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Befimmo today
Befimmo is a Sicafi (real-estate investment trust) spe-
cialising in investment in office buildings. it was founded 
from scratch in 1995. following the acquisition of 
fedimmo Sa in december 2006, it now owns – directly 
and indirectly – a portfolio extending over more than 
880,000 m2, worth over € 1.8 billion and including some 
one hundred buildings and building complexes. as a 
result, Befimmo has earned a reputation as one of the 
foremost and most respected operators at european 
level.

Befimmo’s profile is currently that of a “pure player” with 
a portfolio of office buildings (around 98.4%) geographi-
cally concentrated in Brussels and its economic hinter-
land(1) (some 79% of the buildings including 57% in the 
Central Business district, almost 9% in decentralised 
areas and 12% in the suburbs).

the remainder of the portfolio, let in the medium term 
to the Belgian Government or other public institutions, 
is spread throughout Belgium and is consistent with the 
strategy of seeking long-term, regular, indexed and 
secure cash flows.

Befimmo is in eurolist compartment B and is listed in 
euronext’s Next 150 and Next Prime indexes, the Bel 
mid index of euronext Brussels, and the ePRa and 
GPR250 indexes. it offers a liquid security to most of its 
shareholders. for the past 12 years, the Sicafi has been 
firmly committed to its goal of creating value for its 
shareholders. it tirelessly develops a strategy based on 
maximising its long-term cash-flows and generating 
added value in property.

Befimmo’s investment strategy focuses entirely on its 
core business of real-estate asset manager of non- 
specific offices of quality located in areas exhibiting 
structural scarcity (such as town centres). Befimmo has 
no plans to diversify into other areas of business that 
would expose it to risk/return profiles other than those 
of the professional real-estate investor.

as it has demonstrated with the acquisition of the 
axento investment project in Luxembourg, Befimmo is 
interested in geographical diversification into other mar-
kets – away from its “home market” in Brussels – where 
there are good growth prospects.

finally, Befimmo also intends to take an interest – in 
europe’s euro zone – in properties let in the long term 

to public institutions that provide long-term regular cash 
flows at low risk.

ReaL-eState PoRtfoLio
during this first half of the 2006/2007 fiscal year, 
Befimmo succeeded in completing two major acquisi-
tions consistent with its strategy of growing its medium- 
and long-term cash flows.

in addition to its first foreign venture through the acqui-
sition of the axento project in Luxembourg, Befimmo 
acquired 90% of the shares of fedimmo Sa offered for 
auction by the Belgian Government.

>	Axento	SA (2) : this investment project consists of the 
building and letting by its developer – CiP Luxembourg 
Sa – of a building of offices (10,500 m2) and commer-
cial premises (1,600 m2) on the Plateau du Kirchberg 
along the avenue Kennedy in Luxembourg. When it is 
handed over in the first half of 2009, it will have an 
investment value of €  96.5 million.

> Fedimmo	 SA (3) : in december 2006, Befimmo 
acquired 90% of the shares in the public company 
fedimmo, which has a portfolio consisting of office 
buildings assigned by the Belgian Government and 
Sopima Sa when it was founded. most of these 
buildings are let to the Régie des Bâtiments (Belgian 
Government) to house the federal Public Services, 
essentially the finance and Justice ministries. the 
total floor area of this portfolio is around 382,000 m2. 
When fedimmo was acquired in december 2006 its 
investment value was € 725 million, generating an ini-
tial gross yield of 5.5%.

during the second quarter of this fiscal year, a 99-year 
leasehold on the tocopro building (23,800 m2) located 
on avenue Louise in Brussels was sold, realising a cap-
ital gain of € 1.2 million. the aim of the disposal was to 
minimise the risks of redevelopment and re-letting. 
indeed, this fedimmo building needed major renovation 
starting in January 2010 upon the expiry of the Belgian 
Government’s lease.

taking account of these investments and disposals, the 
total value of the consolidated portfolio is now 
€ 1,792.5 million at 31 march 2007, as compared with 
€ 1,805.3 million at 31 december 2006 and € 1,078.4 mil-
lion at the start of the fiscal year.

