








Production capacity over the period 2007-2012 provides for the creation of 149,000 m?
of office space in Nice-Sophia Antipolis.

118,000 m? of office space is scheduled for construction for Nice-Plaine du Var, with
nearly 70% of the total supply destined for Nice-Sophia Antipolis.

OFFICE BUILDING PRODUCTION CAPACITY OVER FIVE YEARS (Mz)

Source : Atisreal

GROWTH IN OFFICE SPACE (M?)

CURRENT SPACE PRODUCTION CAPACITY GROWTH

1,450,000 149,000 +10%
3,200,000 248,000 + 8%
4,300,000 463,000 +11%
m 13,200,000 549,000 +4 %
3,600,000 161,000 + 4%

BREAKDOWN OF PRODUCTION CAPACITY (M2)

ExisTING UNDER
(DELIVERED) CONSTRUCTION

CP OBTAINED CP LoDGED PrROJECT

39,605 79:395 30,000
14,139 30,514 46,858 9,400 147,000
54,999 61,613 88,465 73,667 183,782
34,516 21,707 52,243 11,010 41,000
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m ATTRACTIVE TERTIARY REAL
ESTATE SUPPLY

The French major cities examined had top rental values which are
increasing at alower rate than those of metropolitan Geneva (€462 VAT
and charges excluded/m?/year) and Brussels (€295 VAT and charges
excluded/m?/year).

The top rental values recorded in Nice-Sophia Antipolis are of the order
of €195 VAT and charges excluded/m?/year, below the levels observed in
Lyon (€210 VAT and charges excluded/m?/year) or Marseilles (€200 VAT
and charges excluded/m?/year)..

AVERAGE AND TOP RENTAL VALUES IN EUROS VAT AND CHARGES EXCL./M2[YEAR
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A" SUSTAINED INTERNATIONAL DEMAND

The portion of transactions for more than 1,000 m? between 2002 and 2006
involving international companies was 40% for Nice-Sophia Antipolis, ahead of
Lille and Marseilles. The Nice-Cote d’Azur Airport and the international nature of
Sophia Antipolis are strong factors contributing to the rate of set up of foreign

companies.
PORTION OF TRANSACTIONS FOR MORE THAN 1,000M? INVOLVING
INTERNATIONAL COMPANIES BETWEEN 2002 AND 2006
48 %
40 %
37%
21 O/i | I
L 1 1 1 y
MARSEILLES LILLE Nice -SoPHIA LyoN
ANTIPOLIS
Source : Atisreal
In the metropolitan area PORTION OF TRANSACTIONS FOR MORE THAN 1,000M? INVOLVING IT
of Nice_Sophia Antipolisl COMPANIES BETWEEN 2002 AND 2006
companies in the
. 38 %
IT (Information
Technologies) sector
were heavily represented 23%
in transactions of more
(o)
than 1,00o m= 16 %
. 0,
In the period 2002 to 12%
2006, these companies
occupied 38 % of
commercial premises. ' ' ' ' '
P MARSEILLES LyoN LILLE NicE -SoPHIA
ANTIPOLIS

Source : Atisreal

The presence of engineering and business schools plays an important role in
attracting high added-value companies, in particular, for those in the IT sector.
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VOLUME OF INVESTMENT
RISING STRONGLY

The volume of investment in business and service industry real estate for
Nice-Sophia Antipolis multiplied by five times in 2006, rising to
443 million euros.

This volume is higher than investment recorded for the cities of Lyon, Lille
or Aix-Marseilles.

ANNUAL VOLUME OF INVESTMENT (IN M EUROS)

1,699
2,000 — 2004
800 —
415 443
400 114
54
Aix LILLE LyoN Nice -SoPHIA BRUSSELS
MARSEILLES ANTIPOLIS

Source : Atisreal
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ATTRACTIVE YIELDS

The yields for the Nice-Sophia Antipolis agglomeration are attractive compared with
the benchmark group examined.

The initial prime yield for Nice-Sophia Antipolis was 7% for the year 2006, 2 points
higher than the initial prime yield recorded for Geneva in the same year.

2004
10% —
7 ]
6,10 % 6,80 % 7,00 % 7,00 % 2006
5,90 %
6% —
5 %
4% —
2% —
I I
GENEVA BRUSSELS LyoN Aix LILLE Nice -SoPHIA

MARSEILLES ANTIPOLIS

Source : Atisreal

These yields are to be judged in a nuanced way as current economic conditions
(capital inflow, scarcity of products) bring into question certain principles.

