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Any reference to the portfolio, assets, figures or activities of Befimmo 
should be understood on a consolidated basis, unless it is clear from 
the context or expressly stated that the contrary is intended.



Corporate profile

Befimmo today
Befimmo is a SICAFI (Société d’Investissement à 
capital fixe – fixed-capital investment trust); its 
business is to build a quality property portfolio with 
the resources provided by its shareholders, 
enhance its value and distribute the profits. In 
practice, Befimmo buys, sells, builds, renovates 
and lets office buildings.

Since it was founded in 1995, Befimmo has spe-
cialised in investing in quality office buildings 
located in city centres where there is a structural 
scarcity. Befimmo’s business is focused in the city 
centre of Brussels − the Central Business District. 

To sum up Befimmo in a few figures, its portfolio 
comprises around a hundred office buildings, with 
a total space of nearly 858,000 m². Almost 72% of 
these office buildings are located in Brussels(1). 
The fair value of this portfolio is €1.9 billion. 

Pursuing this specialist investment policy, Befimmo 
has built up a portfolio of office buildings, almost 
65% of which is currently let long-term to public 
institutions. A large part of its income is therefore 
regular, indexed and secure.

Its strategy has given it a unique profile on the 
market, allowing it to establish itself as a reference 
operator at the European level.

Befimmo intends to pursue this specific investment 
policy in order to keep its risk/return profile which 
is unique on the market. 

While still giving priority to the Belgian market, 
Befimmo may consider new investment prospects 
abroad, as it did in Luxembourg, in other Eurozone 
countries with strong growth prospects, where the 
legislation guarantees the fiscal transparency 
specific to Sicafis, and especially in cities where 
the market is promising and liquid. 

Befimmo is listed on Euronext Brussels (compart-
ment B) and Euronext Paris. It is in the Bel 20 index 
as well as Next 150, EPRA, DJ Stoxx 600 and 
GPR250. It offers satisfactory liquidity for most of 
its shareholders.

For the past 15 years, the Sicafi has pursued the 
goal of creating value for its shareholders. Indeed, 
it tirelessly develops a strategy based on maximis-
ing its long-term cash flows and generating added 
value in property.
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(1)  Brussels consists of the Central Business District (CBD) (the business areas in the centre of Brussels, consisting of the 
Centre, Leopold and Louise districts, and the South and North areas), the decentralised area (i.e. the office markets within the 
19 municipalities of Brussels but outside the CBD) and the suburbs (i.e. the office markets outside the 19 municipalities of 
Brussels, near the ring road (RO)).
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(2)  Occupancy rate: current rent (including area let but for which the lease has yet to begin)/(current rent + estimated rental value 
for vacant space).

(3)  Buildings undergoing a full refurbishment: Empress Court (formerly known as Impératrice), Froissart and Science-Montoyer. 
(4)  For more information, please refer to our press release of 29 March 2010 on www.befimmo.be. 
(5)  BREEAM: Building Research Establishment Environmental Assessment Method. It is a benchmark for best practice in sustainable 

design. It has become one of the most widely used benchmarks for measuring a building’s environmental performance. For more 
information, see the website at www.breeam.org.

Business developments

Occupancy rate

The occupancy rate(2) of the buildings in the portfolio, 
calculated on the basis of the space actually available 
to let, was 95.5% at 31 March 2010 as against 96.1% 
as the fiscal year opened.

The occupancy rate of all the investment property at  
31 March 2010, i.e. including buildings undergoing a full 
refurbishment(3), was 92.1% as compared with 93.7% 
as the fiscal year opened. This decrease, announced 
previously, is due mainly to the Federal Department of 
Science Policy leaving the Science-Montoyer building, 
where the lease expired at the end of March 2010.

Befimmo has brought new tenants into its portfolio over 
the half-year. This is the case particularly in Luxembourg 
in the Axento building (10,640 m² of offices): we signed 
lease agreements with BGL BNP Paribas bank, BNP 
Paribas Real Estate and BNP Paribas Real Estate 
Investment Management, covering a total space of 
more than 7,000 m². These leases came into effect on 
1 February 2010. The whole retail ground floor (1,600 m²) 
is also now let.

Other tenants also renewed their lease agreements. 
Overall, Befimmo signed leases for more than 19,000 m² 
of office space over the first half of 2009-2010.

Plan to sell the Kattendijkdok building 
in Antwerp (12,167 m²)

In June 2008 Fedimmo SA, a 90% subsidiary of 
Befimmo SCA, had signed an agreement to sell the 
Kattendijkdok building in Antwerp, subject to some 
suspensory conditions. This sale, originally sched-
uled for early 2010, has not been completed as one 
of the suspensory conditions was not met within the 
time allowed(4).

The building is let until 27 December 2010 and so is 
still in the Fedimmo portfolio at present.

Paradis building project in Liège 
(38,300 m²)

The Belgian Government has signed a 25-year lease 
with Fedimmo for a building to be erected at Rue 
Paradis in Liège (total estimated cost €91.1 million). 
This building is to house the new offices of the staff 
of the Finance Federal Public Service, and will be let 
from 1 June 2013.

Fedimmo has applied for a “single permit” based on 
the urban development certificates it obtained 
mid-2008. The decision of the competent authorities 
is expected after the summer of 2010.

Restoration and renovation work

Empress Court (15,524 m²) 

(formerly known as Impératrice) 
The refurbishment work on the building began in 
2009 and is progressing according to plan. The 
building should therefore come onto the market 
early in 2011.

It will then offer the prestige, flexibility, comfort and 
environmental qualities that the market expects of 
the best contemporary buildings.

After winning a prize in the “IBGE 2007 – Green 
Buildings” competition, this project was recently 
awarded Breeam(5) sustainable development certifi-
cation, and rated “Excellent” in the Design & Pre-
construction category.

The overall investment is estimated at €25 million, 
spread over the fiscal years 2009-2011.

Central Gate (32,959 m²)

Befimmo has decided to make use of the building 
permit that it obtained in January 2009 with a view 
to continuing to renovate the Central Gate building.

The renovation programme relates mainly to the 
façades and roofing, replacement of the door and 
window frames, rearrangement of the car parks, 
patios and internal routes, and a general facelift of 
the common areas. There are also plans to create a 
third entrance to serve the inside of the block.

The portfolio
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The portfolio

The estimated budget for this programme is of the 
order of €19 million. The work should be spread over 
a two-year period in fiscal years 2010-2012. 

Science-Montoyer (4,921 m²)

The Buildings Agency’s lease ended on 27 March 2010. 
Fedimmo immediately started the refurbishment of 
the building.

The project was a prizewinner in the “IBGE 2009 – 
Green Buildings” competition; it involves a full 
renovation of the building, with a reorganisation of 
the vertical and horizontal routes to optimise the 
existing space. The budget for the work is estimated 
at around €10 million.

This building, which enjoys an excellent location in 
the Leopold district, should be ready during the 
second half of 2011.

Froissart (3,185 m²)

The refurbishment work, with a budget of nearly  
€6 million, is moving ahead on schedule.

The building is ideally located right next to Rond-point 
Schuman, in the heart of the European quarter, and 
will be handed over after the summer of 2010.

General renovation programme for 
Fedimmo buildings
Under its contractual obligations to the Belgian 
Government, Fedimmo completed the agreed 
general programme of works on its buildings 
within the planned deadlines, apart from the 

work on Tower 3 of the World Trade Center, 
which was postponed at the request of the 
Belgian Government.

Over the past three years, this work has led to a 
gradual increase in Fedimmo’s annual rental 
income, of €3.4 million as at 1 January 2010. 

Change in fair value(1) of the 
property portfolio
The fair value of Befimmo’s consolidated portfolio 
was €1,920.6 million at 31 March 2010, compared 
with €1,920.9 million at 31 December 2009 and 
€1,922.9 million at 30 September 2009. This 
change in value incorporates the cost of the resto-
ration and renovation work carried out in the 
portfolio during the first half, minus the changes in 
value booked to the income statement.

Excluding investments, the value of the portfolio fell by 
€19.7 million (-1.01%) over the half-year (-€10.3 million 
or -0.54% for the first quarter and -€9.3 million or 
-0.48% for the second quarter of the fiscal year).
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(1)  These values are established in application of standard IAS 40 which requires investment property to be booked at “fair value”. Fair value is obtained 
by deducting the average costs for transactions recorded over the past three years from the “investment value”. It corresponds to (i) 2.5% for property 
worth more than €2.5 million and (ii) 10% (Flanders) or 12.5% (Wallonia and Brussels) for property worth less than €2.5 million. 

(2) The Befimmo portfolio comprises both investment property and property held for sale.
(3) Change in fair value between 30 September 2009 and 31 March 2010. 
(4) The proportion of the portfolio is calculated on the basis of fair values at 31 March 2010. 
(5) For more information, please refer to our press releases of 23 July and 18 November 2009 on www.befimmo.be.

