcs Eiffel chain.

In addition to providing value-added services, this
multi-disciplinary team also addresses the issues of on-going
renovation contracting and optimization of land reserves.
26,500 sq. m were under development when the brand

was launched, out of total reserves of 49,600 sq. m.

Some 20,000 sq. m were delivered in 2008, representing
approximately €1 million in annual rental income for leases

2008 Annual Report

already signed.Noteworthy examples include 3,000 sq. m

in the Parc du Golf in Aix-en-Provence fully pre-let on 9-year
leases, 4,000 sq. m of new offices both in the Parc Cadera

in Bordeaux and in the Parc des Aygalades in Marseilles
(delivered and leased at the beginning of 2009) as well

as the launch of two new office buildings for 3,500 sq. m
on the Parc des Tanneries in Strasbourg, 50% pre-leased.

The group is also pursuing its consolidation in the parks by
purchasing buildings when the opportunity presents itself.
By way of illustration, at the end of 2008 the compagny
signed a purchase agreement for the acquisition of an office
building of 1,500 sq. m on the Parc du Perray in Nantes,
thereby becoming the sole owner of the entire business park.
Two small buildings totalling 3,500 sq. m were similarly
purchased in the Parc des Aygalades in Marseilles, increasing
overall ownership to 85%.
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The investment strategy of Société de la Tour Eiffel includes the orderly development of the
land reserves in the portfolio creating value and increased rental income. The company’s market
position provides an appropriate response to tenant expectations in terms of value for money
through the supply of new, quality buildings at moderate rents in established suburban areas.

Development pipeline
A

2008 Annual Report



Corporate Market upheaval Sound fundamentals

In 2008 the company took delivery of some 50,000 sq. m
of developments for a commitment of €114 million,
generating annual rental income of €9.5 million.
In accordance with its investment philosophy,
most of these projects were wholly or partly pre-leased.
Principal deliveries during the year include:
- Domino, an HQE-certified building with 12,275 sq. m
of offices and retail located at the Porte des Lilas
in Paris, already partially leased,
- CityZen, 6,900 sq. m of offices in Rueil Malmaison
entirely pre-leased,
- Energy 11, 5,450 sq. m of offices in Vélizy,
- Parc de ’Espace in Le Bourget, 9,700 sq. m
of light industrial space partially leased.

Developments in hand during 2008 amounted

t0 56,415 sq. m of total floor space for an overall
investment of €122 million, representing in pre-lettings
alone, €5.4 million of secured rental income.

The Massy site offers potential for a further 65,000 sq. m
of office development and consequently income growth
in the medium term. The company intends to phase the
project consequent to a letting campaign targeting large
space users likely to be attracted by quality buildings

at economic rents in this rapidly emerging location.

2008 Annual Report

“The deteriorating economic situation
combined with the halt in the

credit markets effectively paralysed
investment activities at the end of
2008. However, the market presents
a certain duality. The premium for
volume has now been reversed with
high leverage, large-scale operations
becoming inexistent, while medium-
sized transactions of well leased assets
are increasingly in evidence

in a market starved of liquidity.”

Nicolas Ingueneau,

Investment Director

The projects initiated in 2008 (request for planning
permission submitted) represent some 25,000 sq. m
for an investment of €50 million.

In conclusion, office development activity requires

a high level of expertise, on the part of Awon Asset
Management, in order to conceive and develop quality
buildings appropriate to various locations. Orderly
phasing of the planning and construction process

is key to tempering supply with demand.
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The senior management of Société de la Tour Eiffel each bring to bear 35 years of professional
experience to counter the adverse market conditions created by the economic and financial crisis.
As an example, the property portfolio assembled under their aegis demonstrates astute
anticipation of the subsequent trend towards quality space at moderate rents located away

from traditional, less competitive locations. Investing and developing a portfolio, or timely

disposals, requires a knowhow which is particularly tested in recessionary times... this is an
added positive for the company.




After gaining momentum in 2007, the financial crisis seemed to stall during the first months of
the year before spiralling into a severe economic crisis worldwide in September 2008. Close to failure,
recapitalised or nationalised, the banking sector, already affected by the sub-prime mortgage crisis,
felt the full brunt of its effects. The immediate consequence was a global credit crunch.

Unsurprisingly the expected decline in the leasing market, following several years of exceptional
growth, and the sudden credit squeeze combined to provoke a sharp downturn in the property
investment in 2008. According to CB Richard Ellis, investment in commercial real estate fell

55% to 12.5 billion euros, compared with 28.8 billion the year earlier, representing a level of activity
comparable with that of 2004. Furthermore, the fall off accelerated during the year, in particular
during the 3" quarter which registered an overall decline of 70%.

A 2008 market struck

by the recession
X
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Corporate Market upheaval

> €12.5Bn invested in the commercial
property market

> €8.5Bn invested in Ile-de-France

> Over 2.4m sq. m of office leasing transactions
in Ile-de-France

Against this background, real estate brokers AtisReal
noted that the volumes invested in 2008 by French
listed property investment companies (SIICs) suffered
a marked decline representing a mere 29% of the total,
against 44% one year earlier.

Sound fundamentals

> 44% of leased floor space was new
or refurbished

> €322 per sq. m average rent in Ile-de-France

Market deterioration also affected the take up of office
space which totalled some 2.4 million sq. m in 2008,
a decline of 14%. The slowdown is more marked in Paris
(-32% to 597,000 sq. m) than in the inner suburbs
of the North or the West Crescent for example,

where the reduction in take up (-8%) was less marked.

The tighter credit environment also caused a reduction
in the average deal size, standing at 21 million euros,
end 2008, as opposed to 28 million euros during the
first quarter of the year. For the record, the average

deal size stood at 44 million euros in 2007. The trend
illustrates a general phenomenon: the disappearance

of large deals and the relative market fluidity for small
transactions that can still be financed with equity capital.

The trend underlined the increasing migration of
demand towards the Paris outskirts. The year’s figures
were bolstered by a number of major transactions
involving the commitment of financial and/or banking
groups towards decentralized locations, such as LCL
to Villejuif, or the Société Générale to Fontenay, and
France Telecom to Saint Denis. Inevitably, the level

of current supply increased (+13% over one year) to

reach 2.7 million sq. m by the end of 2008. The level

At the epicentre of the financial crisis, Tle-de-France
was severely hit by the market downturn, posting 8.5
billion euros of transactions against 20.3 billion one
year earlier. The central business district (CBD) of
Paris and La Défense were particularly affected.

The survey by CB Richard Ellis also showed that new,
quality offices located in the Paris inner suburbs

and in the provinces were proving relatively more
resistant to the downturn.

Investment yields consequently began to rise, as much
as 200 basis points over one year in certain sectors.

In the case of the Paris central business district,

they stood between 5.75% and 6.25%. Office yields
in the outer suburbs oscillate between 7% and 10%,
while in the provinces they moved out to a range
between 6.85% and 8.25%.

of supply available under one year reached 4.3 million
sq. m (up 12%), although inventories are difficult to
quantify due to economic uncertainties surrounding
notably the development pipeline.

The proportion of new construction and
refurbishments accounts for only 25% of available
floor space, against 36% in 2007, while this segment
represents 70% of demand.

The market slowdown is also apparent in the regional
markets, although overall they remain in balance.
The share of new construction take up is continually
increasing, and accounted for 50% in 2008. The
markets in Lyon, Aix-en-Provence and Nantes are
performing adequately; Bordeaux is stable, while
Strasbourg suffers from over-supply. Rental levels

remain stable.
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Responding to the radical market turnaround in Autumn 2007, the Société de la Tour Eiffel has
adapted its strategy to the business environment paying particularly attention to tenant demand.
The company has focused on three main objectives: concentration on the timely completion

of its current office developments in the inner suburbs of Paris and in the Regions, selective
disposals of non-performing assets, and the renegotiation of its bank finance facilities.

This focused, pro-active approach aims to consolidate a commercial real estate portfolio comprising
high-yield properties of exceptional quality, for the long-term on a solid financial foundation.

The strategy was laid down by the company’s senior management Mark Inch and Robert
Waterland, who each possess over thirty-five years of experience on the French commercial real
estate market, and developed by Awon Asset Management, a team of proven professionals.