Only afew years ago, risk premiums were strongly tied to geographical location and

the quality of the asset. While this is still true today, risk premiums increasingly
depend on the quality of the tenant’s signature and the duration of commitment.
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PART 2

Analysis of the Nice business
district and a comparison with
French and European business
districts:

e Euralille

e Euroméditerranée
 Lyon La Part-Dieu

e Léopold (Brussels)

o Airport District (Geneva)
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E PART 2 SUMMARY

ANALYSIS OF THE BUSINESS DISTRICT OF NICE AND
COMPARAISON WITH FRENCH AND EUROPEAN
BUSINESS DISTRICTS

« The Nice business district is primarily comprised of the Arénas and Nice
Méridia tertiary programs, which will be complemented in the future by
those of the Opération d’Intérét National decided on in March, 2007 for the
Plaine du Var sector. The Nice business district will benefit from an overall
urban development project linking housing, infrastructure, services and
shops. This sector will encompass both the Nice-Cote d’Azur Airport and the
future station of the TGV Méditerranée high-speed rail service

¢ Nice has one of the two business districts in France offering large companies
eligibility for the Prime d'‘aménagement du territoire — PAT (Regional
Development Subsidy) over the entire 2007 to 2013 period.

* This business district should become ranked amongst the four largest in
France outside of Paris, thereby enabling companies to find appropriate local
premises as they grow thanks to a tertiary real estate stock which will
increase from the current 370,000 m?to more than 750,000 m?in the future..

« This involves realizing the potential of developments in the Plaine du Var:
Nice Arénas, Nice Méridia, the International Business Center at Nice Airport
and projects linked to the Plaine du Var O.L.N.

The Céte d’Azur positioning on the tertiary real estate market - September 2007
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Il THE PLAINE DU VAR:
A REGION ELIGIBLE FOR THE “PAT” SUBSIDY

1

))

Eligible for the PAT - Prime pour 'Aménagement
¢ Nice Plaine du Var du Territoire (Regional Development Subsidy)
under the new zoning for 2007-2013

No eligibility under Regional Aid schemes

The general rate of company tax is 24%. The
setting up of a European head office entitles
companies to benefit from a reduced rate
(determined in accordance with the set-up
conditions). Tax relief (a maximum of 10
years) entails an exemption from cantonal tax
(around two thirds of overall taxation) where
this is seen as worthwhile for the Canton, e.g.,
the setting up of a high-technology company

e Airport District

Eligibility for the PAT-Prime pour '’Aménagement

* Euroméditerrance duTerritoire (Regional Development Subsidy)

e La Part-Dieu No eligibility under Regional Aid schemes

e Léopold No tax relief measures granted

“Source”: Team Cote d’Azur, CClI Lille, CCI Lyon and the Govt. of Geneva
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THE EXISTING AND FUTURE OFFICE STOCK
OF BUSINESS DISTRICTS

The stock of office space in Nice-Plaine du Var is consolidating. It
amounts to 370,000 m? but should reach 753,000 m?in the medium
term if the development potential of Nice Arénas, Nice Méridia, the
Airport International Business Center and the Plaine du Var National
Interest Project are taken into consideration

00,000 —
3:500, . PRODUCTION CAPACITY IN M ° 3,260,000
3,000,000 — _
EXISTING OFFICE STOCK
2,500,000 —f
2 000,000 —
1,500,000 —f 6
0,000 1,012,000 1,000,000
1,000,000 — 753,000 949 —— I
500,000 — 301,000 -
|
o)
EURALILLE Nice Euro- LA ParRT DiEU AIPORT LEopPoOLD
PLAINE MEITERRANEE DisTrICT
pu VAR

BREAKDOWN OF PRODUCTION CAPACITY FOR BUSINESS DISTRICTS IN FRANCE (MZ)

2 EyLL (YL PC OBTENU PC pEPOSE PROJET
(DELIVERED) EN COURS
Punul\:lucas VAR 33,000 30,000 320,000
e 2 17,812 000 00 134,000
MEDITERRANEE 9:259 75 4, 9,4 34,
19,649 20,332 25,000 0 55,900
LyoN pART-DiEU 25,682 20,851 13,000 39,628 56,000

Source : Atisreal
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THE PORTION OF TRANSACTIONS INVOLVING
INTERNATIONAL COMPANIES

Due toits geographical location, its airport and its worldwide renown, Nice has the
French business district (outside of Paris) which best meets the requirements of
international companies. As a result, the portion of transactions for more than
1,000 m? involving international companies (between 2002 and 2006) for Nice- Plaine
duVaris highly superior to most major cities benchmarked.