CHange in FaiR values [consolidated portfolio(2)]

ChAnGE OvER 
thE hALF-yEAR (3)

PROPORtIOn OF 
PORtFOLIO (4)

 (%) 
31.03.2009 30.09.2009 31.03.2010

(excluding investments) (€ million)

Offices
Brussels centre (CBD) -0.64% 56.6% 1 083.0 1 082.7 1 087.6

Brussels decentralised -4.16% 7.0% 143.6 139.4 133.6

Brussels suburbs -2.46% 8.5% 170.1 166.7 162.7

Flanders -0.66% 18.7% 360.3 360.4 360.9

Wallonia -1.10% 4.9% 92.2 92.2 93.5

Luxembourg city 0.83% 4.3% - 81.5 82.3

tOtAL -1.01% 100% 1 849.2 1 922.9 1 920.6

Change in floor area between 31 March 2009 and 31 March 2010: acquisition of axento(5) in July 2009.



The portfolio

The downward trend in values of property located in 
the Brussels CBD (representing about 57% of the 
consolidated portfolio) slowed down over the 
half-year, with a change in value limited to -0.64% 
(-€7.0 million).

The buildings located in the decentralised area and 
suburbs (some 15% of the whole portfolio) are 
seeing the sharpest drops in value, of 4.16%  
(-€5.8 million) and 2.46% (-€4.1 million) respectively. 
These drops in value arise mainly from the general 
fall in estimated rental values, reflecting the current 
pressure on the office rental market. Capitalisation 
rates have held fairly steady, with the exception of 
those buildings for which the likelihood of substan-
tial rental vacancies, in line with the market, is 
expected in the short or medium term.

Finally, the property located in Flanders, Wallonia 
and Luxembourg, accounting for 18.7%, 4.9% and 
4.3% of the consolidated portfolio respectively, saw 
moderate changes in value over the half-year. These 
changes are of the order of -0.7%  (-€2.4 million), 
-1.1% (-€1.0 million) and +0.8% (+€0.7 million).

Befimmo’s strategy, of investing in quality property 
able to attract new occupants, equips its property 
portfolio to weather the crisis currently affecting the 
economy in general, and the Belgian office market 
in particular.
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geographical breakdown (7)

	 Brussels
	 Flanders
	 Wallonia
	 	Luxembourg	city

72.1%

18.7%

4.3%
4.9%

	 Brussels	North	area
	 	Brussels	city	centre
	 	Brussels	Leopold	district
	 Brussels	decentralised
	 Brussels	suburbs

15.7%

23.8%

17.1%7.0%

8.5%
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Tenants (6)

Percentage of rent secured under contract on the basis of the remaining term of the leases in 
the consolidated portfolio(8) (for ongoing and signed future leases) (as %) 
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0
31.03.2010	 2010	 2011	 2012	 2013	 2014	 2015	 2016	 2017	 2018	 2019	 2020	 2021	 2022	 2023	 2024	 2025	 2026	 2027	 2028	 2029	 2030

	%	of	rent	secured	under	contract	
based	on	the	expiry	date	of	the	leases.

	%	of	rent	secured	under	contract	
based	on	the	first	break	in	the	leases.

(6)  The proportions are expressed on the basis of current rents at 31 March 2010.
(7)  The proportions are expressed on the basis of fair values at 31 March 2010.
(8)  Rents for future years calculated on the basis of the present situation, assuming that each tenant leaves at the first break and 

that no further lease is agreed/current rents at 31 March 2010. This graph does not take account of the new 25-year fixed-
term lease with the Buildings Agency for the Paradis building in Liège.

	 Public sector
	 	Finance
  Industry
  Consulting	-	
Communication	
-	Lawyers

  Chemistry	-	Oil	
-	Pharma	-		
Gas	-	Electricity

	 	IT	-	Telecom
 Services
	 	Others	and	Axento	
income	guarantee

 Retail
 Real-estate
	 Automobile

64.6%

0.5%2.5%
3.3%

3.6%

3.9%

6.7%

10.8%

0.7%2.3%
1.1%
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TenanTs (as at 31.03.10)

 
tEnAntS

AnnuAL 
REnt

WEIGhtEd AvERAGE 
duRAtIOn (1) PERCEntAGE

1.   Public sector [federal & regional] 58.9%
2.    European institutions and 

representations 5.7%
top two tenants:  
PuBLIC SECtOR €82 million  11.6 years 64.6%

3.   BNP Paribas & subsidiaries 6.9%

4.   Citibank 2.9%

5.   Linklaters Associates 2.5%

6.   Levi Strauss 2.3%

7.   Sheraton Management LLC 1.5%

8.   General Electric 1.1%

9.   Scarlet Business 0.7%

10. Oracle 0.6%

next eight tenants €23 million 6.6 years 18.4%

next ten tenants €5 million 3.4 years 4.3%

top 20 tenants €110 million 10.1 years 87.3%

Approx. 165 tenants €14 million 3.8 years 11.2%

Axento income guarantee €2 million 0.8 years 1.5%

tOtAL €126 million 9.3 years 100.0%

(1)  Weighted average duration of leases, i.e. the sum of (annual current rents for each lease multiplied by the term remaining up 
to the first break in the lease) divided by the total current rent of the portfolio.

In this crisis context, the main assets of its property 
portfolio are:
•  the concentration of its portfolio in the Brussels 

CBD (around 57%); 
•  the quality of its tenants, with some 65% of 

income coming from the public sector; 
•  the weighted average duration of its leases, at  

9.3 years for the whole portfolio at 31 March 2010.

At 31 March 2010, the overall rental yield, including 
the estimated rental value of vacant premises, was 
7.05% compared with 6.92% at 30 September 2009. 
At the same date, the overall yield of the consoli-
dated portfolio (current rents) was 6.49%,  
as against 6.48% at 30 September 2009. Excluding 
buildings being refurbished, the potential and real 
yields were 6.94% and 6.63% respectively at  
31 March 2010.

Duration of leases

 3 years and less
  3 to 6 years
 6 to 9 years
 9 to 15 years
 15 to 18 years
 + than 18 years

5%
+ than 18 years

26%
+ than 

15 years

42%
+ than 9 years 56%

+ than 6 years

78%
+ than 3 years

16%

5%

21% 22%

22%

14%

1.5% Axento 
income guarantee
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suMMaRY OF DaTa On PROPeRTies in THe BeFiMMO PORTFOliO  (as of 31.03.10)

InvEStMEnt BuILdInGS
REntAL  

SPACE (m²)

PERCEntAGE 
OF 

PORtFOLIO (2) 

CuRREnt 
REntS

(€ thousand)
OCCuPAnCy 

RAtE
POtEntIAL 

yIELd

OFFICES

Brussels city centre

10 buildings 125 392 14.8% 18 680 82.4% 6.7%

Brussels Leopold district

9 buildings 75 749 13.3% 16 845 88.0% 6.2%

Brussels north area

3 buildings 187 506 24.8% 31 325 98.8% 7.2%

Brussels Central  
Business district

tOtAL 388 647 53.0% 66 849 90.9% 6.8%

Brussels decentralised

8 buildings 61 379 8.0% 10 099 91.1% 8.1%

Brussels suburbs

7 buildings and office parks 106 470 9.0% 11 423 78.4% 8.7%

tOtAL BRuSSELS 556 496 70.0% 88 371 89.1% 7.1%

Flanders

34 buildings 192 730 17.0% 21 434 100.0% 5.8%

Wallonia

20 buildings 95 601 8.7% 11 044 100.0% 11.4%

Luxembourg city

1 building 13 447 4.3% 5 387 100.0%(3) 6.4%

tOtAL BEFIMMO 858 274 100.0% 126 237 92.11% 7.05%
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(2)  The share of the portfolio is calculated on the basis of the current rent as of 31 March 2010.
(3)  More than 65% of the Axento building is now let. Moreover, for the space that is still vacant, Befimmo has an income 

guarantee for 18 months that will expire on 31 December 2010.
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BELGIuM & LuxEMBOuRG