Corporate profile

(1) this region includes the Central Business district (CBd), decentralised areas and the suburbs.
(2) for more information, please see the press release published on 11 december 2006 on the Befimmo website www.befimmo.be.
(3)  for more information, please see the press release published on 23 december 2006 on the Befimmo website www.befimmo.be.
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the following table gives the values(1) of the Befimmo 
portfolio excluding fedimmo and consolidated by seg-
ment and geographical area.

excluding the fedimmo acquisition and the disposal of 
the tocopro building, the value of the portfolio has 
increased substantially, from € 1,078.4 million at the start 
of the fiscal year on 1 october 2006 to € 1,108.3 million 
on 31 march 2007, i.e. an increase of some 2.5% in six 
months. this growth has occurred in practically all geo-
graphical segments, as much in the Central Business 
district (+3.23%) as in decentralised areas (+3.13%). 
meanwhile values in the suburbs have remained stable 
(-0.15%). this increase in value reflects high demand on 
the part of investors looking for quality opportunities, so 
putting pressure on yields.

the value of the fedimmo portfolio has remained stable 
(+0.01%) since it was acquired in late december 2006.

at 31 march 2007, the overall yield of the consolidated 
portfolio for ongoing lets (excluding projects and reno-
vations) is 6.40% while the overall yield on ongoing lets 
plus the estimated rental value of unoccupied premises 
is 6.66%.

at 31 march 2007 the occupancy rate(2) of the consoli-
dated portfolio was 96.0%(3).

the Belgian Government, Befimmo’s main customer, 
accounts for 50.3% of rents with an average duration(4) 
of 13.5 years. Befimmo’s total rental income from 

(1)  these values are established in accordance with standard iaS 40 
which requires investment property to be booked at “fair value”. “fair 
value” is obtained by deducting from the “investment value” the aver-
age costs for transactions recorded over the past three years, corre-
sponding to 2.5% for property worth more than € 2.5 million and 10% 
(flanders) or 12.5% (Wallonia and Brussels) for property worth less 
than € 2.5 million.

(2)   occupancy rate = current rent (including area let but for which the 
lease has yet to begin)/(current rent + estimated rental value for unoc-
cupied premises). this occupancy rate is calculated taking account of 
all the property in the portfolio, excluding land and the investment 
project in Luxembourg to be handed over in april 2009 and for which 
Befimmo has guaranteed rent for 18 months from the handover date.

(3)  on 1 april 2007, after the departure of the Régie des Bâtiments from 
Brederode ii, the occupancy rate was 94.7%.

(4)  duration = weighted mean duration of leases, i.e. the sum of (annual 
ongoing rent for each lease multiplied by the duration remaining up to 
the first break in the lease) / total ongoing annual rent of portfolio.

Belgian and eU institutions represents 63.7% of rents 
with an average duration of 12.4 years.

the acquisition of fedimmo Sa, consistent with 
Befimmo’s strategy, significantly improves the stability 
of the portfolio. the portfolio’s yearly rental income 
consolidated at 31 march 2007 was € 117.6 million as 
against € 79.0 million previously, with a duration of 8.9 
years as against 5.6 years previously. the public sector 
accounts for 64% compared with 49% previously.
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VaLUe of the PoRtfoLio
�1.0�.06 �0.09.06 �1.0�.07 �1.0�.07

(in	millions	of	€) (portfolio	excluding	Fedimmo) (consolidated	portfolio)

Offices 1,0�9.2 1,051.1 1,080.0 1,76�.�

Brussels CBd 675.1 682.1 705.0 1,0�1.0

Brussels decentralised 145.1 147.6 152.2 152.2

Brussels suburbs 203.8 205.3 206.9 206.9

flanders - - - 267.7

Wallonia 15.3 16.1 15.9 96.5

Other 26.� 27.� 28.2 28.2

TOTal real esTaTe pOrTfOliO 1,065.6 1,078.� 1,108.� 1,792.5
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iNVesTMeNT BUilDiNGs
reNTal spaCe

(in m2)

perCeNTaGe 
Of pOrTfOliO(1)

(in %)
CUrreNT reNT

 (in thousands of €) 
OCCUpaNCY raTe

(in %)

OffiCes 8�1,197 98.0% 115,266 96.0%

Brussels centre

10 buildings 129,549 17.0% 19,999 96.8%

Brussels léopold district

9 buildings 75,109 14.4% 16,990 99.3%

Brussels North area

3 buildings 184,852 24.5% 28,809 99.6%

Brussels decentralised

8 buildings 61,410 8.8% 10,355 96.9%

Brussels suburbs

9 buildings and office parks 117,559 12.0% 14,163 80.1%

flanders 

35 buildings let to the Public Services 164,155 13.1% 15,350 100.0%

Wallonia

21 buildings let to the Public Services 98,563 8.2% 9,600 100.0%

seMi-iNDUsTrial �9,6�9 2.0% 2,��7 9�.2%

Brussels decentralised

2 buildings 15,897 0.8% 933 100.0%

Brussels suburbs

1 building 7,218 0.3% 370 89.6%

flanders

2 buildings 26,524 0.9% 1,034 89.0%

TOTal Of iNVesTMeNT BUilDiNGs 880,8�6 100.0% 117,60� 95.98%

(1) the percentage of the portfolio is calculated on the basis of current rents as of 31 march 2007.