32%
For the Léopold District, 28 %
the portion for European 24%
institutions came to
46 % for 2005 and 2006. 17%
International companies
represented 20 % of all
companies which set up
in Geneva in 2006. . . . . .
EUROMEDITERRANEE  EURALILLE LyoN Nice
PART DIEU PLAINE DU VAR

Source : Atisreal

THE RENTAL VALUES

The top rental values (new buildings of international standard) are attractive in Euralille
and in Nice-Plaine du Var, with levels below €200 VAT and charges excl.Im?/year.

Amongst the benchmark business districts examined, the highest rental values were
recorded by the Airport District in Geneva and the Léopold District in Brussels with
respectively €370 VAT and charges excl./m?/year and €295 VAT and charges excl./m?/year

For French business districts, rental values are €220 VAT and charges excl./m?/year for
La Part Dieu, €200 VAT and charges excl./m?/year for Euroméditerranée and €195 VAT
and charges excl.I/m?/year for Nice Arénas.

For Euralille rents come to €180 VAT and charges excl./m?/year.

TOP RENTAL VALUES IN EUROS VAT AND CHARGES EXCL./M2[YEAR

400 -
370
350 A 355 —— NicE PLAINE DU VAR
310 —— LA PArRT DIEU
300 7 \/ 295 — EURALILLE
250 - LEoPoLD
220 EUROMEDITERRANEE
200 A 190 195 —— AIRPORT DISTRICT
180
150 A 175
100
50 A
o T r
2004 2005 2006

Source : Atisreal R , N .
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THE YIELDS

At 7.70%, the initial prime yields for Nice-Plaine du Var are the most
attractive compared with the benchmark group examined.

For the year 2006, Euralille and Euroméditerranée recorded yields of
around 7%.

Yields for La Part Dieu and Léopold were in the vicinity of 6% while
the Airport District had a yield of 5%.

7,70 %
8% _ 6,90 % 7,00 % ’
6,170 %
6% | 5,90 % ’
5,00 %

4% _|
2% _|
0% ] ]

AIRPORT LEoPoOLD LA ParRT DiEU Euro- EURALILLE Nice

DisTrICT MEDITERRANEE PLAINE DU VAR

Source : Atisreal

The Céte d’Azur positioning on the tertiary real estate market - September 2007

2004

2005

2006

19



PART 3

Comparative analysis of
Sophia Antipolis and five
technology parks:

 Saint Laurent (Montréal)

o Kista (Stockholm)

« 22@ (Barcelona)

« Inovallée (Grenoble)

e Plateau de Saclay (Essonne)

- Platéaude Saclay e

R AN
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E] SUMMARY PART 3

COMPARATIVE ANALYSIS OF FIVE TECHNOLOGY PARKS
AND SOPHIA ANTIPOLIS

« In 2006, Sophia Antipolis was the leading destination in France for the
setting up of R&D centers and foreign companies, involving one third
of jobs created.

*With more than one million square meters of business premises,
Sophia Antipolis, is the technology park with the largest tertiary real
estate stock in Europe, equal with Kista in Stockholm.

«The other main technology parks have between one and a half and
three times less tertiary real estate stock.

«Sophia Antipolis has the greatest development potential of all the
French technology parks outside the lle-de-France region.

«However, it has less than that of 22@ in Barcelona and the Plateau de
Saclay.

«The current number of technological job positions in Sophia Antipolis
is comparable with the 20-year objectives set for the Plateau de
Saclay (20,000 positions).

«The number of researchers there is greater than in the other technology
parks with the exception of Saclay. The ratio of researchers to the total
number of employees is the highest of any of the technology parks
examined.

«Sophia Antipolis is the most diverse technology park with a larger
number and broader variety of companies, going from start ups to
multinationals.

*The annual average volume of premises placed with companies makes
Sophia Antipolis the leading French technology park and the third
leading technology park in Europe after Kista and 22@.

«The rental values are the lowest after those of Inovallée in Grenoble.

The Cote d’Azur positioning on the tertiary real estate market - September 2007
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SOPHIA ANTIPOLIS:
AN ATYPICAL TECHNOLOGY PARK PRODUCT

1

))

On the criteria Of |and SCIENCE PARKS LAND SURFACE IN 2006 5,000
area, Sophia Antipolis 5000
technology park comes
. ,000 —
in second place after the *
Plateau de Saclay. B
y 3,000 2,400

With a combined area 2000 —
of 2,400 hectares,

i i i 1,000 — 200 00
SophlaAntlpollsemerges 110 198 3
as a space for major . T ,
development INOVALLEE 22@ KisTaA' SAINT LAURENT  SOPHIA PLATEAU

GRENOBLE BARCELONA STOCKHOLM  MONTREAL ANTIPOLIS DE SACLAY

Source : Internet, dirigeants par technopbéles

M? PER EMPLOYEE

At Sophia Antipolis, each

employee has an available 1,500 — 1,250
living space of 873m>2.