Bruxelles

Luxembourg

Brugge

Dendermonde

Lokeren

Oudenaarde

Antwerpen

Tervuren

Namur

St-Vith

Malmedy

Eupen

Marche-en-
Famenne

Mons

Liège

Knokke-Heist

Sint-
Niklaas

Ninove
Bilzen

Tienen Sint-Truiden
Tongeren

Chênée

Seraing

Vilvoorde Haacht

Halle

Ath Braine-l’Alleud

Binche

La Louvière

Diest

Herentals

Roeselare

Diksmuide

Nieuwpoort

MenenIeper
Harelbeke

Deinze

Torhout

Eeklo

Leuven

Izegem
Tielt

Kortrijk

14 15 16

17 18

4
7

20
8 9

19

10

5

11

1

12 13

2

6

3

50

54 30

48

3346
40

26

43

44

38

45

34

28

42
24 29

37

36

52 53

41

39

32

25
49

35

31

47 23

51

27

21 22

1

73
61

57
58
5964

68
6265

63 60

6756

77

87

76

80

79
75

6966

72
71

74

70

86

83
85

82
81

84

78

WALLOnIA
 1 Ath, Place des Capucins 1 2 Binche, Rue de la Régence 31 
 3 Braine-l’Alleud, Rue Pierre Flamand 64 4 Chênée, Rue Large 59
 5 Eupen, Vervierserstrasse 8 6 La Louvière, Rue Ernest Boucqueau 15
 7 Liège, Avenue Émile Digneffe 24 8 Liège, Rue Paradis 1
 9 Liège, Rue Rennequin-Sualem 28 10 Malmedy, Rue Joseph Werson 2
 11 Marche-en-Famenne, Av. du Monument 25 12 Mons, Rue Joncquois 118 
13 Mons, Digue des Peupliers 71 14 Namur, Rue Henri Lemaître 3
 15 Namur, Rue Pépin 5 16 Namur, Rue Pépin 31  
17 Namur, Rue Pépin 22 18 Namur, Avenue de Stassart 9
 19 Saint-Vith, Klosterstrasse 32 20 Seraing, Rue Haute 67

FLAndERS
 21 Antwerpen, Kattendijkdok - Oostkaai 22 22 Antwerpen, Meir 48
 23 Bilzen, Brugstraat 2 24 Brugge, Boninvest 12 
25 Deinze, Brielstraat 25 26 Dendermonde, St-Rochusstraat 63
 27 Diest, Koning Albertstraat 12 28 Diksmuide, Woumenweg 49 
29 Eeklo, Raamstraat 18 30 Haacht, Remi van de Sandelaan 1
 31 Halle, Zuster Bernardastraat 32 32 Harelbeke, Kortrijksestraat 2 
33 Herentals, Belgiëlaan 29 34 Ieper, Arsenaalstraat 4
 35 Izegem, Kasteelstraat 15 36 Knokke-Heist, Majoor Vandammestraat 4 
37 Leuven, Vital Decosterstraat 42/44 38 Kortrijk, Bloemistenstraat 23
 39 Kortrijk, Ijzerkaai 26 40 Lokeren, Grote Kaai 20  
41 Menen, Grote Markt 10 42 Nieuwpoort, Juul Filliaertweg 41
 43 Ninove, Bevrijdingslaan 7 44 Oudenaarde, Marlboroughlaan 4  
45 Roeselare, Rondekomstraat 30 46 Sint-Niklaas, Driekoningenstraat 4
 47 Sint-Truiden, Abdijstraat 6 48 Tervuren, Leuvensesteenweg 17 
49 Tielt, Tramstraat 48 50 Tienen, Goossensvest 3 
 51 Tongeren, Verbindingstraat 26 52 Torhout, Burg 28 
53 Torhout, Elisabethlaan 27 54 Vilvoorde, Groenstraat 51

LuxEMBOuRG
 1 Luxembourg, Avenue John Fitzgerald Kennedy 44 (Plateau du Kirchberg)
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BRuSSELS

Axento

Brugge

Dendermonde
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BRuSSELS CIty CEntRE
 55 Brederode 1 and 2 >> 56 Central Gate >> 57 Empereur >> 58 Montesquieu (formerly known as Extension Justice) >> 
59 Gouvernement Provisoire >> 60 Empress court (formerly known as Impératrice) >> 61 Lambermont >> 62 Pacheco >> 
63 Poelaert

BRuSSELS LEOPOLd dIStRICt
 64 Arts >> 65 Froissart >> 66 Guimard >> 67 Joseph II >> 68 Schuman 3 and 11 >> 69 Science-Montoyer >> 70 View 
Building >> 71 Wiertz

BRuSSELS nORth AREA
 72 Noord Building >> 73 World Trade Center Tours 2 and 3

BRuSSELS dECEntRALISEd
74 Eudore Devroye >> 75 Goemaere >> 76 Hulpe 177 >> 77 Jean Dubrucq >> 78 La Plaine >> 79 Triomphe I, II and III

BRuSSELS SuBuRBS
 80 Eagle Building >> 81 Fountain Plaza >> 82 Ikaros Business Park >> 83 Media >> 84 Ocean House >> 85 Planet 2 >> 
86 Waterloo Office Park
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The Brussels rental market had a rather poor year in 
2009, and 2010 and 2011 are still likely to be difficult.  
Though the financial crisis is slowly easing, busi-
nesses are still being careful, investing little and 
restructuring to cut their costs. And this is happen-
ing in a context in which rental vacancies in the 
Brussels office market have reached a historic high 
and are still increasing. This trend should however 
ease off as building is expected to slow down in 
2011.

The investment market is still weak, with the volume 
of investment reaching only €120 million in the first 
quarter of 2010, whereas it was between €1.3 and  
€2 billion a year between 2005 and 2008.  
The products vendors are offering are not meeting 
buyers’ expectations in terms of the length of leases 
and location.

Brussels rental market(1)

demand
Nearly 150,000 m² of office space was let during 
the first quarter of 2010. If this trend continues, 
annual demand should exceed 550,000 m², which 
was the average level before the crisis.  For the 
time being, a considerable percentage of this 
demand comes from occupants whose lease is 
expiring or coming up to a break; they are seeking 
to take advantage of favourable rental conditions, 
or even to relocate.

As in the fourth quarter of 2009, occupancy was 
increased by a small number of large transactions, 
the main ones being in the CBD and especially the 
North area (BNP Paribas Fortis rented the whole of 
Boréal (35,800 m²)), in the South area (Infrabel 
undertook to rent the whole of the new office 
projects South City and South Crystal (24,700 m²)) 
and in the Leopold district (the EC signed a lease 
for 8,300 m² in The Capital). In decentralised areas 
and the suburbs, there have also been a small 
number of significant transactions (l’Oréal in the 
Atlantis project (6,500 m²) and KPN Group (6,000 m²) 
and Rockwell Automation (3,500 m²) in the Pegasus 
Office Park).

(1)  Source: CB Richard Ellis (31 March 2010).

View of the Science-Montoyer building
Brussels, Leopold District
Architects: Arte Polis
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Supply
In 2010, new offices are being handed over at a 
steady rate. Some 315,000 m² of office space is 
scheduled for the whole year 2010, 60% of which is 
still available to let.

Eventually, we can expect the volume of handovers 
to tail off gradually, as few projects are currently 
under construction. The decentralised and subur-
ban markets, which have higher vacancy rates, will 
probably see a more substantial reduction in terms 
of new projects and future handovers.  Building 
activity is expected to bottom out in 2011-2012, 
and start to recover from 2013.

Rental vacancies
There is currently 1.5 million m² of vacant office 
space, or 11.6% of the total (as against 9.1% at the 
end of 2008). Despite the good performance of the 
rental market observed over the first quarter of 
2010, availability of office space keeps increasing 
on account of the handover of new speculative 
buildings, the reorganisation of many businesses 
and the increase in supply of subletting.

This trend will probably ease off from 2011 as 
building activities slow down.

Rents
With the difficult market situation, the scales are 
tipping in favour of tenants who are being offered 
attractive rental values.

Prime office space is being let at €265/m²/year 
(compared with €300/m²/year at the end of 2007). 
Rents average around €164/m²/year.

The Brussels
investment market(2)

Over the first quarter of 2010, the total value of 
transactions on the Brussels office market was 
€120 million. The low volume of investments is 
explained to a large extent by the lack of prime 
products for sale, despite strong demand.

Investors are also proving extremely demanding at 
the purchasing stage, with consequent delays or 
cancellations of a number of minor and complex 
transactions. Meanwhile, in the prime segment of 
the market, values have begun to rise again owing 
to the growing competition between investors. 
Certain prime products on long-term lets (known 
as ‘super-core’) are changing hands at yields well 
below 6%.

Top-quality office buildings are selling with a yield 
of around 6.25% in the CBD and around 7.50% in 
the suburbs and for 3/6/9-year leases.

(2)  Source: CB Richard Ellis (31 March 2010).
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Jones Lang LaSalle 

Board of directors Befimmo SA
Parc Goemaere
Chaussée de Wavre 1945
1160 Brussels

Brussels, 20 April 2010

Dear Sirs,

Context
In accordance with article 59, § 1 of the Royal 
Decree of 10 April 1995 with regard to the Sicafis 
Befimmo has mandated Jones Lang LaSalle to 
value their portfolio as at 31 March 2010.

Jones Lang LaSalle has been active in Belgium 
since 1965 and has a long track record in valuing 
professional real estate. Our mission has been 
carried out in full independence.

Consistently with market practice, our mission has 
been carried out on the basis of information pro-
vided 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 proper-
ties, 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
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, at the date the valuation was performed, 
before deduction of portfolio disposal legal fees.

As our principal valuation method we have adopted 
a static capitalisation approach and also carried 
out a simple “sanity check” in terms of price per 
square metre.