CoNSoliDateD portfolio: 
oCCUpaNCY rate (as of 31.03.07)
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(1)  Proportions are expressed in terms of the fair values as of 31 march 2007. Real 
estate certificates are not covered by these charts.

(2)  Proportions are expressed in terms of current rents as of 31 march 2007.

GEOGRAPHICAL	BREAKDOWN(1)

TYPE	OF	ASSETS(1)

 offiCeS
 otheRS

OCCuPANTS(2)

  BRUSSeLS 
CeNtRe

  BRUSSeLS  
LÉoPoLd 
diStRiCt

  BRUSSeLS 
NoRth aRea

  BRUSSeLS 
deCeNtRaLiSed

  BRUSSeLS  
SUBURBS

 PUBLiC SeCtoR*
   ChemiCaLS - oiL - 

PhaRmaCeUtiCaLS - 
GaS/eLeCtRiCity

  LaWyeRS/ 
CoNSULtiNG

  fiNaNCe
   it/teLeCom
 iNdUStRy
 RetaiL
 aUtomoBiLe
 ReaL eState 
 otheRS

*  PUBLiC SeCtoR (fedeRaL) : 50.3% - PUBLiC SeCtoR (fLaNdeRS) : 7.9% - PUBLiC SeCtoR 
(WaLLoNia) : 1.0% - eURoPeaN iNStitUtioNS : 3.8% - RePReSeNtatiVeS : 0.9%

98.4%

1.6%

24.9%
9.0%

16.6%

11.9%
16.6%

5.4%

79.0%
15.6%

63.9%

5.6%
4.6%

0.6%

3.2%
0.8%

5.3%

7.2%

7.9%

1.0%

  BRUSSeLS 
aNd SUBURBS

 fLaNdeRS
 WaLLoNia
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Mr B. De Blieck 
Managing Director

Befimmo SCa
Parc Goemaere

Chaussée de Wavre 1945
1160 BRUSSeLS

12 april 2007 

tHe real eState eXpert’S 
CoNClUSioNS
WINSSINGER & ASSOCIES

Bef/frs/39.991 
dear Sir,
Re: valuation as at 31 march 2007

Context
We have been instructed by Befimmo to provide an opinion of value for its property portfolio at	31	March	2007, in the context of the 
preparation of the financial statements at this date.
our firm benefits from sufficient knowledge of the property markets in which Befimmo is active, as well as the required professional 
qualifications and recognition to fulfil this assignment. our mission has been carried out in full independence.
Consistently with market practice, our mission has been carried out on the basis of information provided by Befimmo, in particular 
relating to tenancy situation, costs and taxes borne by the landlord, works to be carried out, as well as any other element which could 
have an influence on the assets’ value. We have assumed this information to be correct and complete.
as specifically mentioned in our reports, our valuation does not constitute in any way a quality or technical survey of the properties, 
nor an analysis of the possible presence of deleterious materials. these elements are well known by Befimmo, which carries out a 
technical and legal due diligence prior to the acquisition of each property.