A carefully thought-our,

tailored strategy
X
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Corporate Market upheaval

> 82% offices and business parks
in terms of value

> 68% offices and business parks
in terms of floor area

Sound fundamentals

> 76 million euros of rents projected for 2009

> 100,000 sq. m of site reserves
> 15 major tenants
> 413 multiple-tenants averaging

675 sq. m/demise

Development and consolidation

Société de la Tour Eiffel specialises in peri-urban
commercial property located in the Paris area or
the larger provincial cities, tailored to meet current
tenant demand. This approach, fundamental to
the company’s investment strategy, encompasses
three main principles:

- a maximum of new buildings,

- properties of a manageable lot size,

- secure tenancies (multiple tenants or long leases).

The 40,000 sq. m of space acquired by the Société
de la Tour Eiffel in 2008 for nearly €40m meet these
criteria as do new developments completed during
the year. In addition to buildings constructed in the
“Parcs Eiffel”, the company commissioned properties
at Vélizy (Energy II), Rueil-Malmaison and Porte
des Lilas, in particular.

2008 Annual Report

The majority of these developments were either partly
or fully pre-let. Relations with the company’s extensive
and diverse tenant roster represented another top
priority throughout the year. Complimentary to

the marketing endeavour on vacant space was

the company’s commitment to renewing existing
leases, frequently pre-empting the contracted term.
New lettings and lease renewals during the year
accounted for over €16m of annual rent.

Tenancies and lease renewals in 2008 representing
secure future income included over €1m

for the Parcs Eiffel, €4.1m in Massy with Alstom
(until 2019), €2.8m in Champigny with Air Liquide,
€2m with Atos Origin in Aubervilliers and €2.4m

in Champs-sur-Marne with La Poste.
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Debt maturity as at 31 December 2008

2009 4.4 -
2010 76.7 11
2011 64.6 9
2012 3.9 -
2013 483.2 71
2014 1.2 -
2015 11.8 2
2016 2.8 -
2017 33.9 5
Total 682.5

Financing

Société de la Tour Eiffel took advantage of the
opportunity provided in July 2008 by the merger

of its two subsidiaries, Locafimo and Parcoval

(acquired in 2005 and 2007 respectively), to complete
an attractive renegotiation of a significant credit line
with Hypo Real Estate Bank International, representing
60% of the company’s total banking facilities.

The new agreement extended the term of the €357m
loan to June 2013. Consequently, the company has
substantially restructured its financing placing more
than 75% of its debt at a maturity of five years,

hedged to 91%. In addition to respecting its contractual
loan covenants, the company also secks to respond

to market sentiment in respect of its financial ratios
and structures.

“There was a marked slowdown

in the office rental market in

the wake of Lehman Brothers’
debacle in September 2008.
Tenants postponed or even cancelled
projected moves motivated by
expansion or consolidation. Only
the demand for small floor areas
seems to have held up. This said,
certain projects put on hold in 2008
should see the light of day in 2009.”

QOdile Batsere,

Asset Management
Director

Disposals

Since the inception as a SIIC in 2004, the Société

de la Tour Eiffel has regularly carried out disposals of assets
considered non-strategic, non-performing or peripheral
to its core activity. In May, the company completed

the sale of three assets (Campus II Massy, an office floor
in the Tour Montparnasse in Paris and co-ownership
lots in the Crédit Lyonnais tower in Lyon), for €92m
to UFG. It also signed later in the year a sale contract
on 17, rue Dumont d’Urville (75016 Paris), at a price
of 15 million euros, demonstrating the existence

of continued liquidity for smaller transactions.
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Recognised expertise
rides the economic cycles

Founded in 1999 by Mark Inch and Robert Waterland — both of whom possess over 35 years of
experience on the French commercial real estate market — Awon Asset Management is a full subsidiary
of Société de la Tour Eiffel. Staffed by 23 multi-skilled individuals (average age 39) possessing a high
degree of expertise in the acquisition and on-going management of property portfolios,

it implements the group strategy following the guidelines and parameters set out by the Board.

Awon Asset Management has been reorganised

into three operating groups to optimize its services:
financing and investment, portfolio and land reserve
development, and asset management (primarily
covering asset value enhancement and in particular
leasing of vacant floor areas). Group managers have
been appointed under the overall leadership of Frédéric
Maman the managing director. Nicolas Ingueneau is
responsible for investment, Nicolas de Saint Maurice,
development and Odile Batsere for asset management.
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This new organisation further enhances the company’s
management capacity, skills and ability in the areas

of marketing, development, lease negotiation as well
as the scrutiny of new investment opportunities

or execution of sales etc. Awon Asset Management

has also undertaken to streamline and standardise

the relations with external services providers such

as property managers and valuers.
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Sustainable development

Although somewhat overshadowed in the real estate world by the emergence of the financial
crisis, the pertinence of sustainable development nevertheless continues to grow. Notwithstanding
the impetus of the so called “Grenelle” initiative of the Government, corporations are becoming
increasingly sensitive to environmental issues, seeking to improve the working conditions of their
employees, optimise space and save energy.

There is tangible demand for new buildings meeting sustainable Outside the Paris area, where it is generally still uneconomical to
development and High Environmental Quality (HQE) certification conceive HQE certification, Société de la Tour FEiffel has decided
requirements, and Société de la Tour Eiffel seeks to meet these to initiate the creation of a charter (with a firm of consulting

criteria whenever financially possible. engineers) addressing concerns regarding the environment, water

and energy savings and the overall efficient use of the buildings
Among the principal HQE projects (in progress or delivered during by their occupants.
2008) are the “Topaz” building in Velizy, “Domino” Paris-Porte
des Lilas and the launch of the “Ilot G” project in Massy for Alscom.
This last project will also be test bed for certain “intelligent”
offices capable of regulating their energy consumption according
to the time of day for example.
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The Foundation

In the spring of 2008, in partnership with Abvent (a specialised architecture and design software
house), the Société de la Tour Eiffel Foundation launched the Eiffel Architecture Challenge 2008
for student architects. Their remit: to design a high rise structure on the Champs de Mars in Paris,
adjacent, adjoining or even in the place of the Eiffel Tower! Submissions were to take into account
the environmental, urban, social, technical and economic realities and issues involved. They also
had to employ contemporary techniques and materials in order to spotlight

the fundamental breakthroughs achieved in architecture and construction since the initial
conception of the Eiffel Tower.

Some 91 diverse and imaginative proposals were submitted by After an initial selection process, 26 candidatures were shortlisted
students from practically all the French schools of Architecture by the jury, which finally retained four nominations. All the projects
for careful scrutiny by the members of the jury: Philippe are to be published in a catalogue, and exhibited for ten days
Couperie-Eiffel, architects Jean-Marie Charpentier and Jacques in April 2009 at the Architecture and Heritage Museum in Paris,
Ferrier; Dominique Alba, director of the Pavillon d’Arsenal, thus spotlighting the conceptors’ work and talent.

the contemporary architecture museum of Paris; Xavier Soule,
Chairman of the Abvent group and Robert Waterland, Chairman
of the Foundation and Managing Director of Société

de la Tour Eiffel.
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A cornerstone of Société de la Tour Eiffel’s strategy is the quality of its portfolio consisting
of modern, efficient properties offering agreeable work space, as well as the development
of the Parc Eiffel concept with its inherent range of services. Tenant satisfaction, which
ultimately leads to value creation for the company’s shareholders, is a paramount objective.




Constant upgrading and improvement of the property portfolio is an on-going objective for Société
de la Tour Eiffel. Be it in the Parcs Eiffel or elsewhere, the company pays particularly close attention
to the standard of the proposed living and working areas. By favouring properties in a landscaped
environment which meet strict environmental considerations and, developing innovative and
ambitious architectural projects, the company takes a quality-oriented approach which is rewarded
by tenant loyalty. Comprising 62% of new or renovated properties, the company’s portfolio

projects a modern, high-performance image.

The porttolio

X
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Corporate Market upheaval Sound fundamentals

Portfolio age profile

B New and refurbished properties:
31%

H Other buildings <10 years:
31%

[ Buildings >10 years:
38%

Geographical spread of portfolio

> Value

> Floor area

B Paris/IDF:
39% | 274,644 sq. m

[ | Regions:
61% | 438,679 sq. m

> Major locations > Paris/Ile-de-France

2008 Annual Report

Regular upgrading of the parks
has been a feature of recent years
reflecting overriding tenant
demand for quality space.