1,200
Moreover, two thirds |
of Sophia Antipolis %
technology park is given = _
over to green spaces,
providingemployeeswith 300 4| 4, 129 _I
ideal working conditions. — -1 _l

(o) 1 —_—
Kista INOVALLEE SAINT LAURENT ~ SOPHIA PLaTEAU

StokHOLM  GRENOBLE BARCELONA MONTREAL  ANTIPOLIS DE SACLAY

Source : Internet, dirigeants par technopdles
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1,300 companies
. . NUMBER OF COMPANIES
are established in 4,000

Sophia Antipolis in 4000 —
the following four 3500 —
business sectors: ;500
information and ,.,, _
communication 5000 -
technology, | oo — 1,300
education and '

.. . . 1,000 — 700
training, life sciences 226 270

d fi hemi 500 T 23

. O —— 1 1 1 1 1

and the environment

d SAINT LAURENT 22@ INOVALLEE Kista SOPHIA PLATEAU
andenergy. MONTREAL  BARCELONA  GRENOBLE STOCKHOLM  ANTIPOLIS DE SACLAY

Source : Internet, dirigeants par technopdles

One hundred and fifty major international groups have chosen to set up in Sophia
Antipolis. As a result, they generate a concentrated economic activity which largely
exceeds that of other technology parks examined, excluding the Plateau de Saclay.

More than 30,000 employees work in Sophia Antipolis with an average of 21 employees per
company. This underlines the creativity and wealth of a fabric of companies varyingin size
from start-ups and small and medium-size businesses to major groups.

NUMBER OF EMPLOYEES PER COMPANY
300 7 261
250 ]
200
150

100 ] 62,50

o 21,15 31,48 38,57 —I
10
= am, A, TN 1

INOVALLEE SOPHIA PLATEAU Kista 22@ SAINT LAURENT
GRENOBLE  ANTIPOLIS DE SACLAY  STOKHOLM  BARCELONA  MONTREAL

——|

Source : Internet, dirigeants par technopéles
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AN ATTRACTIVE AND DYNAMIC BUSINESS
REAL ESTATE SPACE

GDP PER CAPITA IN €

34,609
35,000
30,000 — 23,542
23,48 ’
25,000 — 22,571 22,922 23,009 3,483
The per capita GDP of 20000 —
the Alpes Maritimes .0 —
Department is on the
10,000 —
same level as that of
the large metropolises ~ >°%° 7]
examined. © . . L L L —
ALPES EssoNNE MONTREAL ISERE LA STOCKHOLM

MARITIMES CATALOGNE
Source : INSEE 2005

With rental levels at €145 VAT and charges excl./m?/year for new premises, Sophia
Antipolis is the most attractive technology park in relation to the benchmark group
examined after Grenoble.

The attractiveness of rental values is a very positive factor in the setting up of new
companies as is a varied supply, offices ranging from 100 m? to more than 1000 m2.

145
PRICE IN €/ M2[YEAR
) SOPHIA
Source : Atisreal, Internet
ANTIPOLIS
500
200
205 oo
PLATEAU SAINT LAURENT
3 ,
DE SACLAY / MONTREAL
(bf
INOVALLEE Kista
GRENOBLE STOCKHOLM
130 418
22@
BARCELONA PRICE IN €/M2[YEAR
288
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Transactions represent 35,000 m? per year, above the average of
transactions recorded for all the technology parks examined (30,000 m?/an).

1,400

1,200 o

1,000 -

800 -

NUMBER OF COMPANIES
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200

VOLUME OF ANNUAL TRANSACTIONS (IN M2) IN 2006
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7,000 1023
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Source : Internet, dirigeants des technopdles
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All of the five technology parks compared are host to major groups
which guarantee their on-going development and a capacity to absorb
economic shocks.

However, following the bursting of the Internet bubble, the Kista and Saint
Laurent sites have suffered with, for example, a postponement of the
second phase of construction for Saint Laurent and a vacancy rate of 40%.

Thanks to its diversity of companies and sectors, Sophia Antipolis has

been able to resist and enjoy continual growth.