Opinion
We confirm that our valuation has been carried out in accordance with national and international standards (iVS), as well as their appli-
cation procedure, in particular as far as SiCafi valuations are concerned.
the investment	value is defined as the most likely value that could reasonably be obtained in normal sales conditions between willing 
and well-informed parties.
in addition, investment value does not reflect future capital expenditures that will enhance the properties, nor future advantages 
derived from these expenses.
it is based on the present value of net future rental income for each property. the yield used depends essentially on yields noted on 
the investment market, taking into consideration location and quality of the property and the tenant at valuation date.
future rental income is estimated based on existing contractual rental level and the property market’s expectations for the particular 
property in the ensuing periods.
the sale of a property is theoretically subject to collection by the State of registration rights. the amount of these rights varies 
depending on method of sale, profile of the purchaser and geographical location of the property. the first two elements, and therefore 
total amount of rights to be paid, are only known once the sale has been completed. the track record of the sale of properties on the 
Belgian market shows that during the period of 2003 to 2005 included, the average cost of transaction amounted 2,5%.
the most likely sale value for buildings above € 2,500,000, excluding acquisition costs, corresponding to the fair value, following the 
iaS/ifRS references, can be obtained by deduction of 2,5% of the investment value. the costs of 2,5% shall be revised on a regularly 
basis and adapted if the difference with institutional market practice is more than 0,5%. the registration costs have been deducted for 
the other buildings.
in the light of all comments mentioned above, we confirm that the investment	value of the Befimmo property portfolio at 31	March	
2007 amounts to a total of €	1,838,555,000 (one billion eight hundred thirty-eight million five hundred fifty-five thousand euro), 
this amount includes the valuation of the buildings which have been carried out by Cushman & Wakefield, CB Richard ellis and JLL.
the most likely sale value corresponding to the fair	value	of the Befimmo property portfolio at 31	March	2007 amounts to a total of 
€	1,792,466,434 (one billion seven hundred ninety-two million four hundred sixty-six thousand four hundred thirty-four euro), this 
amount includes the valuation of the buildings which have been carried out by Cushman & Wakefield, CB Richard ellis and JLL.
on this basis, the initial yield (projects included) of the portfolio is 6.40%. Should the vacant accommodation be fully let at estimated 
rental value, the initial yield would be 6.66%.
the occupation rate of the entire portfolio is 95.98%.
the average level of passing rent obtained is currently approximately 8.32% above the current average estimated rental value (not 
including projects and buildings under renovation), principally due to the rents paid for the buildings in the North area of Brussels 
which are let on long lease contracts until at least 2015.
the property portfolio comprises:

Brussels, 19 municipalities 67.07% 
Periphery of Brussels 11.85% 
flanders and Wallonia 21.07% 
Projects and buildings under renovation 0.00% 
Total 100%

yours sincerely,

Brussels, 12 april 2007  WiNSSiNGeR & aSSoCiateS Sa/NV

 Benoît foRGeUR* Philippe WiNSSiNGeR*

* sprl/bvba, Managing Director DTZ Partners SA/NV.
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fiNaNCial reSUltS

GRoWth iN eaRNiNGS 
aNd BooK VaLUe
the acquisition of 90% of fedimmo’s shares on 
28 december 2006 increased the size of Befimmo’s 
portfolio from € 1.1 to € 1.8 billion, and this growth had 
a significant impact on the various headings of the 
company’s consolidated balance sheet and profit and 
loss account.

thus, the company’s net	rental	income increased from 
€ 37.9 million to € 48.6 million between 31 march 2006 
and the same date in 2007. this growth of 28.2% is 
explained by fedimmo’s contribution to earnings for 
one quarter, amounting to € 9.6 million, while earnings 
from the Befimmo portfolio grew 2.6%.

Net	property	charges fell by 43.3%, from € 3.2 million 
to € 1.8 million. this decrease is explained mainly by 
the fact that fewer works were carried out in relation to 
the previous fiscal year, without jeopardising the gen-
eral maintenance programme of the buildings that are 
in a good state of repair.

the company’s corporate	 management	 costs rose 
from € 3.0 million to € 4.2 million. this rise was mainly 
due to substantial study costs of non-recurrent projects 
incurred during the half-year in the context of the Sicafi 
de l’etat, fedimmo, axento and other operations, and 
the costs of preparing the increase in capital.

the earnings	of	the	portfolio amount to € 28.4 million 
in comparison with € 7.4 million for the previous fiscal 

year. this growth is explained by the substantial 
increases (+2.5%) in the value of Befimmo’s portfolio 
during the half-year (+€ 27.2 million), and the capital 
gain (+€ 1.2 million) on the disposal of the tocopro 
building in fedimmo’s portfolio.

the financial	result was influenced by the financing of 
the fedimmo acquisition. it rose from -€ 6.5 million for 
the second half of the previous fiscal year to -€ 15.9 mil-
lion, owing to a combination of factors, namely:

> the interest charge generated by the financing of the 
acquisition of fedimmo – amounting to € 575.6 mil-
lion – € 5.8 million of which was booked for the 
quarter;

> the reduction in the time value of the financial hed-
ging instruments;

> the rise in interest rates (euribor 3 months: 3.9% at 
31 march 2007 as against 2.7% at 31 march 2006), 
had an adverse impact on financial charges relating 
to the company’s borrowings at variable rates 
(approx. € 2.8 million). Steps were taken during the 
half-year to strengthen the company’s interest-rate 
hedging policy, by the purchase of iRS and tWiN 
CaPs which will start to show positive effects from 
the second half of the 2006/2007 fiscal year.