B Paris/IDF:
55% | €640m

[ | Regions:
45% | €522m

31



Offices

Location Total floor area in sq. m

Massy/Ampere Paris/IDF 45,678
Le Plessis Paris/IDF 16,597
Champigny Carnot Paris/IDF 14,153
Champs-sur-Marne Paris/IDF 12,029
Paris Porte des Lilas* Paris/IDF 12,276
Asnieres Quai Dervaux Paris/IDF 10,391
Montigny-le-Bretonneux Paris/IDF 7,641
Rueil Paris/IDF 6,829
Bobigny Paris/IDF 6,405
Vélizy Energy 11 Paris/IDF 5,444
Herblay Langevin Paris/IDF 4,778
Chitenay Central Parc Paris/IDF 4,758
Saint-Cloud Paris/IDF 4,104
Paris Charonne Paris/IDF 3,685
Paris Dumont d’Urville Paris/IDF 1,497
Roissy Fret Paris/IDF 1,319
Paris Courcelles Paris/IDF 881
Paris Malesherbes Paris/IDF 753

*90% interest in a 12,276 sq. m building




Location Total floor area in sq. m

Caen Colombelles Regions 17,525
Grenoble Viseo Regions 11,477
Nantes Einstein Regions 7,745
Orléans Université Regions 6,470
Grenoble Polytec Regions 5,133
Lyon Paul Santy Regions 3,010
Nancy Lobau Regions 2,187

Developments in hand

Vélizy Topaz Paris/IDF 14,100
Aix la Duranne Regions 2,747

Total Offices 229,612




Business

Location Total floor area in sq. m

Orsay Université Paris/IDF 17,211
Le Bourget - Espace Paris/IDF 9,692
Strasbourg Tanneries Regions 52,763
Lyon Moulin-a-Vent Regions 36,589
Bordeaux Cadera Regions 18,703
Lille Les prés Regions 24,740
Montpellier Millénaire Regions 23,597
Aix-en-Provence Golf Regions 21,106
Marseille Aygalades Regions 16,229
Nantes Perray Regions 14,531
Nantes Connemara Regions 2,461

237,622
Developments in hand

Chartres Business Park Regions 11,546
Marseille La Mazarade Regions 3,817
Strasbourg Regions 3,199
Aix-en-Provence Regions 1,983

Total Business parks 258,167




Light industrial

Location Total floor area in sq. m

Aubervilliers Paris/IDF 21,002
Malakoff Paris/IDF 10,882
Bezons Paris/IDF 7,051
Montpellier Areva Regions 12,003
Nancy Ludres Regions 8,096

Total Light industrial 59,034




Warehouses

Location Total floor area in sq. m

Gennevilliers Paris/IDF 20,569
Mitry-Mory Paris/IDF 9,756
Herblay* Paris/IDF 5,163
Sochaux Regions 27,571
Amiens Regions 18,244
Marseille Provence Vitrolles Regions 12,634
Toulouse Capitols Regions 13,753
Caen Mondeville Regions 8,035
Vannes Regions 7,750
Saint-Gibrien Regions 11,350
La Roche-sur-Yon Regions 5,980
Les Souhesmes 1 & 2 Verdun Regions 9,958
Orléans/Ingré Regions 4,436

Total Warehouses 155,199

* 3 retail warehouses




Location Total floor area in sq. m

La Crau Regions 3,331
Bourg-en-Bresse Regions 2,840
Lyon Regions 2,710
Cogolin Regions 2,430

Total Nursing homes 11,311




Société de la Tour Eiffel aims to consolidate its recent development activity by focusing on

the securing of rental flows notably through active lease management. The marketing of new space
also represents a vital source of increased income to the company. Recent deliveries represent

a significant component of the asset base, including Viseo in Grenoble, CityZen in Rueil-Malmaison,
Domino in Porte de Lilas and Topaz in Vélizy.

It is anticipated that rental increment will be achieved through The company will consider new investments with the utmost
annual indexation (moderately calculated at 2.5% in the projections) caution and scrutiny. Land reserves will be developed on a built-
in addition to the leasing up of new developments delivered in 2008. to-suit basis only. The group remains optimistic as to its ability to
The rental projections established by the Company predict that continue targeted disposals.

income from rent will reach €76m in 2009 on a like-for-like basis, All of these actions are carried out in conjunction with a view to
an amount which is forecast to increase to €81m in 2010 and the enhancement of the portfolio value and debrt ratios.

€86m in 2011.

Outlook

X
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Share price: comparable performance

(base 100 in January 2006)

IEIF SIIC
== EPRA
m— Société de la Tour Fiffel

r 180
r 160
r 140
r 120
r 100
r 80
r 60
r 40
r 20

Jan March May July Sep Nov Jan March May July Sep Nov Jan March May July Sep Nov Jan
06 06 06 06 06 06 07 07 07 07 07 07 08 08 08 08 08 08 09

Dividend yield
Dividend Yield*
(€/share)
2004 1.6 2.70%
2005 4 5.40%
2006 5 3.70%
2007 6 6.40%
2008 5 15% * based on share price as at 31 December

Etock Market
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Corporate Market upheaval

Ownership structure

Société de la Tour Eiffel has a free float of almost

90%. At 31 December 2008, 6 shareholders held

more than 5% of the capital:

> companies holding directly or indirectly more
than 5% of the capital or the voting rights:
ING Clarion, Nomura Asset Management
Co. Ltd, DLIBJ Asset Management Co. Ltd,
Sumitomo Mitsui Asset Management Co. Ltd

> companies holding directly or indirectly more
than 10% of the capital or the voting rights:
Eiffel Holding Ltd, a company which holds
the managers’ equity stake (including shares
held by companies or individuals acting jointly),
Fortis Investment Management France.

Summary share data table

Sound fundamentals

2009 Agenda

> 14* Mai 2009: 2008 Annual General Meeting
> 15* May 2009: 2009 First quarter turnover

> 12% June 2009: Final 2008 dividend payment
> September 2009: Interim 2009 dividend

payment

> 15* November: Third quarter 2009 turnover

* Final dividend of 1.50€ submitted to the General Meeting of 14" May 2009, with
option of payment in shares or cash payment.

EIFF

NYSE
EURONEXT

6

Unit 2005 2006 2007 2008
Consolidated net profit (Group share) €m 15.8 117.9 91.6 -16.7
NAV (excluding rights) per share 63.8 83.5 101.9 88.5
Current cash flow per share 2.8 4.8 5.7 3.6
Share price at 31/12 74.5 136.5 93.9 33.6
Dividend per share 4.0 5.0 6.0 5.0
Market capitalisation at 31/12 €m | 3782 | 708.5 | 4874 | 174.5
Current cash flow e (€/share)
NAYV (excluding rights) e (€/share) Dividend emmmmmm  (€/share)
120 _ 6
101.9 5
88.5
100
4
83.5
3
80
63.8 2
60 1 1 1 1 L
2005 2006 2007 2008 2005 2006
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CONSOLIDATED BALANCE SHEET

in thousands of €

December 31, 2008 December 31,2007 December 31, 2006

NON CURRENT ASSETS 1,090,526 1,105,580 885,160
Tangible assets 8,771 74,938 41,544
Investment properties 1,077,158 1,007,908 825,465
Goodwill - - -
Intangible assets 2,286 3,043 3,707
Loans and receivables 1,115 12,320 9,653
Hedging at fair value 1,196 7,371 4,791

CURRENT ASSETS 99,022 64,952 70,158
Properties earmarked for sale 18,300 - -
Trade receivables and related accounts 22,062 8,685 7,110
Tax receivables 15,109 20,189 32,396
Other receivables 15,216 9,052 7,667
Investment securities 17,420 16,247 8,788
Cash 10,915 10,779 14,197
B TOTAL ASSETS 1,189,548 1,170,532 955,318
Shareholder's equity (Group share) 418,313 471,499 410,777
Capital 249,264 249,264 249,132
Share premium 42,653 42,653 42,571
Legal reserve 4,142 2,563 743
Consolidated reserves 139,002 85,424 423
Consolidated net profit -16,748 91,595 117,908
Minority interests 362 69 21