The static capitalisation is carried out in the form of a 
“Term and Reversion” valuation, with the current 
income based on contractual rents capitalised using 
the single rate years purchase formula until the end 
of the current contract, and the ERV capitalised in 
perpetuity and brought to a net present value.

It should be noted that this method of valuation 
applies a multiplier to the current and future 
expected rent that is based on analysis of sales of 
comparable properties in the market. The multiplier 
depends on the yield that investors require when 
acquiring in this market. The yield reflects the risks 
intrinsic to the sector (future voids, credit risk, 
maintenance obligations, etc.). Where there are 
unusual factors specific to the property, then an 
explicit correction is made, for example:

•  non-recovered charges or taxes in a market 
where recovery from the tenant is usual;

•  renovation work or deferred repairs necessary at 
the date of valuation in order to continue to 
receive the rent;

•  unusual outgoing costs.

It is important to understand the distinction 
between this “capitalisation” approach and the 
discounted cash flow method where future growth 
and inflation are explicit. This difference is why 
discount rates in a discounted cash flow valuation 
are higher than yields, used in a static capitalisation.

The yields used are based on the valuers judgement 
in comparison with evidence of comparable sales. 
Factors in the market that determine yield are 
numerous, and different factors are of importance to 
different buyers. The following criteria are often 
taken into account: the quality of the tenant and 
duration of the lease, the area where the building is 
located, the state of repair, the age and the architec-
tural quality of the building and also the efficiency of 
the building (gross to net ratio/parking ratio).

Ultimately it is supply and demand in the invest-
ment market that determines the price.

For the financial accounting of a Sicafi and in 
accordance with the IAS/IFRS norms it is common 
practice to use the Fair Value. Following a press 
release of the Belgian Association of Asset Manag-
ers (BEAMA), dated 8 February 2006, the Fair 
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Value can be obtained by subtracting 2.5% trans-
action costs from properties with an investment 
value of more than €2,500,000. For properties with 
an investment value under €2,500,000 registration 
duties of 10% or 12.5% should be subtracted, 
depending on the region where they are situated.

In the light of all comments mentioned above, we 
confirm that the investment value of the Befimmo 
property portfolio as of 31 March 2010 amounts to 
a total of 

€1,969,958,000
(OnE BILLIOn nInE hundREd And 

SIxty nInE MILLIOn nInE hundREd 
And FIFty-EIGht thOuSAnd EuROS);

this amount includes the valuation of the buildings 
which have been carried out by Winssinger & 
Associés SA.

The most likely sale value corresponding to the fair 
value of the Befimmo property portfolio as of  
31 March 2010 amounts to a total of

€1,920,608,000
(OnE BILLIOn nInE hundREd And 

tWEnty MILLIOn SIx hundREd And 
EIGht thOuSAnd EuROS);

this amount includes the valuation of the buildings 
which have been carried out by Winssinger & 
Associés SA. 

On this basis, the initial yield (projects not included) 
of the portfolio is 6.49%. Should the vacant accom-
modation be fully let at estimated rental value, the 
initial yield would be 7.05%. The occupation rate of 
the entire portfolio is 92.11%. Without taking the 
properties into account which are being refur-
bished at the moment this rate would climb to 
95.54%.
 
The average level of passing rent obtained is 
currently approximately ± 6.03% above the current 
average estimated rental value.

The property portfolio comprises:

OFFICES  
FAIR vALuE 

(€ million)
%

Brussels centre (CBD) 1 087.6 56.6

Brussels decentralised 133.6 7.0

Brussels suburbs 162.7 8.5

Flanders 360.9 18.7

Wallonia 93.5 4.9

Luxembourg 82.3 4.3

tOtAL 1 920.6 

Yours sincerely,
Brussels, 20 April 2010.

R.P. Scrivener M.R.I.C.S.
National Director
Head of Valuations and Consulting
On behalf of Jones Lang LaSalle

€1,920,608,000
The most likely sale value corresponding

to the fair value of the Befimmo property

portfolio as of 31 March 2010 amounts

to a total of €1,920,608,000



Sustainable development

Befimmo takes specific action in the field of sus-
tainable development to reduce the impact of its 
real-estate portfolio on the environment.

The following progress has been made with regard 
to the objectives set out in the Annual Financial 
Report 2008-2009:

•  development of the Environmental Manage-
ment System (EMS): the introduction of the 
EMS, based on standard ISO 14001, has made 
progress; drafting of the procedures is now 
complete. The certification process is continuing. 

•  Monitoring of consumption: digital meters 
have been installed in two test buildings; installa-
tion of meters in the other buildings in the 
Befimmo portfolio (excluding Fedimmo) is in 
progress and will be completed by the end of the 
2010 fiscal year. These meters will measure 
consumption of electricity, gas, and water. 
Monitoring will enable us to respond more 
quickly to faults and allow benchmarking and  
a more detailed analysis of consumption of 
these key resources. This preliminary phase is 
needed before quantified reduction targets for 
consumption can be set and monitored.

•  International Sustainability Alliance (ISA)(1): 
Befimmo is one of the 20 founder members of 
this association, affiliated to BREEAM [Building 
Research Establishment Environmental Assess-
ment Method](2). The ISA aims to become the 
reference player in Europe for studies on sustain-
able construction, by gathering and analysing 
existing data and conducting research into 
quality architecture and engineering. 

 The ISA focuses in particular on: 
 -  monitoring buildings’ environmental 

performance, 
 -  coherent measuring and reporting, 
 -  developing and making available electronic 

data gathering, benchmarking and reporting 
tools, 

 -  accelerating technological progress and 
innovation, and promoting coherent and 
transparent sustainability standards.

•  Fedimmo, a 90% subsidiary of Befimmo, was a 
prize-winner in the Exemplary Buildings 
competition, organised in 2009 by the Institut 
Bruxellois pour la Gestion de l’Environnement 
(Brussels Institute for Environmental Manage-
ment − IBGE) for the project to renovate the 
Science-Montoyer building. The project’s atten-
tion to environmental quality is demonstrated by 
an analysis of the environmental assessment of 
the materials and the use of renewable energy 
(300 m² of photovoltaic panels), a 10 m³ rainwater 
tank and a large green roof of 128 m². The 
Science-Montoyer renovation project also 
obtained Breeam sustainable development 
certification, with an “Excellent” rating in the 
Design & pre-construction category.

•  Electronic document management (EdM): 
the test phase of the programme, which among 
other things will introduce “paperless” docu-
ments, has begun and should be completed by 
mid-2010.

(1)  ISA: For more detailed information, see the website: www.bre.co.uk/page.jsp?id=2019.
(2)  BREEAM is an environmental assessment method for buildings and the most widely used. It is a benchmark for best practice in 

sustainable design. It has become the benchmark of a building’s environmental performance. For more detailed information, see 
the website at www.breeam.org. 
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(3)  Brussels consists of the Central Business District (CBD) (the business areas in the centre of Brussels, comprising the Centre, 
Léopold and Louise districts, and the South and North areas), the decentralised area (i.e. the office markets within the 19 
municipalities of Brussels but outside the CBD) and the suburbs (i.e. the office markets outside the 19 municipalities of 
Brussels, near the ring road (RO)).

(4)  Occupancy rate: current rent (including area let but for which the lease has yet to begin)/(current rent + estimated rental value 
for unoccupied premises).

The information in this chapter is an updated 
summary of the information published on this 
subject in the Annual Financial Report 2008-2009.

Main risks relating to the 
economic climate

Risk of a change in interest rates
Changes in interest rate levels have an impact on 
the amount of the Company’s financial charges 
and the fair value of the hedging instruments it 
holds, booked to the corporate balance sheet on 
the basis of accounting standard IAS 39.

Risk of a fall in the fair value of the assets
The general economic downturn is leading to a 
downward adjustment of the value of the property 
assets by the real-estate experts, leading to nega-
tive changes in fair value (unrealised as long as 
Befimmo does not dispose of it) of the investment 
property in the Company’s income statement; this 
should have a relatively limited impact on the value 
of Befimmo’s portfolio owing to its long leases with 
public-sector tenants. On the other hand, the fall in 
property market values might create investment 
opportunities at more attractive yield conditions.

Risk of insolvent tenants
The economic downturn also increases the risk of 
current tenants defaulting. This risk is limited by the 
high proportion (64.6%) of public-sector tenants 
(Belgian Government, regions and European 
institutions) occupying the Company’s buildings.

Risk of vacant rental property
The economic downturn makes it harder to find 
new tenants for premises falling vacant. The impact 
of this risk is limited by the residual duration of the 
leases and the large proportion of the portfolio let 
long-term to public institutions.

Main risks relating to 
Befimmo and its business

Rental market risk
The property market is generally characterised by 
higher supply than demand. Owing to the concen-
tration of its portfolio – by segment – in the market 
for office buildings and – geographically – in 
Brussels, the Company is sensitive to develop-
ments in the Brussels office property market and 
faces a risk related to the occupancy rate of its 
buildings.