the net	profit	for	the	half-year amounts to € 54.1 mil-
lion in comparison with € 31.6 million for the previous 
fiscal year, an increase of 71%. the net	cash-flow	for	
the	 half-year was € 26.2 million, compared with 

CONSOLIDATED	KEY	FIGuRES
�1.0�.06
(6 months)

�0.09.06
(12 months)

�1.0�.07
(6 months)

debt ratio 42.90% 40.17% 61.1�%
Return on equity (annual basis)(1) 11.56% 11.09% 1�.25%
Book value per share (€) 63.92 67.41 68.11
Share price (€) 82.75 90.00 97.60
Number of shares 9,794,227 9,794,227 9,79�,227

Net cash flow per share (€)(2) 2.42 4.84 2.68
Net current result per share (€) 3.23 6.74 5.�2
Return per share (€)(3) 7.12 6.73 9.11

(1)  the return on annual basis is the latest gross dividend distributed during the period plus the growth in portfolio value during the last 12 months, 
divided by the portfolio value one year earlier.

(2)  Net cash flow is the net result before depreciation, value adjustments and provisions.
(3)  the return per share corresponds to the change in book value per share over one year and in the gross dividend distributed during that year.
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€ 24.1 million for the first half of the previous fiscal year 
(+8.7%).

the book	value (group share) at 31 march 2007 was 
€ 68.11 per share compared with € 67.41 at the start of 
the fiscal year. taking account of the gross dividend of 
€ 4.92 distributed on 22 december 2006, this repre-
sents a six-month return of € 5.62 per share.

over a one-year period, the return	per	share	amounted 
to € 9.11, or 14.25% of the book value at 31 march 
2006.

oUtLooK
Befimmo has grown significantly as a result of the 
fedimmo operation.

as announced previously, Befimmo is working to organ-
ise a forthcoming increase in capital and restructure its 
borrowings.

Unless any other factors intervene, the managing agent, 
after examining the outlook, considers that it is reasona-
ble to increase the dividend forecast to € 4.50/share, in 
relation to the published forecast of € 4.45/share, an 
increase of 1.1%.

INCOME	STATEMENT	uNDER	IFRS	(in	thousands	of	€)

�1.0�.06
(statutory)

�0.09.06
(statutory)

�1.0�.07
(consolidated)

i. (+) Rental income 38,041 76,256 �8,756
iii. (+/-) Charges linked to letting -146 -298 -179

NeT reNTal iNCOMe �7,895 75,958 �8,577

iV. (+) Recovery of property charges 2,473 4,406 2,189
V. (+) Recovery income of charges and taxes normally payable by tenants 

on let properties
 

5,480
 

18,544
 

�,669
Vii. (-) Charges and taxes normally payable by tenants on let properties -5,311 -18,290 -�,78�
Viii. (+/-) other revenue and charges for letting 15 24 51

prOperTY resUlT �0,552 80,6�2 50,70�

iX. (-) technical costs -3,534 -7,326 -2,��1
X. (-) Commercial costs -627 -1,203 -227
Xi. (-) Charges and taxes on unlet properties -975 -673 -75�
Xii. (-) Property management costs -552 -1,124 -58�
Xiii. (-) other property charges -4 -8 -17

(+/-) property charges -5,69� -10,��5 -�,012

prOperTY OperaTiNG resUlT ��,859 70,�07 �6,691

XiV. (-) Corporate management costs -2,965 -6,992 -�,17�
XV. (+/-) other operating income and charges -749 -855 -660

OperaTiNG resUlT BefOre resUlT ON pOrTfOliO �1,1�5 62,�60 �1,858

XVi. (+/-) Gains or losses on disposals of investment properties 489 489 1,209
XViii. (+/-) Changes in fair value of investment properties 6,957 17,978 27,200

OperaTiNG resUlT �8,590 80,926 70,267

XiX. (+) financial income 1,132 1,496 1,500
XX. (-) interest charges -6,593 -14,334 -1�,961
XXi. (-) other financial charges -1,012 -1,478 -2,�09

(+/-) financial result -6,�72 -1�,�16 -15,870

pre-Tax resUlT �2,118 66,611 5�,�97

XXiii. (-) Corporation tax -515 -622 -271

(+/-) Taxes -515 -622 -271

NeT resUlT �1,60� 65,989 5�,126

NeT resUlT – GrOUp sHare �1,60� 65,989 5�,1�0

NeT resUlT – MiNOriTY iNTeresTs - - 996
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BALANCE	SHEET	uNDER	IFRS	(in	thousands	of	€)

�1.0�.06
(statutory)