TOTAL SHAREHOLDERS’ EQUITY 418,675 471,568 410,798
NON CURRENT LIABILITIES 706,354 621,836 485,087
Long-term borrowings 678,876 601,335 464,529
Hedging at fair value 14,858 1,979 1,977
Rental deposits and garantees received 10,314 9,684 7,474
Long-term provisions 621 619 305
Tax liabilities 1,386 8,219 10,802
Deferred tax liabilities and other non current liabilities 299 - -
CURRENT LIABILITIES 64,519 77,128 59,433
Borrowings and financial debts (less than one year) 11,914 14,905 7,730
Trade payables and equivalent 36,477 49,380 40,239
Tax and social security liabilities 16,128 12,843 11,464
Short-term provisions - - -
l TOTAL LIABILITIES 1,189,548 1,170,532 955,318

Financial information

X
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CONSOLIDATED INCOME STATEMENT

in thousands of €

Gross rental income
Property tax
Other property operating expenses
Net rental income
Corporate expenses
B CURRENT OPERATING PROFIT
Depreciation and operating provision

Net other income

Proceeds from disposal of investment property

Book value of investment property sold

Net profit or loss on disposal of investment property
Fair value adjustment to investment properties

Goodwill adjustment
Net balance of value adjustments

B NET OPERATING PROFIT

Financial income
Financial expenses
Net financial costs

Fair value adjustments on hedging
& other financial income and expenses

B PROFIT BEFORE TAX
Corporation tax
B NET PROFIT

Minority interests

B NET PROFIT (GROUP SHARE)

2008 Annual Report

December 31, 2008 December 31,2007 December 31, 2006
84,569 83,858 60,457
-8,689 -8,250 -5,403
-12,114 -8,621 -4,889

63,766 66,987 50,165
-13,073 -14,630 -13,262
50,693 52,357 36,903
-903 -1,073 -191

-95 406 60
92,723 40,510 45,376
-93,113 -37,363 -40,585
-13,073 68,902 88,911
-999

-13,073 68,902 87,912
36,232 123,739 129,475
1,453 868 1,287
-35,269 -28,200 -15,064
-33,816 -27,332 -13,777
-18,383 1,950 3,427
-15,967 98,357 119,125
=702 -6,811 -1,196
-16,669 91,546 117,929
-79 49 21
-16,748 91,595 117,908
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MESSAGE FROM THE CFO

In spite of an unprecedented world financial crisis, Société de la Tour Eiffel maintained an acceptable level

of activity during 2008 with satisfactory operational results; in the face of the liquidity crisis, the company
negotiated 60% of its credit lines and disposed of €90 million of assets on attractive terms. Throughout

the year, the active development program initiated the preceding 12/24 months came to fruition with the delivery
of 50,000 s.q m of new office space largely prelet, whereas active asset management resulted in lease renewals
representing more than 100,000 s.q m of space further enhancing the cash flow security of the portfolio

(long leases, moderate rents, quality tenants roster and regional spread).

The financial crisis impacted equity values and all quoted property companies were penalized. Société de la Tour
Eiffel was no exception and suffered particularly due to its widespread float and international shareholding.

The discount of share price to NAV was 62% as at 31* December 2008 whereas the dividend yield rose

to 15% compared to 3.7% end 2006 and 6.4% end 2007, a situation even more extravagant at end March 2009 (29%).

For 2009, Société de la Tour Eiffel’s team will continue to apply discipline and experience in completing
the development pipeline (financed), and execute portfolio management with an overriding objective of reducing
debt and augmenting the net cash flow (notably benefiting from dramatically reduced interest rates) to provide

the shareholders with durable and reliable dividends.

Jérdme Descamps, Chief Financial Officer
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The events of 2008 were divided
into two clear-cut phases.

During first half of the year, the financial crisis having
migrated from the United States in late 2007,

the economy began to lose impetus. The breakdown

of the financial markets strongly affected the atticude
of investors, in particular their willingness to undertake
leverage operations.

Société de la Tour Eiffel was able to take advantage

of this calm period on the market to carry out some
modest operations with improved returns compared to
transactions carried out during the previous year.

In addition, since the rental market remained robust,
the decision was made to launch certain development
operations, in particular the Topaz project in Vélizy
and new buildings in certain business parks,

such as those in Bordeaux and Marseilles.

Unfortunately, a clear fracture appeared during

the second half of the year when the financial crisis
worsened in October, symbolised by the bankruptcy
of Lehman Brothers and the onslaught of the economic
recession.

The real estate market was severely affected both

in terms of leasing and the fall in asset values.
Consequently, the company, after several years of strong
growth, was forced to cease all investment activity

and concentrate its efforts on maintaining tenants

and marketing its developments in a particularly difficult
environment.

Management report

X

48

Financial report 2008



Management report  Consolidated Corporate Report from the Chairman Resolutions
financial statements financial statements  of the Board

1 — BUSINESS * In Aix Les Milles (near Aix-en-Provence), the Group

AND HIGHLIGHTS acquired a 100% shareholding in the SCI Duranne Sud.
On 8 January 2008, this company acquired a site

located in the Parc de la Duranne integrated development

11— nghhghts in the real estate zone in Aix Les Milles, and signed a real estate

business of the Grou development contract on 4 March 2008 relatin:
p g

Business was sustained for Société de la Tour Eiffel toitt}}: ¢ C:nszgztlon zfz 2[’14? Srqdnﬁ prre_il::asercl1 05%369
in 2008 with regard to the marketing of existing assets WIEh car parking, scheduled for delivery in carly ’

and the development of new buildings, confirming In Marseilles, at Parc des Aygalades, the Company

the legitimacy of an investment strategy focusing on acquired a warehouse of 2,846 sq. m. under a 6-year
moderate rents with long-term security, a highly relevant fixed-term lease, at a price of €1.3m (initial yield
approach in the current economic environment. Business of 7.7%). Also in July 2008, a 513 sq. m. building was
activity outside Paris showed particularly encouraging results. acquired at a price of €0.5m to be renovated. Further

2) Investment polic to these 2 acquisitions, Locafimo now holds over 85%
v polcy of this Marseilles business park.

The Group continued its growth during the first half of . .
b cont > 8¢ g e . These acquisitions form part of the investment strategy
2008 following its selective investment criteria, acquiring
1 ? . | value of al of the company, focused on new or recently-constructed
several properties representing a total value of almost buildings offering secure, long-term yields and
€40m in financial commitments, representing €3m L
. redevelopment potential.
in annual rents:

. . . ing th half of 2008, th

* In Amiens, the Group acquired, subject to a 9-year During the second e 00.8 the company
concentrated on acquisitions aimed at consolidating

leaseback, a recent warehouse and office complex

of 18,000 sq. m. on a 35,500 sq. m. site, the selling party

remained tenant under a fixed-term lease of 9 years.

ownership in its business parks, as well as on developments
carried out on its own land reserves.

In addition to an initial yield of 8.5%, the site presents b) Valuation of the group’s land reserves

%nFeresting lf)ng—term' prosp ects' for redevelopment, as The redevelopment operation of the Massy Ampere site
itis located in Fhe Salnt—?oc'ire 'lnt?grateq deYelop m.ent was initiated following the signature of a fixed-term lease
zone, an established retail district including in particular . .
2 Carrefour hypermarket. €5.5m have been invested of nine years with Alstom on 23 February 2008, for a first

P T v v ’ building of 18,000 sq. m., on which construction began

* In Chartres, at the Jardin d’Entreprises integrated in March 2008. This building was designed by architect
development zone, the first phase of an office/business Jean-Michel Wilmotte, will be HEQ certified and delivered
and warehouse scheme was acquired. Two 5,700 sq. m. in late 2009, complete with a staff cafeteria and a two-level
buildings will be delivered in late 2009 in the heart of basement car park.

Cosmetic Valley, near the A1l motorway. €13.5m have . e
. .. . . Parallel to the construction of this building, in accordance

been invested for an anticipated yield of 7.5%. In time,

this scheme will be extended to a total 22,800 sq. m.