KISTA

ErRICSSON

NokiA
TIETOENATOR

HP

MICROSOFT

SUN MICROSYSTEMS
INTEL

ORACLE

SAINT LAURENT

NORTEL
FLEXTRONICS
BoOMBARDIER
AmDOCS
ASTRAZENECA

SOPHIA ANTIPOLIS

ACCENTURE
AMADEUS
AIR FRANCE

GALDERMA R&D
HP
INFINEON
NXP
SCHEIDER
THALES
TovoTa

22@

MICROSOFT
YAHOO

GENERTAL ELECTRIC
SARA LEE
AMERICAN EXPRESS
ErRICSSON
T-SysSTEMS
TELEFONICA
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m A STRONG POTENTIAL FOR BUSINESS
REAL ESTATE DEVELOPMENT

Only the Kista technology park equals the area of office space already built in
Sophia Antipolis with its stock of 1,100,000 m=.

However, Sophia Antipolis technology park has considerable constructability
and capacity toaccommodate: 700,000 m? of offices can still be constructed,
valuable development potential compared with the other five technology
parks examined.

CORPORATE REAL-ESTATE OFFER FOR THE NEXT § YEARS

- EXISTING CONSTRUCTIBLE SURFACE (IN THOUSAND RA2)

OFFICE SPACES ALREADY BUILT
3,500 —
3,000 —
2,500 —
2,000 —

1,500

700

1,000 —
NC 16 700 1 100

azo 1050 219
140 200 —

500 —

PLATEAU INOVALLEE SAINT LAURENT Kista SOPHIA 22@
DE SACLAY GRENOBLE  MONTREAL  STOKHOLM  ANTIPOLIS  BARCELONA

Source : Internet, Les Echos

Of the constructible 700,000 m?, 35,000 m? of office space in Sophia Antipolis
is already planned for the period up to 2012. This area includes lots of from 100
to more than 1,000 m?in order to best meet the needs of each company.

20,000 m? are to be added to the 35,000 m? of offices with the creation of the
STIC campus.

As aresult, the construction plan for Sophia Antipolis emerges as attractive and
dynamic when compared with Kista, which has no available space, and
Inovallée, which is nearing saturation point.

The same is true in relation to the Plateau de Saclay which is proposing less
space to be constructed over the next five years than Sophia Antipolis, 26,660
m? of offices being planned for the Villeras area.

The Plateau de Saclay real estate supply is comprised largely of science and

technology parks and individual company sites (Danone, Thalés, Air Liquide and
Motorola).
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A HUB OF TECHNOLOGY WITH AN
INTERNATIONAL AND SCIENTIFIC CHARACTER

Sophia Antipolis technology park is internationally famous and attracts researchersin
sectors of innovation from around the world. In 2006, it was the leading destination in
France for the setting up of R&D centers of foreign companies. Accordingly, 40% of
companies in Sophia Antipolis are active in R&D and the area numbers around 4,000
researchers.

The other technology parks examined do not have as large numbers of researchers.
Saint Laurent is host to 1,500 researchers from 23 research companies, followed by
Kista with 1,100 researchers and Inovallée with 1,000 researchers.

Saclay brings together on the one site a major part of France’s private and public
research activities with 12,000 researchers and eleven public and private research
institutions. The number of employees is there also much higher than that of Sophia
Antipolis — 40,000 for the Plateau de Saclay as against 30,000 for Sophia Antipolis.

NUMBER OF EMPLOYEES AND RESEARCHERS PER SCIENCE PARK

NUMBER OF RESEARCHERS

. NUMBER OF EMPLOYEES
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10,000 ] 8,500
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5000 1,500 1,000 NC 1,100
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SAINT LAURENT INOVALLEE 22@ Kista SOPHIA PLATEAU

MONTREAL GRENOBLE BARCELONA STOCKHOLM  ANTIPOLIS DE SACLAY

Source : Internet, dirigeants des technopdles

Sophia Antipolis is marked by the presence of 150 major international groups, which
make it a truly international hub of technology. This explains the presence of 67
different nationalities on the site

In parallel, international schools are developing to meet the need for a highly- qualified
and bilingual workforce. A network of twelve schools, including the CIV International
School of Sophia Antipolis, the International Mougins School and the International
School of Nice, has a combined enrollment of of 3,000 foreign students.

In addition to the international schools, Sophia Antipolis offers an choice of specialist
training opportunities with a university hub (the University of Nice-Sophia Antipolis,
CNRS, IUT and IUP) and engineering and business schools which are in harmony with the
needs of companies (Polytech’ Sophia, the National School of Mines and CERAM School
of Management).
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