�0.09.06
(statutory)

�1.0�.07
(consolidated)

asseTs

i. Non-current assets 1,068,176 1,080,775 1,8�9,806

a. Goodwill(1) - - 16,116

C. investment properties 1,065,635 1,078,357 1,789,68�,

e. other property, plants and equipment 449 405 �9�

f. Non-current financial assets 2,093 2,013 2�,726

G. finance lease receivables - - 9,888

ii. Current assets �5,72� 28,2�7 7�,6�9

B. Current financial assets 243 228 112

C. finance lease receivables - - �8

d. trade receivables 6,841 10,326 12,176

e. tax receivables and other current assets 122 139 86

f. Cash and cash equivalents 26,077 14,961 59,127

G. deferred charges and accrued income 2,441 2,583 �,110

TOTal asseTs 1,10�,899 1,109,012 1,91�,�55

liaBiliTies

TOTal eqUiTY 626,0�2 660,228 7�0,�0�

i. Capital that may be allocated to shareholders 626,0�2 660,228 667,091

a. Capital 142,295 142,295 1�2,295

B. Share premium account 161,261 161,261 161,261

d. Reserves 21,113 21,113 21,11�

e. Result 301,362 335,558 ��0,52�

a. Result brought forward from previous years 297,222 297,032 �1�,856

b. Net result for the fiscal year 31,603 65,989 5�,1�0

c. adjustment of ifRS opening balance -27,463 -27,463 -27,�6�

G. Changes in fair value of financial assets and liabilities - - 1,897

ii. Minority interests(2) - - 6�,212

liaBiliTies �77,867 ��8,78� 1,18�,152

i. Non-current liabilities 95,��5 91,�18 160,729

B. Non-current financial debts 95,156 91,418 155,610

a. Credit institutions 93,760 89,916 8�,706

b. finance leasing - - 70,�6�

c. other 1,396 1,502 1,5�0

C. other non-current financial liabilities 178 - -

d. trade debts and other non-current debts - - 5,119

ii. Current liabilities �82,5�2 �57,�67 1,02�,�2�

B. Current financial debts 344,257 317,385 972,9�2

a. Credit institutions 344,257 317,385 960,98�

b. finance leasing - - 11,957

d. trade debts and other current debts 32,941 34,918 �5,27�

e. other current liabilities 1,466 1,761 1,278

f. accrued charges and deferred income 3,868 3,304 1�,9�0

TOTal eqUiTY aND liaBiliTies 1,10�,899 1,109,012 1,91�,�55
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(1)  Since according to standard ifRS 3 the acquisition of fedimmo Sa is a business combination, Befimmo has booked goodwill to represent the future 
financial advantages associated with the synergies, optimisations and outlook for developing a portfolio of buildings spread out geographically.

(2)  the minority interests represent the Government’s 10% holding in the equity of fedimmo Sa.

CoNSoliDateD Half-YearlY 
fiNaNCial StatemeNtS
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Limited ReVieW RePoRt oN the CoNSoLidated haLf-yeaR fiNaNCiaL 
iNfoRmatioN foR the SiX moNthS PeRiod eNded maRCh 31, 2007

(Free translation from the original in Dutch)

StatUtorY aUDitor’S report

Bedrijfsrevisoren/Reviseurs d’Entreprises Befimmo SCa
Lange Lozanastraat 270
B/2018 antwerpen
Belgium
tel: +32 (3) 8008800
fax: +32 (3) 8008801
http://www.deloitte.be

to the Board of directors,

We have performed a limited review of the accompanying consolidated condensed balance sheet, consolidated 
condensed income statement and notes (jointly the “interim financial information”) of Befimmo SCa and its subsidi-
aries (jointly “the group”) for the six months period ended march 31, 2007. the Board of directors of the company is 
responsible for the preparation and fair presentation of this interim financial information. our responsibility is to issue a 
report on the interim financial information based on our limited review.

the interim financial information is prepared in accordance with international financial Reporting Standards as adopted 
by the european Union.

our limited review of the interim financial information was conducted in accordance with the recommended auditing 
standards on limited reviews applicable in Belgium, as issued by the” institut des Reviseurs d’entreprises/instituut der 
Bedrijfsrevisoren”. a limited review consists of making inquiries of group management and applying analytical and other 
review procedures to the interim financial information and underlying financial data. a limited review is substantially less 
in scope than an audit performed in accordance with the auditing standards on consolidated annual accounts as 
issued by the” institut des Reviseurs d’entreprises/instituut der Bedrijfsrevisoren”. accordingly, we do not express an 
audit opinion.