The Company holds an option on the future phases.

with the Land Transfer Requirements contract signed
with the semi-public company S.E.M. Massy in October
2007, Société de la Tour Eiffel carried out the following

* In Saint-Cloud, 48 quai Carnot, a recently-constructed operations as part of the redevelopment scheme of the
building was purchased comprising 4,000 sq. m. of Ampere integrated development zone initiated by Massy
media studios and offices, subject to a 9-year lease. The town hall:

initial yield of this operation, involving an investment of . . .
Y P ’ & * Assignment in March 2008 of one small site to the

. o0 . .
approximately €12m, is 8%. The site offers considerable S.E.M. Massys

possibilities for redevelopment potential.
* Sale of a designated residential site (9,714 sq. m.)
to a developer (commitment signed on 4 December 2007,
extended until 29 February 2009);

* Assignment of land to S.E.M. Massy for the construction
of public facilities and new roadwork (contract signed E
on October 24, 2008);

* Sale of a residential site to a specialist developer as part
of a social housing scheme (commitment signed in 2008).

X
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These disposals will generate over €10m in revenue,

thus reducing the residual site to 65,000 sq. m. of office
potential which Société de la Tour Eiffel will develop
according to rental demand. In the meantime,

the Company continues land optimisation in accordance
with administrative requirements.

A further decision made regarding this large-scale real
estate operation was to isolate a portion of the land to be
developed in an ad hoc legal structure in order to facilitate,
if required, construction projects and partnerships;

the SCI Arman Ampere was formed for this purpose

on 4 December 2008.

A commitment to sell was signed between SCI Arman
F02 and SCI Arman Ampére on 24 December 2008.

c) Business parks

The Société de la Tour Eiffel Group has become a
leading player in the French business park market.

Accordingly, the continued renovation and upgrading
of the Group’s 12 business parks was a major consideration
in 2008. The new and renovated buildings launched

by the Company are tailored to user requirements.

As a result, these parks will appeal to an upscale

market, increasing their value. In 2008, the company
pusued planning permissions and broke ground on new
buildings, in Nantes, Aix, Strasbourg and Marseilles.

As it is now either majority owner and sometimes

even the sole owner of these business parks, in 2008
the Company decided to launch the “Parc Eiffel” label.
The idea is to create a chain effect by forging a shared
identity for the parks by way of similar services

and amenities. Renovation works in the common

areas and vacant floor space and the construction

of new buildings have contributed to this upgrading.

Over and above the considerable renovation works
involved in the creation of the “Parc Eiffel” label,

the entire approach taken by the Group with regard

to these business parks has been reworked in order

to improve their user-friendliness and visibility. Société
de la Tour Eiffel intends to step up the development
of on-site personal services — particularly catering.

50

The merger between Parcoval and Locafimo in July
2008 simplified the companies’ internal legal structures,
as they possess complimentary business park holdings,
and has also initiated economies of scale at both the
operational and functional levels.

In 2008 the following operations were carried out
regarding these business parks:

* In Marseilles — Parc des Aygalades: Development
of a new 3,800 sq. m. building named “La Mazarade”
partially pre-rented, which is scheduled for delivery
in February 2009.

* In Nantes — Parc du Perray: Signature of a purchase
agreement to sell in September 2008 an office building
comprising 1,253 sq. m. of floor space at
a price of €1.2m. This building will be entirely
renovated before being placed back on the rental market
in 2010. Following this acquisition, Locafimo will be
the sole owner of the business park.

In addition, a 2,000 sq. m. office building under a fixed-
term lease of 6/9 years was constructed and delivered

in early 2009, and the Company is planning

the construction of a second building of 2,000 sq. m.

* In Strasbourg — Parc des Tanneries: The entire park
is being revamped, with the planned construction
of a 1,680 sq. m. building under a fixed-term lease
of 9 years, scheduled to be delivered in late 2009.

In parallel, the Group is divesting of certain land
reserves and non conforming buildings.

* In Lyon — Parc du Moulin a Vent: Construction
and delivery of a new inter-company cafeteria in 2008.

* In Aix-en-Provence — Parc du Golf: Completion
and delivery in 2008 of three fully pre-rented
buildings (3,100 sq. m.). A building of 2.000 sq. m.,
pre-rented, is under construction and will be delivered
in August 2009.

* In Bordeaux/Mérignac — Parc Cadéra: Delivery
of two partially rented buildings (4,000 sq. m.).

In Nantes/La Chapelle-sur-Erdre

— Parc du Connemara: Delivery in July 2008
of a 2,460 sq. m. building rented entirely

to a single tenant.

* In Le Bourget — Parc d’Activités de I’Espace:
Delivery in 2008 of a property complex of 9,641 sq. m.,
partially leased.
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Overall, the buildings completed and delivered in 2008
in the business parks of the Group represented a total
investment of €24m for 20,000 sq. m. in floor space.

d) Non-business parks development

In addition to the on-going development carried out
in the business parks, the following properties were
completed in 2008, reducing the average age

of the assets of the Group:

* In Ruecil-Malmaison the “CitiZen” building, pre-rented
under a fixed-term lease of 6/9 years, was delivered
in July 2008.

* In Paris — Porte des Lilas, the “Domino” building
was delivered in October 2008 and is HEQ certified
(13,000 sq. m.). Three leases were signed in December
2008, covering a total 3,800 sq. m. in floor space.

* In Vélizy, the “Energy II” building was delivered
in October 2008 following major renovation work.

In Saint-Gibrien (near Chélons-en-Champagne),

an extension to a Post Office sorting unit was delivered
in first semester 2008, in conjunction with a renewed
fixed-term lease of 9 years for the entire site.

The four property complexes delivered in 2008 represent
a total investment of €90m for over 30,000 sq. m.
in floor space.

In Aix-en-Provence — Parc de la Duranne :
Construction of a building of 2,745 sq.m., subject to
a 9-year lease closed for 7 years, scheduled

for delivery in Febuary 2009.

Further to the delivery of some 50,000 sq. m. of floor
space in new buildings in 2008, 62% of the Group’s
assets are less than 10 years old, with a value of €1,104m
as recorded in the consolidated financial statements
dated 31/12/2008, against €1,083m at the end of 2007.
This net rise in value is the combined result of:

* changes in the scope of consolidation
(new acquisitions and value increment of new
developments exceeding twice the value of the
€93m of divestments carried out during the year),

* alimited decrease in the value of the portfolio
on a like-for-like basis (active asset management
on the strategic buildings and the indexation of rents
partially compensating for yield expansion,
less pronounced yield uplift outside Paris).

In addition, the company broke ground on the “Topaz”
building (former head office of Cogema) in Vélizy, where
15,000 sq. m. are scheduled for delivery in mid-2010,

for an investment (pre-financed) of €35m.
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e) Business activity

Business activity was particularly encouraging in 2008
with regard to the existing portfolio, both in terms

of lease renewals and signature of new leases.

The company signed leases for over 100,000 sq. m.

(out of 713,000 sq. m. in total assets) over the course
0f 2008, including 76,000 sq. m. in secure lease renewals
(€12.5m annual rent) with well-established tenants,
mostly for 9-years fixed. Some two thirds of the total
rents are secured with fifteen major tenants, whose
average lease term extends to the first quarter of 2015.
The remaining rental income from these properties
stems from multilet properties (400 leases), and all

the assets benefit from a wide geographical distribution
and competitive, moderate rents.

As of 31 December 2008, the physical occupancy rate

of properties in service stands at 88.2%; after adjustment
for the buildings delivered in 2008 (in the process of
being rented), the physical occupancy rate remains stable
at 91.4% in relation to the figure at 31 December 2007;
the financial occupancy rates stand at 88.6% and 93.1%
respectively (excluding buildings delivered in 2008)

as of 31 December 2008, compared to 90%

at 31 December 2007.

f) Disposal policy

Building upon actions carried out in 2006 and 2007,
Sociéeé de la Tour Eiffel continued to deploy its business
model in 2008, centred on the development of the new
buildings in its portfolio and the selective divestment

of certain assets considered non-strategic, non performing
or mature.

During the first half of 2008, the Company concluded
the sale of a portfolio of buildings valuated at nearly
€92m as well as a plot of land on the Massy Ampere site.

The following assets of this €92m portfolio have been sold:

* Massy Campus 2: 13,600 sq. m. of new offices,
entirely rented,

e Maine Montparnasse Tower: Paris — 1,750 sq. m.
on the 13th floor to be renovated,

* Crédit Lyonnais Tower: Lyon — 10,500 sq. m.
on 9 levels with multiple tenants.