Economic risk
Any investment, even in real estate, involves a 
certain degree of risk; Befimmo’s portfolio consists 
entirely of office buildings and has limited geo-
graphical diversification (office buildings mainly 
located in Brussels(3)) and commercial diversifica-
tion (rent paid by the Belgian Government 
accounted for 58.9% of all rent received by the 
Company at 31 March 2010); the investment in the 
Axento project in Luxembourg, which joined the 
portfolio in July 2009, was the first step in a limited 
geographical diversification.

Risks associated with tenants 
The Company is exposed to risks relating to the 
departure or financial default of its tenants and the 
risk of vacant rental property. The weighted aver-
age duration of leases agreed by Befimmo was 
over nine years at 31 March 2010. To mitigate this 
risk, the Company actively manages its customers 
so as to minimise as far as possible vacancies in its 
property portfolio.

Befimmo’s cash flow is constant mainly because 
its rental income is secured over the long term. 
Accordingly, the Company endeavours to let a 
large proportion of its property portfolio on long 
leases. 

The occupancy rate(4) was 92.11% at 31 March 2010 
(the rate for the Brussels office market is 88.4%). 
Nevertheless, the vacancy rate is still sensitive to 
the economic climate, especially in the suburbs. 
On an annual basis, a 1% fluctuation in the occu-
pancy rate of the portfolio should have an impact of 
some €1.2 million on the property operating result.
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To protect against the risk of default by its tenants, 
the Company generally requires its private tenants 
to provide rental guarantees corresponding to six 
months’ rent, in line with market practice.

Risk on the fair value of buildings
The Company is exposed to the risk of a change in 
the fair value of its portfolio as valued by independ-
ent experts; a 1% change in value of the property 
assets has an impact of some €19.2 million on the 
net result and about €1.14 on the book value per 
share. It also has an impact on the debt ratio of 
some 0.4%.

Risk of loss
The Company is exposed to the risk of a major loss 
in one of its buildings. In order to cover this risk, 
the buildings are covered by a number of insurance 
policies (covering fire, storm, water damage, etc.) 
for a total sum insured (new reconstruction value, 
excluding the land) of around €1,810 million at  
31 March 2010.

Risk of deterioration of buildings
The Company is exposed to the risk of deprecia-
tion of its buildings as a result of wear and tear in 
use. Befimmo strives to keep its property in a good 
state of repair by means of works programmes and 
examining the preventive and corrective mainte-
nance work to be carried out, in cooperation with 
the property manager.

Befimmo is also keen to have some of its buildings 
covered by “total guarantee” maintenance con-
tracts. More than 50% of the consolidated portfolio 
is covered by such a “total guarantee” contract.

Risks related to execution of major works
The Company is exposed to the risks of delays, 
overshooting the budget and organisational problems 
when carrying out major works on the buildings in its 
portfolio. Detailed monitoring of technical, budgetary 
and planning aspects has been introduced to man-
age the risks associated with this work.

Risk of inflation and deflation
The risk of the costs that the Company has to bear 
(renovation work, etc.) being indexed on a basis 
that changes more quickly than the health index 
(used as a basis for indexing the leases); the 
impact of rent adjustments in line with inflation 

(based on the health index) can be estimated at 
€1.2 million, on an annual basis, per percentage 
point of change in the health index.

Regarding the risk of deflation, 81%(1) of the leases 
in the Befimmo consolidated portfolio provide for a 
minimum rent in the event of a decrease (in 47% 
the rent may not fall below the base rent and in 
34% the minimum level is the most recent rent 
paid). The remaining 19% of the leases do not 
provide for any minimum rent.

Risks related to co-contractors
Besides the risk of defaulting tenants, the Com-
pany is also exposed to the risk of default by 
co-contractors (property management and build-
ing companies, etc.).

Risks specific to operations outside 
Belgium and Luxembourg
The Company has less experience and knowledge 
of the market and the parties it would be doing 
business with.

Regulatory and environmental risks
Despite its vigilance, the Company is exposed to 
the risk of infringement of increasingly complex 
regulations, notably environmental and fire-safety 
regulations, environmental risks related to property 
purchase or ownership, and the risk of refusal or 
non-renewal of permits.

Risks related to changes in regulations
The Company is exposed to the risk that new 
constraints might limit the possibility of operating 
and/or letting certain buildings or impose more 
stringent obligations upon it.

Risks of staff turnover
Given the relatively small size of its team, the 
Company is exposed to a certain risk of organisa-
tional problems in the event of certain key mem-
bers of staff leaving.

Risk of legal proceedings
The Company is a party to legal proceedings and 
may be involved in others in future. In the Com-
pany’s view, these ongoing proceedings are 
unlikely to have a major impact on Befimmo, as the 
potential gains or losses involved are highly unlikely 
to materialise or are of insignificant amounts.

Details of main risks

(1) The proportions are expressed on the basis of current rents at 31 March 2010.
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Main financial risks

Risk related to financing cost
Most of the Company’s borrowings are based on 
floating rates (commercial paper and bilateral and 
syndicated lines). The result is relatively sensitive to 
changes in interest rates. An increase in the Com-
pany’s financial charges could also have an influ-
ence on its rating, currently BBB/stable (confirmed 
by Standard & Poor’s in February 2010).

However, the interest rate risks of this type of 
financing are mitigated by implementing a policy of 
hedging interest rate risks over a three- to five-year 
period, in principle covering 50-75% of total bor-
rowings. The goal is to protect against a significant 
rise in rates, while preserving at least some pos-
sibility of the Company benefiting from falling rates. 
Thus, on the basis of borrowings at 31 March 2010, 
part of borrowings (€382.6 million or 47.5% of bank 
debt) is financed on the basis of fixed rates (con-
ventional fixed rates, IRS or IRS callable). The 
remaining borrowings, of €423.6 million, are at 
variables rates, protected against rises by means 
of options instruments (twin caps) up to a notional 
€400 million. At 31 March 2010, the hedging ratio 
was 96.9%. The choice and level of instruments is 
based on an analysis of rate forecasts by a number 
of banks, and arbitrage between the cost of the 
instrument and the level of protection offered.

Based on the borrowings situation and the Euribor 
rates at 31 March 2010 (not including the impact of 
the hedging instruments), the exposure to the rate 
risk is estimated at €1.81 million (annual basis) for any 
change in market rates of 0.25%.

Based on the hedging arranged, the borrowings 
situation and the Euribor rates at 31 March 2010, 
the impact of a drop in financing rates of 0.25% 
would lead to a reduction in financial charges 
estimated at €1.06 million on an annual basis and a 
rise of the same order would lead to an increase in 
financial charges estimated at €1.06 million on an 
annual basis. 

The Company’s financing cost is related to Stand-
ard & Poor’s rating, which depends in particular on 
its indebtedness. Should the debt ratio remain 
significantly above about 55%, one possible 

consequence would be a “credit watch” on Befim-
mo’s rating, and a possible downgrade to BBB-. 
Any such downgrade in the rating would make it 
harder to obtain new financing, generate an addi-
tional financing cost of around €1.4 million (on an 
annual basis, taking account of indebtedness at  
31 March 2010), and could damage the Company’s 
image with investors, which could also adversely 
affect the share price.

The Company’s financing cost also depends to a 
large extent on the bank margins and margins 
charged on the financial markets. The financing 
margins have risen very sharply, which could 
impact on the cost of additional financing or any 
renewals that might be arranged.

Since Befimmo is not due to renew any lines before 
February 2011, it should not be significantly 
affected by this development before then. The 
Company’s forecasts take account of this factor.

Liquidity risk
Befimmo is exposed to a liquidity risk resulting 
from insufficient cash should its financing contracts 

– including the existing credit lines – not be renewed 
or be terminated.
The Company’s debt ratio was 45.39% at  
30 September 2009 and 46.24% at 31 March 2010.

The short-term liquidity risk is covered by the use of 
medium- to long-term facilities as a backup for the 
commercial paper programme (up to €400 million). 
The weighted average duration of financing was 
2.81 years at 31 March 2010. 

Risk related to counterparty banks
Arranging a loan or hedging instrument with a 
financial institution creates a counterparty risk of 
that institution defaulting. Befimmo has a business 
relationship with 13 international banks.
Since Befimmo’s financial model is based on 
structural borrowing, the amount of cash depos-
ited with a financial institution is in principle rela-
tively limited. It was €4.6 million at 31 March 2009 
and €22.2 million at 31 March 2010.

Details of main risks
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Risk related to covenants for financing 
agreements

The Company is exposed to the risk of its financing 
agreements being cancelled, renegotiated, termi-
nated or subject to early repayment should it fail to 
abide by its commitments to certain financial ratios 
(covenants) that it made when signing those 
agreements. Using the three-year forecasts that 
can reasonably be made on the basis of a number 
of assumptions, some of which are external 
(changes in interest rates, health index, etc.) 
Befimmo considers that it is not at risk of defaulting 
on any of its covenants.