Based on our limited review, nothing has come to our attention that causes us to believe that the interim financial infor-
mation for the six months period ended march 31, 2007 is not prepared, in all material respects, in accordance with 
legal and regulatory requirements and the recognition and measurement criteria of the international financial Reporting 
Standards as adopted by the european Union.

We draw your attention to the fact that calculation method of the remuneration of the director Befimmo Sa, as defined 
in article 21, 3° of the bylaws, is not changed. this remuneration is calculated based on the “reference profit” deter-
mined in accordance with Belgian GaaP and not in accordance with ifRS as adopted by the european Union. this 
calculation method is compliant to the decisions of the Board of directors of april 26, 2007.

april 27, 2007

The statutory auditor
DelOiTTe reviseurs d’entreprises 
SC s.f.d. SCRL 
Represented by

Jos Vlaminckx Jurgen Kesselaers
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market aNalYSiS

the BRUSSeLS offiCe maRKet(1)

With office space of 12.6 million m2, Brussels ranks 
among the major european cities.

rental market
With almost 624,000 m2 of take-up, 2006 closed on a 
positive note with continued high demand for offices to 
let. as in 2005, this demand was driven by the private 
sector, accounting for almost 70% of total take-up. 
indeed, the “corporates” – represented mainly by ban-
king and finance, industry and services – were much 
more active than the public sector (30%).

the outlook for 2007 is good, as the economic reco-
very should continue to have a positive effect on 
constantly growing demand for office space.

the rotations, renegotiations and removals are indica-
tive of a highly active property development market. 
Businesses as well as administrations have a choice in 
the space they let, and are preferring new or renovated 
buildings over office space that has become obsolete. 
this only confirms tenants’ interest in quality property 
on the Brussels market.

Buoyed up by the economic recovery, giving compa-
nies new expansion projects, and as a result of fewer 
speculative projects coming onto the market, the ove-
rall	 vacancy	 rate fell back below the 10% threshold 
(9.39% as against 10.49% in late 2005).

the Brussels real-estate market comprises three geo-
graphical areas: the Central Business district (CBd), 
decentralised areas and the suburbs. Since each of 
these areas has specific features, they should be ana-
lysed separately.

Central Business District (CBD)
this area is composed of central Brussels, the Léopold 
district, the North area, the Louise district and the 
South station area. it currently accounts for 57% of 
demand.

demand in the CBd – generated mainly by the public 
sector, was buoyed up this year as much by the private 
sector (184,000 m2) as by the Belgian and european 
public services (170,000 m2).

the vacancy rate for the CBd as a whole at 
31 december 2006 was around 7%, stable in relation 
to the two previous years. however, the situation differs 

from one district to another and these figures must the-
refore be analysed with care. for instance, rental 
vacancies fell in all areas of the CBd except for the 
Léopold district where they remained stable (7.1%) and 
the North area where they were up on 2005 (9.6%). the 
situation is unlikely to improve in the short term as 
several speculative projects will be handed over by the 
end of 2009, 190,000 m2 in the Léopold district and 
238,000 m2 in the North area, where 46% and 40% 
respectively of projects are speculative.

Rents in central Brussels are holding firm at between 
€ 180 and € 225 per square metre. “Prime Rent” is still 
€ 300/m2 for small spaces in the rond-point Schuman 
micromarket.

Decentralised and suburbs
the two areas outside the CBd, the decentralised area 
and the suburbs, together account for 43% of demand 
(124,504 m2 and 144,965 m2 respectively over the past 
year). these areas attract many Belgian and multinational 
firms looking for attractive rents and the tax breaks availa-
ble in the suburbs (tax differentials up to € 50/m2/year).

the situation in decentralised areas and the suburbs 
has been improving for some time, encouraged by 
higher rental take-up mainly by the private sector, the 
end of speculative property development, and attrac-
tive rents. this has stabilised availability in the suburbs 
(19%), and even led to a net reduction in decentralised 
areas to around 11%.

as we said above, this demand is generally not new, 
but is rather generated by businesses looking for a 
more favourable location in cheaper new or renovated 
buildings following restructuring.

Rents for second-hand office buildings are harder hit 
than those for new buildings, which are remaining rela-
tively stable. they are around € 144/m2 in decentralised 
areas and € 139/m2 in the suburbs. these rents have 
bottomed out and so should pick up over the coming 
years.