The transaction was concluded above the appraised value
at 31 December 2007, with a profit on the Massy Campus
asset which offsets a lower valuation of the two older
towers, which sold at a price reflecting the renovation
work in progress.

51



The operation enabled Société de la Tour Eiffel to:
* post distributable capital gains,
e limit its debt,

e increase its resources for ﬁnancing its own
development projects,

* divest two non-strategic assets (ownership lots in the
two towers).

The disposal of the Massy Campus, a quality asset

of Société de la Tour Eiffel, also reduced the exposure
of the Group to the Massy market, where the group
is currently constructing an HEQ building

of 18,000 sq. m. for Alstom.

In addition, a commitment to sell was signed in October
2008 on Rue Dumont d’Urville in Paris (75016)

at a price of €15m, which should be confirmed

in early 2009.

Following these events, the value of the portfolio

of commitments at 31 December 2008 rose to

€1,161.9m, including investment property recorded

in the group accounts at 31 December 2008 (€1,077.2m),
the buildings under construction at their fair value

upon completion (€66.4m) and assets earmarked for
disposal (€18.3m under commitment to sell,

signed before 31 December 2008).

1.2 — Highlights relating
to the financing of the Company
and Group

In 2008, the Group adjusted its financing requirements
according to completed acquisitions, initiated

and/or completed development operations and completed
disposals, and renegotiated 60% of its total debt

with one of the two main financial partners of the

group in order to prolong debt maturity and simplify
employment and operating conditions.

To this end, and in order to simplify its obligations

to the bank which has ensured its financing since 2001,

on 30 June 2008 Locafimo concluded a 2008 Consolidated
and Modified Version of its June 2001 loan agreement,
under the terms of which:

* the outstanding debt of the tranches successively set up
during the financing of Locafimo operations have been
consolidated into a single loan,

* the balance of the loan principal is extended
to a maximum amount of €424m, including a newly
granted credit line of up to €56m,
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* the term of the Senior Credit agreement has been
extended a further 3 years to 30 June 2013,

This contract took effect on 21 July 2008, the date
of the merger of the Parcoval and Lyon Lilas companies
with SAS Locafimo.

Société de la Tour Eiffel obtained a loan of
€4m in January 2008 in order to finance the acquisition
of a building located in Amiens, and another loan

of €9.7m to finance the building located in Saint-Cloud.

The SCI Arman F02 obtained two loans

on 28 March 2008, the first for €63.5m in order to 1)
reimburse its existing loans and ii) finance €40m worth
of the redevelopment costs of the Massy site located

in the Ampere integrated development zone,

the second totalling €8.8m in order to finance

the VAT on this redevelopment operation.

Lastly, the SCI Duranne Sud obtained a loan of €5.5m
on 18 June 2008 intended to finance i) the €4.5 m price
relating to the property development contract for

the construction of a building located in Aix-en-Provence,
and ii) €1.05m for the VAT on the construction of this
building.

All of these new financing operations
were completed with rate hedging instruments
in the form of fixed-rate SWAP contracts.

1.3 — Other highlights

Internal reorganisation

On 21 July 2008, Locafimo authorised the Parcoval

and Lyon Lilas companies to transfer to the Locafimo
Company all of their assets, rights, and obligations

in the form of a merger, with the goal of standardising
business and management policy, creating economies

of scale, searching for synergies and simplifying their
internal legal structures, as Locafimo and Parcoval carry
out similar activities and each hold a complementary
portfolio of business parks.

In addition, the SCI Marne Haute Maison

and SCI Marseille Sauvagere, which no longer held
assets following divestments carried out in late 2007,
were dissolved without liquidation.

Governance

Two new independent administrators, Mr Philippe
Prouillac and Mr Marc Allez, were appointed
to the Board of Directors in 2008.
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In addition, the Board of Directors introduced two
special committees: an audit and accounts committee
and a remuneration committee.

Share buy-back programme — liquidity contract

On 29 July 2008, the company set up a new share buy-
back programme similar to that previously implemented.

The purpose of the programme is to:

* ensure, by means of an investment services company
and through a liquidity contract compliant with
the code of practice of the French Association
of Investment Firms (AFEI), the oversight of
investments and the liquidity of transactions,

* enable the issuance of shares to employees or officers
of the Company or Group who receive stock options
under the provisions of articles L.225-177 et seq. of
the French Commercial Code, and the issuance of free
shares as per the provisions of articles L.225-197-1 et
seq. of the French Commercial Code,

o offer shares in payment or exchange as part of property
transactions.

The maximum number of shares authorised for buy-back
is 519,300 — representing 10% of the capital of Société
de la Tour Eiffel.

The liquidity contract concluded on 28 June 2007
with Natixis Securities remained in effect during 2008.

2 — ECONOMIC AND FINANCIAL
PERFORMANCE REPORT

financial statements

2.1 — Consolidated financial statements

2.1.1 - PRINCIPLES AND ACCOUNTING
METHODS

The consolidated financial statements of the Société

de la Tour Eiffel Group have been prepared

at 31 December 2008 in accordance with IFRS standards
as adopted by the European Union and applicable on

the date of preparation. The accounting methods applied
are the same as those implemented to produce the annual
financial statements closed on 31 December 2007.

The options retained by the Group for the application

of TFRS standards are compliant with the recommendations
of European Public Real Estate Association® (EPRA).

As of 31 December 2008, the scope of consolidation
comprises 28 companies versus 30 at 31 December 2007,
under the combined effect of an increase resulting from an
acquisition and the creation of companies and, inversely of
a decrease caused by 2 merged companies and two others
which were the subject of an universal asset merger (TUP).

* EPRA : best practicies policy recommandations — november 2007.
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2.1.2 — ANALYSIS OF CONSOLIDATED RESULTS

Consolidated income statement

Consolidated turnover, which comprises rental and
service charge income from investment properties, grew
0.8% between 2007 and 2008, from €83.9 to 84.6m, of
which €72.4 and 70.6m, respectively was represented by
rents. This net decrease in rental income is primarily due
to the loss of rents from the properties divested (-€5.5 m)
or turned over to redevelopment during 2007/2008 and
net relettings (-€2.7m ), partially offset by the delivery
of new rented buildings (+€3.2m) and the indexation of
rents on existing assets (+€3.2 m).

Operational charges, representing €34.8m in 2008
versus €32.6 m in 2007, reflected the company’s
increased turnover: they consist mainly of rental charges
(€12.2m versus €10.1m in 2007), payroll expense

(€4.7m versus €7.7m) including €1m, under IFRS standards,
corresponding to the valuation in 2008 of stock-options,
free shares, general expenses and operating costs of the
companies in the Société de la Tour Eiffel Group.

The net balance of fair value adjustments is mainly due
to a decrease in the fair value of investment properties in
2008 (- €13.1m).

After inclusion of a net loss on the sale of assets
in the amount of €0.4m, the net operating profit stands
at €36.2m in 2008 compared with €123.7m in 2007.

The net debt service cost (net cash finance charges)

was €33.8m in 2008 versus €27.3m, under the combined
effect of the appreciable increases in the property
portfolio and interest rates.

Other financial income and charges (net financial
charges in 2008 of €18.4m versus €2.0m in net financial
result in 2007) mainly comprised the devaluation of
derivative instruments due to falling interest rates at the
end of 2008 on the one hand, and the discounting of the
Group’s exit tax liability on the other.

Taking the above into account along with income tax
in the amount of 0.7 million euros, the net consolidated
result for 2008 stands at -€16.7m versus €91.6m in 2007,
i.e. -€3.2 per share based on the average weighted
number of shares outstanding during the year, i.e.

5,193,003 shares.

After adjusting the valuation of assets and liabilities as
well as the divestment of assets, the operating results
from regular activity stand at €52.1m for 2008 and
net profit at €17.6m, compared to €56.8m and €28.9m
respectively in 2007.

Cash flow after income tax and the net debt service
cost debt is €18.4m in 2008 versus €23.5m 2007.

X
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Consolidated balance sheet

At 31 December 2008 net non-current assets amount

to €1,090.5m versus €1,105.6m at year-end 2007.