Risks related to the Sicafi status
Should the Company lose approval for its Sicafi 
status, it would lose the benefit of the favourable 
tax regime applicable to Sicafis. Loss of approval is 
also generally regarded as grounds for early 
repayment by acceleration of payment of loans 
arranged by the Company. The Company will take 
the necessary steps in due time to abide by the 
requirements of the new Royal Decree which is in 
preparation.

View of the Froissart building
Brussels Leopold district

Design of the office building in rue 
Froissart – 3D image by Architects 

MAHIEU & Associés SPRL

Details of main risks
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The financial structure

At 31 March 2010, Befimmo’s financial structure 
had the following main characteristics:

>  confirmed credit facilities for a total sum of 
€1,033 million, €806.2 million of which were in 
use;

>  a debt ratio(1) of 46.24%, an LTV(2) of 43.16% and 
a weighted average duration of borrowings of 
2.81 years;

>  an interest-rate hedging policy that limits the 
impact of a rise in rates, while retaining much of 
the benefit of falling rates.

On 15 February 2010 the Standard & Poor’s rating 
agency confirmed the rating of BBB/stable for 
Befimmo’s long-term debt and A-2 for its short-
term debt.

1.  Debt structure at  

31 March 2010

The borrowings consist principally of the following:
 
>  a syndicated loan arranged in March 2006 

totalling €350 million for an initial term of six 
years (2006-2012), extended for a further year at 
€220 million (2013);

>  a syndicated loan arranged in June 2008 totalling 
€300 million for a five-year term (2008-2013);

>  a number of bilateral credit lines totalling  
€300 million;

>  various fixed-rate loans, totalling some  
€82.6 million, corresponding to the assignment 
of future rents (unindexed) on four buildings in 
the Fedimmo portfolio and one in the Befimmo 
SCA portfolio.

In order to reduce its financing costs, Befimmo has 
set up a commercial paper programme with a 
maximum amount of €400 million. In the current 
crisis context, €183.3 million were in use under this 
programme at 31 March 2010. This programme 
has backup facilities consisting of the various lines 
arranged.

Befimmo is making sure that the various credit lines 
expiring during 2011 to 2013 are renewed, taking 
care to find the right balance between timing, cost, 
duration and diversification. Assuming a constant 

floor area, only 35% of the financing lines falling 
due in February and March 2011 (totalling  
€200 million) will have to be renewed.  
At 31 March 2010 Befimmo does in fact have 
unused lines amounting to €225 million.

2.  Interest rate risk hedging

>  At 31 March 2010, the hedging instruments in 
place cover almost all of borrowings, with a 
hedging ratio of 96.9%.

>  The interest-rate hedging policy aims to cover 
between 50 and 75% of borrowings, over a  
3-5 year time scale.

>  Befimmo is working proactively to cover the 
years after 2012. In this respect, CAP options 
have been acquired to hedge a notional total of 
€350 million.

>  The average finance cost (including hedging 
margin and costs) was 3.03% over the first 
half-year.

Details of main risks

(1)  The debt ratio is calculated in accordance with Article 6 of the Royal Decree of 21 June 2006 on the accounting, annual 
accounts and consolidated accounts of public real-estate Sicafs.

(2)  Loan-to-value: [(financial borrowings – cash)/fair value of portfolio]. Since loan-to-value (“LTV”) is a reference ratio used in an 
international context, Befimmo will report this ratio in its publications from now on, by way of comparison.
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The change in the key figures per share between  
31 March 2009 and 31 March 2010 is influenced by 
the increase in the number of shares. 

 

Value of net assets at  
31 March 2010
At 31 March 2010, the total value of Befimmo’s net 
assets – group share – was €989.1 million.

The net asset value – group share – is therefore 
€58.91 per share. This value is stable in relation to 
the figure of €58.87 per share as the fiscal year 
opened.

(€/share)

net asset value at  
30 September 2009 €58.87

Final dividend 2009 -€1.04

Net result at 31 March 2010 €1.09

net asset value at 31 March 2010 €58.91

COnsOliDaTeD KeY FiguRes

dAtA PER ShARE 
[group share]

31.03.2009
[6 months]

30.09.2009
[12 months]

31.03.2010
[6 months]

Number of shares 13 058 969 16 790 103 16 790 103

Average number of shares over the period(1) 13 058 969 14 060 753 16 790 103

Net asset value (€) €65.67 €58.87 €58.91

Return on shareholders’ equity (last 12 months) (€) -€2.63 -€2.96 €1.66

Return on shareholders’ equity (last 12 months) (%) -3.61% -4.31% 2.72%(2)

Net cash flow(3) (€) €2.51 €5.15 €2.31

Net result (€) -€3.81 -€2.45 €1.09

Gross dividend (€) €4.60 €3.36/€1.04(4) €3.90(5)

Closing share price (€) €59.98 €62.00 €62.21

Gross yield(6) (%) 7.67% 6.69% 6.27%

Return on share price (last 12 months) (%) -11.52% 4.70% 17.50%(2)

Shareholders’ equity  
(€ million) 857.6 988.4 989.1

Debt ratio(7) (%) 49.43% 45.39% 46.24%

Loan-to-value(8) (%) 48.78% 40.81% 43.16%

(1)  In 2009, data per share are expressed on the basis of the weighted average number of shares outstanding during the 
fiscal year, i.e. 14,060,753. For the following years, the number of shares outstanding after the capital increase is 
used, i.e. 16,790,103.

(2)  This is the Internal Rate of Return [IRR], calculated over the 12 previous months, for a shareholder taking part in the capital 
increase of June 2009 and taking account of the interim dividend of €3.36 per share (gross) and the final dividend of €1.04 
per share (gross).

(3)  The net cash flow is the net earnings before depreciation, write-downs and provisions. 
(4)  For each share, a gross dividend of €1.04, corresponding to a net dividend of €0.89, on presentation of coupon 19 (to 

supplement the gross interim dividend of €3.36, corresponding to a net dividend of €2.86, already decided by the Board 
meeting of 11 May 2009, for each share outstanding before the capital increase of 25 June 2009). 

(5)  Unless other factors intervene, the Managing Agent confirms the dividend forecast of €3.90 per share (gross) for the current 
fiscal year published in the 2009 Annual Financial Report. 

(6)  Gross dividend divided by the share price as at 30 September or at 31 March. For the 2008/2009 fiscal year, taking account 
of the capital increase, it is the average gross dividend. 

(7)  The debt ratio is calculated in accordance with article 6 of the Royal Decree of 21 June 2006 on the accounting, annual 
accounts and consolidated accounts of public real-estate Sicafs. 

(8)  Loan-to-value: [(financial debts – cash)/fair value of portfolio].
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Events with an impact on the Company’s 
perimeter

The main changes to the floor area were the 
acquisition of Axento in July 2009 and the disposal 
of Frankrijklei in February 2009. Furthermore, 
Befimmo’s capital was increased in June 2009.

Analysis of the result

The property operating result was €59.1 million, 
up 6.8% on the same period last year. This 
increase was due essentially to the acquisition of 
Axento which came with a rental guarantee until  
31 December 2010; two thirds of the property have 
meanwhile been let to the BNP Paribas group.

At a constant floor area, the loss of income owing to 
the refurbishment of the Empress Court building(10) 
and the increase in real-estate charges linked to 
miscellaneous maintenance and minor repairs are 
more than offset by the return to full occupancy of 
the Montesquieu building (formerly known as Exten-
sion Justice) since 1 March 2009 and by the con-
tractual rent increase following the general 
renovation programme of the Fedimmo buildings.

Overheads increased by €1.8 million year-on-year. 
This change is explained by the absence of remu-
neration for the Managing Agent the previous fiscal 
year, the expansion of the team, and finally the study 
costs linked to non-recurring operations.

Other operating income amounts to €1 million. 
Apart from the fees received for coordinating the 
initial installation work for the Belgian Government 
under the leases signed for Towers 2 and 3 of the 
World Trade Center, this heading also contains – in 
accordance with IFRS standards – the restatement 
over time of rental gratuities(11) incorporated in 
income.

The portfolio result is minus €19.7 million compared 
with a negative result of €50.3 million one year 
previously. The downward trend in the values of the 
properties in the portfolio did in fact slow down over 
the half-year, with a change in value limited to -1.01%.

Excluding the impact of the change in fair value of 
the properties, the operating result grew by 4.5%.

The financial result was -€13.6 million compared 
with -€50.1 million one year previously. This improve-
ment in the financial result is explained by the 
unrealised change in value (IAS 39) of financial 
instruments of -€1.8 million as against -€33.2 million 
at the same period last year, and a net reduction in 
financial charges (-€11.8 million compared with 
-€16.9 million in 2008-2009). This improvement is 
essentially linked to the fall in interest rates (by way of 
reminder more than 50% of borrowings are financed 
at floating rates) and the impact of the capital 
increase in June 2009 on the level of the debt.