(1)  Source: Survey by CB Richard ellis & Jones Lang LaSalle (market 
update at 31 december 2006).
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investment market
Real estate is a “safe” value and attracts considerable 
sums from investors. this makes good property with 
secure tenants relatively scarce for would-be investors. 
Competition is hotting up, putting pressure on yields, 
even in an environment of rising long-term interest 
rates, thereby driving up values.

2006 was a record year in terms of volume transac-
tions, attaining over € 2 billion compared with a little 
over one billion the previous year. a large part of that 
volume was generated by Befimmo’s acquisition of the 
fedimmo portfolio, and other sales such as the ellipse 
building to fortis Real estate and the de Brouckère 
tower to morgan Stanley. the situation is likely to per-
sist as investor’s interest keeps on growing.

Belgium, as capital of europe, is highly appreciated by 
foreign investors. once again this year, they took a 
dominant share of total investments (71%) in relation to 
local investors (29%). the main ones are still from 
Britain (38%), france (17%) and Germany (10%). these 
investors are more interested in immediate returns than 
future value.

Capitalisation rates for the best projects has fallen sli-
ghtly from 6% in 2005 to 5.7% in 2006 (for 3/6/9-year 
leases), so reducing the differential between Brussels 
and other major european cities such as Paris, London 
or amsterdam.

BEFIMMO	COMPARED	TO	THE	BEL	20	FROM	OCTOBER	2002	
TO	MARCH	2007	(in	%)
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 BeL 20
 Befimmo ShaRe PRiCe

(1)  this graph does not take account of the exceptional volume of 
380,943 shares on 20 November 2006.

the Befimmo ShaRe
in the period under review, the Befimmo share per-
formed well, being listed at a price higher than its book 
value. With an average daily volume of some 11,500 
securities in 2006, up on the previous year, the liquidity 
of the Befimmo share is improving for its shareholders.
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BoarD of DireCtorS

> Gaëtan Piret, director of Compagnie immobilière de 
Belgique Sa [independent director]

> Gustaaf Buelens, managing director of Buelens NV 
[independent director]

> Luc Vandewalle, Chairman of the Board of directors 
of iNG Belgium [independent director]

> marc Blanpain, honorary President of the Board of 
directors of Banque Belgolaise [independent director]

> marc Van heddeghem, managing director of 
Redevco Retail Belgium SCS [independent director]

> Roude BVBa, represented by its Permanent Repre-
sentative, Jacques Rousseaux [independent director]

the directorships expire at the end of the ordinary 
General meeting of Befimmo Sa in march 2008, with 
the exception of those of Roude BVBa and arcade 
Consult BVBa, expiring in march 2009, and mr marc 
Van heddeghem whose directorship expires in march 
2010.

on 16 april Befimmo Sa’s Board of directors was deeply 
saddened by the death of one of its members, 
mr Philippe Gosse, Chairman of Burco Sa.

mr Gosse, director of Befimmo Sa since 15 march 2006 
will be remembered as a wise man committed to the 
growth of the company, especially during the major 
changes it has experienced during his mandate.

the Befimmo Sa Board of directors is currently com-
posed of ten directors, six of them independent.

Chairman
> alain devos, Chairman of the Board of directors of 

fortis Real estate Sa(1) [director, not linked to the 
Promoter]

Managing Director - permanent representative
> Benoît de Blieck

Directors
> arcade Consult BVBa, represented by its Permanent 

Representative, andré Sougné [director, not linked to 
the Promoter]

> Benoît Godts, managing director of fortis Real 
estate asset management Sa [director, linked to the 
Promoter]

Befimmo’s equity is held by a large number of shareholders. the table below is based on the latest “transparency 
declarations” received indicating a voting right in excess of 5% (Law of 2 march 1989 and Royal decree of 10 may 
1989).

SHAREHOLDING	(as	of	31.03.07)

DeClaraNTs

TOTal NUMBer 
Of DeClareD VOTiNG 
riGHTs ON THe DaTe 

Of DeClaraTiON
DaTe Of 

DeClaraTiON %

fortis aG and associated companies 1,590,434 10.02.05 16.24
free float(2) 8,203,793 83.76

(2)  Percentage of a company’s capital held by the public. this relates to all shareholders holding less than 5% of the total shares.

(1) in his capacity as permanent representative of a. devos SPRL.

SHareHolDiNg
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BEFIMMO SCA. 
Partnership limited by shares

Registered Office 
Chaussée de Wavre 1945, 1160 Brussels  
Company number  
(RPM - RPR): 0 455 835 167 
Tel.: +32 2 679 38 60 - Fax: +32 2 679 38 66 
e-mail: contact@befimmo.be - www.befimmo.be