This decrease during the year is mainly due to the acquisition
of the property assets described above and new buildings
deliveries (decrease in tangible assets and increase

in investment properties), and, on the other hand,

to property sales in 2008 (€93.1m in net book values
from divested buildings, fair value adjustment

of investment properties and financial instruments).

Current assets represent €99.0m at 31 December 2008,
compared with €65.0m at the end of the preceding
financial year, reflecting an increase in operating
receivables, and two properties designated by IFRS

as assets to be sold for the sum of €18.3m.

On the liabilities side, consolidated equity for the year
stands at €418.3m versus €471.5m at year-end 2007,

a change due in particular to the appropriation of 2007
earnings, the distribution of 2008 dividends

and the 2008 net income.

The net increase in overall debt, which rose from €699m
to €770.9 m between 31 December 2007 and 2008, can
be explained by the increase in banking loans having
financed acquisitions during the year, and to a lesser
extent, by that of overall financing costs.

2.2 — Group financing

In many respects, 2008 was a difficult year for the
financial markets in terms of bank liquidity, credit
spread and the volaility of interest rates.
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2.2.1 - LIQUIDITY

In 2008, the Group adjusted its financing needs according
to the acquisitions and development projects launched
and adapted its interest rate hedging policy.

New resources were obtained, mainly during the first half
0f 2008, on the banking market from reputed financial
institutions by setting up new credit lines

and by extending existing master agreements, exclusively
in the basis of mortgage security.

As described in the highlights relating to financing,

in 2008 the Group financed and refinanced

€92.6 m of its bank debt. One of the major events

of the year was the renegotiation of the mortgage
financing granted to Locafimo according to the loan
agreement dated 1 June 2001, which represents nearly
60% of the total bank financing of the Group. The term
of this €357m loan — initially July 2010 — has been extended
to July 2013 for an increased amount of €368m under

the same conditions. In addition, a new, undrawn credit
line of €56m has been offered subject to conditions; about
half of this facility was already available at year-end 2008.

At 31 December 2008, the Group has €60.7m of unused
credit lines (excluding the €56m line granted in 2008).

2.2.2 - DEBT STRUCTURE AT 31 DECEMBER 2008

Global gross debt at 31 December 2008 stood
at €682.5m, versus €606.1m at 31 December 2007.

Net debt recorded on the balance sheet, obtained

by deducting from the global debr all financial investments
in the form of cash securities held by the bank financing
property assets currently under construction, liquid
asset investments, and available assets of the Group’s
subsidiaries, amounted to €654m at year-end 2008
versus €571.2 at year-end 2007.

In €M 31/12/2007 31/12/2008
Global debt 606.1 682.5
Invested cash reserves (16.2) (17.4)
Liquidity (10.7) (10.8)
F;izrgigl:;\gstments (115) (0.3)
B NET DEBT

ON BALANCE 567.7 654.0
SHEET

Thus, with the financial resources set up and used this
year mainly in the form of mortgages, the LTV ratio at
31 December 2008 represents 59.2 % of property assets,
valued at €1,104.3m.
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Debt by maturity date

€682.5m in bank financing of Société de la Tour Eiffel
drawn at 31 December 2008, represented
by maturity date:

In€M 483.2
500 71%
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The average maturity of the Company’s debt is 4.3 years
at 31 December 2008, versus 4 at 31 December 2007.

71% of the global debt has a time to maturity
of 4.5 years, and 8.5% from 5 to 9 years.

The average cost for Group refinancing was

5.2% in 2008 (5% in 2007). This change in the average
cost of the debt is explained by the significant rise

in interest rates between January and October 2008

of over 70 BP, applied to recently concluded finance
agreements. Interest rates fell sharply at the very end

0f 2008 and the beginning of 2009.

2.2.3 - MANAGEMENT OF MARKET RISKS

Société de la Tour Eiffel is only concerned by the market
risk resulting from the change in interest rates relating
to loans contracted to finance its investment strategy
and maintain requisite financial liquidity.

The aim of the interest rate risk policy of Société

de la Tour Eiffel is to limit the impact of a variation

in interest rates on profits, and to keep the global cost

of debt as low as possible. To meet these objectives,

the Company usually borrows at a variable rate and uses
derivative products (CAPs and SWAPs only) to hedge
the rate risk. It does not carry out operations in the market
with any other purpose than to hedge its rate risks

and all operations performed are centralized and managed
by the Company itself, according to the recommendations
of the banks with which it regularly works. When new
financing or refinancing lines are set up, they are
systematically backed with a suitable rate hedging
instrument, chosen as a result of consultation with
several competing banks in terms of maturity and cost
according to market conditions and the nature

of the underlying asset to be financed subject.
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Setting up derivative products to limit the risk of rate
exposes the Company to the possible failure

of a counterparty. To limit the counterparty risk,
Société de la Tour Eiffel carries out hedging operations
only with first-rate financial institutions.

Evaluation of interest rate risk:

At 31 December 2008, gross bank financial debt
amounted to €682.5 m, of which €623.1m is at variable
rates and €59.4m at fixed rates. After taking into account
the fixed rate SWAP instruments, the total debt at fixed
rate stands at €342.4m, i.e. 50% of the total debt. In
addition, the debt at variable rate was hedged for a total
of €279.5m by CAP instruments which would allow the
Group to profit from the fall in the interest rates during
the 2009 year. In this way, at 31 December 2008, the
debt was hedged overall to a total ratio of 91%.

On the basis of the outstanding debt as at 31 December
2008 and the hedgings in place, a rise in the Euribor
3-month interest rates of 100 base points in 2009
would have a negative impact on recurring net income,
estimated at €2.8m.

A contrario, in the event of drop in the interest rates

of 100 basic points, a decrease in finance cost estimated
at €2.8m would occur, resulting in an equivalent positive
impact on the recurring net income for 2009.

As a reminder, between 1 October 2008 and the end

of February 2009, the Euribor 3-month rates, the sole
reference rate applied to the variable-rate bank financings
of the Group, fell from 5.29% to 1.8%.
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2.2.4 — FINANCIAL STRUCTURE RATIOS

Indebtedness ratios 2008 2007 2006
Consolidated equity €M 418.7 471.6 410.8
Net financial debt €M 654.0 567.7 430.3
Net financial debt/Consolidated equity 156% 120% 110%
Net banking debt/Total property assets (Loan to Value) 59.2% 52.4% 49.6%
Financing ratios 2008 2007 2006
Average cost of debt 5.2% 5% 4%
Fixed-rate or capped debt 91% 99% 82%
Maturity of debt 4.3 years 4 years 4.8 years
Hedging of financial costs by GOP® 15 1.9 2.7

(1) GOP: Gross Operating Profit = Operating income before adjustment of value and other income and operating expenses

These financing ratios reflect a company which has heavily invested each year since its redeployment in 2004,

and consequently required significant financial resources, either in the form of capital or bank financing (hedged

by suitable derivative products). In particular, the capital increases carried out in 2003, 2004 and 2005 significantly
affected debrt ratios which since 2006 represent optimal use of leverage, appropiate to the yield profile of the property

assets financed.

Loan covenant ratios

The financial ratios that the Group has committed to respect as part of its bank financings are summarised

in the table below, for the highest amounts posted at 31 December 2008 per bank. The table compares the latest
ratios communicated to the banks at 31 December 2008 to the company’s contractual obligations (LTV and ICR i.e.
coverage of finance costs incurred during the 4" quarter of 2008 and projected for the first three quarters of 2009
by the net rents of the 4™ quarter 2008 and those projected over the first three quarters 2009) with those the Group
committed to respect in accordance with its main financing contracts.

BANKING FINANCING AND MAIN COVENANTS AT 31/12/2008

31/12/2008 Contractual Thresholds Ratios at 31/12/2008
Maximum Minimum
In €M Debt drawn LTV ICR LTV ICR Term
RBS/AXA/Calyon 144.4 75% 170% 52% 318%  15/06/2013
RBS/Calyon/Crédit Foncier/AXA 72.5 75% 180% 66.2% 247%  31/03/2010
Calyon 60.6 80% 125% 52.0% 207% 15/04/2011
Société Générale/Crédit Foncier 38.6 - 110% - N/A 17/03/2017
Hypo Real Estate 349.3 72.5% 140% 62.6% 179%  30/06/2013

The level of the loan covenants at 31 December 2008 complies with all the commitments of the Group as established

by each of its financing contracts.
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2.3 — Asset Appraisal and NAV

2.3.1 - GROUP PROPERTY ASSETS

All the property assets of the Société de la Tour Eiffel Group were appraised at 31 December 2008 by one or the other
of the following independent valuers: Atisreal Expertises, Savills Expertises, Drivers Jonas, Cushman and Wakefield
and Ad Valorem. The Group appointed Ad Valorem as a new valuer and rotated two valuers for one portion of its
property assets. Attributions between firms are determined by the geographical location and nature of the subject
properties.