All of these factors give a net result of €19.7 million 
compared with a net result of -€49.4 million for the 
same period one year previously.

COnsOliDaTeD PORTFOliO

(€ million) 31.03.2009
[6 months]

31.03.2010
[6 months]

net result -49.4 19.7

A
d

Ju
S

t
M

E
n

t
S Fair-value adjustment for investment properties [IAS 40] 50.3 19.7

Revaluation of financial instruments [IAS 39] 33.2 1.8

Depreciation of CAP premiums and other non-cash items 0.3 -0.7

net cash flow(9) 34.4 40.5

(€ million - group share)

net result (group share) -49.7 18.3

net cash flow (group share) 32.8 38.8

(9) The net cash flow is the net earnings before depreciation, write-downs and provisions.
(10)  Formerly known as Impératrice. 
(11) These amounts have a neutral effect on the income statement.

Trend of results
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The factors summarised above favourably affect the 
net cash flow (group share) for the first half of the 
2009-2010 fiscal year, up 18% (€6 million) in relation 
to the first half of the previous fiscal year.

analYsis OF CHanges in CasH FlOW

net cash flow at 31 March 2009 (€ million – group share – 6 months) 32.8

Change in contribution of Befimmo consolidated portfolio at constant floor area 0.9

Change in property floor area:

 - Differential in contribution 2.5

 - Differential in capital gains -0.2

Net reduction in financial charges on borrowings 5.6

Booking prorata temporis of premiums paid on CAP options -0.8

Overheads and other operating income and charges -1.4

Taxes -0.1

Other -0.5

net cash flow at 31 March 2010 (group share – 6 months) 38.8

The financial results

View of the Empress Court building (ex-Impératrice)
Brussels city centre

3D image designed by Detrois SA 
Architects: Crepain Binst



23

In
te

rim
 m

an
ag

em
en

t 
re

p
or

t

Befimmo on Euronext

In a context of troubled financial markets, the 
Befimmo share has held relatively firm, closing on  
31 March 2010 at €62.21, stable in relation to the 
closing price one year previously (€59.98) and the 
closing price at the 2009 fiscal year end (€62.00).  
At 31 March 2010, it was listed at a premium of 5.6% 
over book value.

Year-on-year, the liquidity of the Befimmo share 
consolidated with an average daily volume of around 
27,300 shares. Based on the share price at  
31 March 2010, Befimmo offers a gross yield(1) on 
dividend of 6.27%.  
The year-on-year return on the share price was 
17.50% at 31 March 2010.

(1)  Gross dividend for 2010 (€3.90) divided by the gross share price at 31 March 2010.
(2)  Source: EPRA − European Public Real Estate Association www.epra.com.
(3) Source: www.euronext.com.
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Board of Directors

Since the mandate of Mr Marc Van Heddeghem – Director of the Managing Agent, Befimmo SA – comes to 
an end this year it was renewed on 17 March 2010 at the Ordinary General Meeting of Befimmo SA, for a 
four-year term, until March 2014.

Shareholders

The equity of Befimmo SCA is held by a large number of shareholders. The following table sets out the 
composition of the capital based on the latest transparency declarations received; these are mandatory for 
shareholders with voting rights of at least 3% (Article 14bis of the Articles of Association, Law of 2 May 2007 
and Royal Decree of 14 February 2008).

description of the denominator of Befimmo SCA
1. Effective voting rights relating to securities representing the capital: 16,790,103
2. Future voting rights, potential or otherwise, resulting from rights and commitments on the conversion into 
or subscription of securities to be issued, i.e. exercise of warrants: none

Key dates for shareholders 2010

(1)  Based on the latest transparency declarations received on 15 October 2008 and the prior undertaking to subscribe to the 
capital increase of June 2009 for all the rights they held.

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

(3)  At the time of the declaration, on 29 January 2009, the holding of Dexia SA was around 3.6%.
(4)  Publication after the close of stock exchange.

declarants
number of declared voting rights  

on the day of statement
date of 

statement %
AG Insurance and associated companies 3 156 080 15.10.2008 18.8 (1)

Free float (2) 13 634 023 81.2
of which Dexia SA 472 099 29.01.2009 (3)

date
Publication of half-yearly results and net asset value as at 31 March 2010 Tuesday 25 May 2010 (4) 

Publication of Half-Yearly Financial Report on website Monday 31 May 2010 (4)

Interim statement - Publication of net asset value as at 30 June 2010 Thursday 26 August 2010 (4)

Publication of annual results and net asset value as at 30 September 2010 Thursday 18 November 2010 (4)

Ordinary General Meeting 2010 Wednesday 15 December 2010

2010 dividend upon presentation of coupon No 20

 Ex 2009/2010 dividend date Friday 17 December 2010

 Record 2009/2010 dividend date Tuesday 21 December 2010

 Payment of 2009/2010 dividend Wednesday 22 December 2010
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Consolidated income statement
(€ thousand)

notes 31.03.10 31.03.09

I.  (+) Rental income 62 239 57 753

III.  (+/-) Charges linked to letting -223 -301

nEt REntAL RESuLt 62 016 57 453

IV.  (+) Recovery of property charges 2 936 7 323

V. (+)  Recovery of rental charges and taxes normally paid by tenants on let 
properties 13 055 8 976

VII. (-)  Rental charges and taxes normally paid by tenants on let properties -12 624 -8 297

VIII. (+/-)  Other revenue and charges for letting 51 143

PROPERty RESuLt 65 434 65 598

IX. (-) Technical costs -4 142 -8 060

X. (-) Commercial costs -217 -562

XI. (-) Charges and taxes on unlet properties -970 -1 099

XII. (-) Property management costs -837 -501

XIII. (-) Other property charges -121 -8

 (+/-) Property charges -6 287 -10 229

PROPERty OPERAtInG RESuLt 59 147 55 369

XIV. (-) Corporate overheads -6 866 -5 077

XV. (+/-) Other operating income and charges 1 006 708

OPERAtInG RESuLt BEFORE RESuLt On PORtFOLIO 53 288 51 000

XVI. (+/-) Gains or losses on disposals of investment properties - 213

XVIII. (+/-) Changes in fair value of investment properties H -19 655 -50 343

OPERAtInG RESuLt 33 633 870

XIX. (+) Financial income F 2 742 2 702

XX. (-) Interest charges F -10 661 -18 128

XXI. (-) Other financial charges F -5 695 -34 708

 (+/-) Financial result F -13 613 -50 134

PRE-tAx RESuLt 20 020 -49 264

XXIII. (-) Corporation tax -315 -173

  (+/-) taxes -315 -173

nEt RESuLt 19 705 -49 437

NET RESULT (group share) 18 265 -49 734

MINORITY INTERESTS 1 439 297

BASIC nEt RESuLt And dILutEd PER ShARE (group share) 1.09 -3.81

Other Comprehensive Income - -

tOtAL COMPREhEnSIvE InCOME 19 705 -49 437

TOTAL COMPREHENSIVE INCOME (group share) 18 265 -49 734

MINORITY INTERESTS 1 439 297



27

Consolidated income statement Consolidated balance sheet
(€ thousand)

ASSEtS notes 31.03.10 30.09.09

I. non-current assets 1 936 810 1 939 688

A. Goodwill G 15 890 15 890

C. Investment properties H 1 915 946 1 918 317

E. Other property, plant and equipment 590 630

F. Non-current financial assets 2 002 2 412

G. Finance lease receivables 2 381 2 439

II. Current assets 68 027 49 707

A. Assets held for sale H 4 662 4 576

B. Current financial assets 89 551

C. Finance lease receivables 7 352 7 326

D. Trade receivables 17 509 23 520

E. Tax receivables and other current assets 3 909 3 281

F. Cash and cash equivalents 22 442 6 096

G. Deferred charges and accrued income 12 063 4 357

tOtAL ASSEtS 2 004 837 1 989 395

ShAREhOLdERS’ EQuIty And LIABILItIES notes 31.03.10 30.09.09

tOtAL ShAREhOLdERS’ EQuIty 1 050 992 1 049 999
I. Equity attributable to shareholders of the parent company 989 052 988 367

A. Capital 233 985 233 985

B. Share premium account 485 340 485 340

D. Reserves 21 113 21 113

E. Result 248 614 247 930

a. Result brought forward from previous years 230 349 282 429

b. Net result for the fiscal year 18 265 -34 499

II. Minority interests 61 940 61 632

LIABILItIES 953 846 939 396

I. non-current liabilities 630 878 764 268

B. Non-current financial debts I 612 175 745 414

a. Credit institutions I 427 246 529 068

c. Other I 184 928 216 346

C. Other non-current financial liabilities 18 704 18 854

II. Current liabilities 322 967 175 128

A. Provisions 1 501 2 422

B. Current financial debts I 240 838 47 019

a. Credit institutions(1) I 195 695 1 877

b. Finance lease I 45 142 45 142

D. Trade debts and other current debts 73 951 110 506

F. Accrued charges and deferred income 6 677 15 181

tOtAL ShAREhOLdERS’ EQuIty And LIABILItIES 2 004 837 1 989 395
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(1)  The Company has €225 million in longer-term financing lines which are not in use.
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31.03.10 31.03.09