The property assets of the group stand at €1,104.3m, excluding transfer duties and expenses, of which €1,095.5m
represent investment properties and €8.8m represent current plant, property, and equipment including buildings under
construction, valued at cost depending on their state of progress at 31 December 2008.

In compliance with the recommendations of the Autorité des Marchés Financiers (France’s Financial Markets
Authority), these appraisals are undertaken annually on a uniform manner based on net selling prices, i.c. excluding
transfer costs.

VALUATION OF PROPERTY ASSETS

31/12/2007 31/12/2008

In €M In % In €M In %
Offices 535.1 53.1% 579.7 52.9%
Parcs Eiffel 272.8 27.1% 311.1 28.4%
Warehouses 103.5 10.3% 107.7 9.8%
Light Industrial space 60.5 6.0% 60.2 5.5%
Nursing homes 359 3.6% 36.8 3.4%
B TOTAL 1,0079  100.0% 1,0955  100.0%
CHANGE

In €M In %

Offices 44.5 8%

Parcs Eiffel 38.4 14%

Warehouses 4.1 4%

Light Industrial space (0.3) (1%)

Nursing homes 0.9 2%

H TOTAL 87.5 9%

Methodology retained by the experts

The general principle of valuation retained by the valuers is based on the application of two methods: the capitalisation
method, cross-checked with the comparison method. The value is estimated by the valuers on the basis of the values
resulting from both methodologies.

The results obtained are also cross-checked with the initial yield and capital market values per sqm.

The capitalisation method consists in capitalizing a net passing income or a market rent at a suitable rate of return
taking into account discounted adjustments for future rental increments or shortfalls.

This method is based on the rental value (market rent) of the assets, compared with the passing rent. When the net
rent is close to the rental value, the rent is capitalized on the basis of a market rate of return, reflecting in particular
the quality of the building, its location, the tenant and the fixed lease remaining term. The adopted rate of return
reflects the rates of return arising from the transactions occurring on the market. If the net rent is appreciably higher
or lower than the rental value, the difference is capitalised on a discounted basis up until the next lease break date
and added or substracted from the core result.

X

Financial report 2008 57



For vacant space at the time of the valuation, the rental
value is capitalized at a market rate of return plus

an allowance for risk, and then the loss of rent

for the estimated marketing period deducted.

2.3.2 - NET ASSET VALUE
Net Asset Value including taxes

To calculate the net asset value including taxes,
properties are first assessed for their tax-inclusive value
according to appraisals made by independent valuers.
Buildings under construction, however, although they
represent potential capital gains, appear, in accordance
with IFRS standards, in the consolidated financial
statements, at cost. As a matter of interest, the potential
capital gains on buildings under construction, based
on their appraisal value excluding taxes (upon delivery)
determined by independent valuers, less the cost of works
remaining to complete, were null at 31 December 2008
with respect to the calculation of NAV.

The Net Asset Value corresponds to the consolidated
shareholders’ equity at 31 December 2008,

plus the unrealised gains on goodwill (value of Awon
Asset Management as estimated by Deloitte

at 31 December 2008).

The net asset value including taxes (replacement
NAV) stands at €93.3 per share at 31 December 2008
compared with €107.4 per share at 31 December 2007
representing a reduction of 13%.

Net asset value excluding taxes

A second calculation provides net asset value excluding
taxes. Transfer charges are estimated at 5% of the new
value of the company owning an asset. This same
transfer tax calculation method has been used for every
year since the Company began its property investment
activities.

At 31 December 2008, the transfer taxes and other
divestment expenses estimated by the Company,
compared with the taxes already deducted from the value
of the assets, issued by independent property experts

and represented in the consolidated balance sheet
(pursuant to IFRS standards), result in an adjustment

of €28.7m.

The net asset value excluding taxes (liquidation NAV)
stands at 88.5 euros per share at 31 December 2008
versus 101.9 euros per share at 31 December 2007,
representing a total decrease percentage of 13%.

CALCULATION OF NET ASSET VALUE EXCLUDING TAXES FROM CONSOLIDATED

SHAREHOLDERS’ EQUITY

In €m 31/12/2007 31/12/2008
Consolidated shareholders' equity 471.6 418.7
Appreciation on intangible assets 1.9 2.7
Appreciation on buildings under construction 21.8 0
Net adjustment of the transfer taxes: 274 28.7
+ Taxes deducted from the value of assets on the balance-sheet 55.6 53.2
- Estimated divestment taxes and fees 28.2 245
B NAV EXCLUDING TAXES 522.7 450.1
Number of shares (excluding treasury shares) 5,130,878 5,085,145
B NAV EXCLUDING TAXES BY SHARE IN € 101.9 88.5
Change compared with 31/12/2007 (13.1)%
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CHANGE IN NAV EXCLUDING TAXES FROM 31/12/2007 TO 31/12/2008
In €M By share in €

NAV excluding taxes at 31/12/2007 522.7 101.9
Impact of the change in number of shares 0.9
Recurring net income 17.6 3.5
Distribution of 2008 dividends (33.1) (6.5)
Capital gains on divestments (0.4) (0.1)
Valuation of property assets (34.9) (6.9)
Valuation of hedging instruments (18.4) (3.6)
Other (2.9) (0.7)
B NAV EXCLUDING TAXES AT 31/12/2008 450.6 88.5

Number of shares (excluding treasury shares) at 31 December 2008: 5,085,145

Number of shares (excluding treasury shares) at 31 December 2007: 5,130,878

(1) including €21.8m at 31/12/2007 and 0 euro ar 31/12/2008 for buildings under construction, which were all delivered in 2008.

2.4 — Corporate financial statements

It should be noted that a change in accounting method
relating to the plans for share subscription or purchase
options and the plan for granting free shares was carried
out in 2008, following the Accounting Regulatory
Committee regulation of December 2008. The impact
of this change was €969,695 as of 1 January 2008,

recorded in the income statement in accordance

with the option issued by the aforementioned regulation.

The total balance sheet of Société de la Tour Eiffel
at 31 December 2008 amounted to €418.1m versus
€380.3m at 31 December 2007.

Assets

Fixed assets include, on the one hand, the Vélizy
buildings acquired at year-end 2006 and the Amiens
and Saint-Cloud buildings (acquired in early 2008)
(total net book value of €29.5m at 31 December 2008)
and, on the other hand, the equity interests

in subsidiaries and related receivables. The rise in

the value of equity interests (from €260.6m to €261.3m)
is due to the acquisition of the SCI Duranne Sud

in March 2008.

In compensation, the receivables related to equity
interests, representing stable financing from the parent
company to the subsidiaries, decreased by €20.0m

in 2008, from €78.9m in 2007 to €58.9m, mainly due
to the settlement of the subordinated loan of the Massy
Campus II property partnership (following the sale

of its Massy building), and the receipt of dividends

by subsidiaries.
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The increase in current assets from 2007 to 2008
(€28.9 to €68.0m) is above all due to the increase

in operating receivables of €27.2 m, the financing

of subsidiaries’ property investments by current
shareholders accounts, and the Company’s cash

assets (€14.3m). Conversely, the marketable securities
representing the treasury shares obtained through

the currently applicable share buy-back programme
and the liquidity contract (107,358 shares

at 31 December 2008 versus 65,744 at 31 December 2007)
posted a net decrease of €1.7m, under the combined
effect of an increase in gross value related to acquisitions
(€2.0 m) and an additional provision in 2008 of €3.7m
(owing to the fall in the share price of Société

de la Tour Eiffel).

Liabilities

Equity decreased from €313.8m at 31 December 2007

to €308.9m at year-end 2008, under the combined
effect, on the one hand upwards due to the appropriation
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