CASh And CASh EQuIvALEntS At thE BEGInnInG OF thE FISCAL yEAR 6 096 4 556

net result for the half-year 19 705 -49 437

Operating income 33 633 870

Interest paid -8 505 -15 191

Interest received 117 2 034

Dividends received - 439

Taxes paid -150 -150

Changes in fair value of non-current financial assets/liabilities booked to income statement (+/-)(1) -1 778 -

Other income -3 612 -37 439

Items with no effects on cash flow to be extracted from the operating result 23 607 86 831

Loss of (gain in) value on trade receivables (+/-) 91 167

Amortisation/Loss of (gain in) value on property, plant and equipment (+/-) 111 107

Fair-value adjustments for investment buildings (+/-) 19 655 50 343

Fair-value adjustments on non-current financial assets/liabilities booked to earnings (+/-) 1 778 33 227

Other items 1 972 2 987

Items with effects on cash flow to be extracted from the operating result - -213

Capital gain realised on disposal of investment property - -213
nEt CASh FLOW FROM OPERAtInG ACtIvItIES BEFORE ChAnGE  
In WORKInG CAPItAL REQuIREMEntS 43 311 37 181

Change in working capital requirements -13 737 442

Change in assets items -1 921 -8 985

Change in liabilities items -11 816 9 427

CASh FLOW FROM OPERAtInG ACtIvItIES 29 574 37 623

Investments (-)/disposals (+)

Acquisition of Axento -43 -

Investment properties

Investments -9 564 -16 960

Disposals - 4 178

Other property, plant and equipment -30 -96

Hedging instruments and other financial assets -1 520 24

CASh FLOW OF InvEStMEnt ACtIvItIES -11 157 -12 854

CASh FLOW BEFORE FInAnCInG ACtIvItIES 18 417 24 769

Financing (+/-)

Increase (+)/Decrease (-) in financial debts 60 579 44 004

Increase (+)/Decrease (-) in finance lease debts 2 2

Increase (+)/Decrease (-) in other non-current liabilities - 111

Capital increase/decrease - -

Dividend for previous fiscal year (-) -62 652 -60 642

CASh FLOW OF FInAnCInG ACtIvItIES -2 071 -16 525

nEt ChAnGE In CASh And CASh EQuIvALEntS 16 346 8 243

CASh And CASh EQuIvALEntS At thE End OF thE hALF-yEAR 22 442 12 799

(1)  In previous fiscal years, changes in fair value of financial assets/liabilities were presented under “Other results”. The amount 
previously presented under “Other results” was € 33,227 thousand as at the end of March 2009.

(€ thousand)
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Capital
Share 

premiums Reserves(2)

undistri-
buted 
result

Equity 
group  
share

Minority  
interests

total  
equity

EQuIty AS At 30.09.08 186 919 372 952 21 113 385 825 966 809 61 698 1 028 507

Result for the half-year -49 734 -49 734 297 -49 437

Dividend distributed -59 457 -59 457 -1 186 -60 642
Befimmo 2008 
dividend -59 457
Fedimmo 2008 
dividend to minority 
interests -1 186

EQuIty AS At 31.03.09 186 919 372 952 21 113 276 634 857 618 60 810 918 428

Result for the half-year 15 236 15 236 823 16 059

Befimmo capital increase(3) 47 065 112 387 159 452 159 452

Dividend distributed -43 940 -43 940 -43 940
Befimmo 2009 interim 
dividend(4) -43 940

EQuIty AS At 30.09.09 233 985 485 340 21 113 247 930 988 367 61 632 1 049 999

Result for the half-year 18 265 18 265 1 439 19 705

Dividend distributed -17 581 -17 581 -1 131 -18 712
Befimmo 2009 final 
dividend(5) -17 581 -17 581
Fedimmo 2009 
dividend to minority 
interests -1 131

EQuIty AS At 31.03.10 233 985 485 340 21 113 248 614 989 052 61 940 1 050 992

(2)  The details of the reserves are as follows: 
- statutory reserves: €1.3 million 
- undistributable reserves: €3.6 million 
- available reserves: €16.2 million.

(3)  The capital increase carried out in June 2009 raised a total of 159.45 million, after deduction of the associated transaction 
costs. This increased the number of shares representing the Company capital from 13,058,969 to 16,790,103.

(4)  An interim dividend was allocated to all 13,058,969 shares outstanding before the capital increase carried out in June 2009. 
Although it was paid out in December 2009, it was deducted from shareholders’ equity on the allocation date, i.e. 24 June 2009.

(5)  The final dividend for the 2008/2009 fiscal year allocated to all 16,790,103 shares was deducted from shareholders’ equity 
following the General Meeting of 15 December 2009.

(€ thousand)
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D. Segment information
InCOME StAtEMEnt Brussels Central

Business district
Brussels 

decentralised
Brussels 
suburbs  

Luxembourg
city

Luxembourg
city Wallonia Flanders

unallocated 
amounts total

(€ thousand) 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10

A. Rental income 31 198 32 615 5 115 5 135 5 813 5 638 - 2 678 5 249 5 520 10 379 10 652 - - 57 753 62 239
B. Operating income from buildings 30 273 31 188 4 946 4 771 5 187 4 776 - 2 651 5 101 5 329 9 863 10 433 - - 55 369 59 147
C. Fair value adjustment for buildings -24 083 -6 978 -7 640 -5 799 -10 598 -4 099 - 679 -2 177 -1 042 -5 845 -2 415 - - -50 343 -19 655
D. Income from disposal of buildings - - - - - - - - - - 213 - - - 213 -
E. SEGMEnt RESuLt (=B+C+d) 6 189 24 210 -2 694 -1 029 -5 411 676 - 3 331 2 924 4 287 4 231 8 018 - - 5 239 39 493

Percentage by segment 118.1% 61.3% -51.4% -2.6% -103.3% 1.7% - 8.4% 55.8% 10.9% 80.8% 20.3% - - 100.0% 100.0%
F. Corporate overheads -5 077 -6 866 -5 077 -6 866
G. Other operating income and charges 708 1 006 708 1 006
H. Financial result -50 134 -13 613 -50 134 -13 613
I. Income tax -173 -315 -173 -315

nEt RESuLt (= E+F+G+h+I) -49 437 19 705
Group share -49 734 18 265
Minority result 297 1 439

BALAnCE ShEEt Brussels Central
Business district

Brussels 
decentralised

Brussels 
suburbs  

Luxembourg
city

Luxembourg
city Wallonia Flanders

unallocated 
amounts total

(€ thousand) 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10
Assets
Goodwill 7 391 7 391 - - - - - - 2 673 2 673 5 826 5 826 - - 15 890 15 890
Investment properties 1 082 743 1 087 601 139 359 133 621 166 736 162 713 81 532 82 254 92 149 93 506 360 374 360 914 - - 1 922 893 1 920 608

of which investments during the year 18 898 11 836 -88 62 1 066 77 93 495 43 4 991 2 398 4 981 2 955 - - 123 342 17 370
Other assets 7 269 7 295 - - - - - - 2 496 2 439 - - 40 847 58 605 50 612 68 339
tOtAL ASSEtS 1 097 403 1 102 287 139 359 133 621 166 736 162 713 81 532 82 254 97 318 98 618 366 200 366 740 40 847 58 605 1 989 395 2 004 837
Percentage by segment 55.2% 55.0% 7.0% 6.7% 8.4% 8.1% 4.1% 4.1% 4.9% 4.9% 18.4% 18.3% 2.1% 2.9% 100.0%  100.0%
tOtAL LIABILItIES 50 785 50 901 - - - - - - - - - - 888 611 902 945 939 396 953 846
Total shareholders’ equity 1 049 999 1 050 992 1 049 999 1 050 992
Group share 988 367 989 052 988 367 989 052
Minority interests 61 632 61 940 61 632 61 940
tOtAL LIABILItIES And ShAREhOLdERS’ EQuIty 50 785 50 901 - - - - - - - - - - 1 938 610 1 953 936 1 989 395 2 004 837

A. General business 
information
Befimmo (the Company) is a SICAFI (Société 
d’Investissement à capital fixe publique de droit 
belge – fixed-capital investment trust incorporated 
under Belgian law). It is organised as a “Société en 
commandite par actions” (partnership limited by 
shares) under Belgian law. Its registered office is at 
Chaussée de Wavre 1945, 1160 Brussels 
(Belgium).

During the 2006-2007 fiscal year the Company 
acquired a 90% majority shareholding in Fedimmo 
SA, a public company under Belgian law, founded 
on 28 December 2006. Fedimmo SA’s accounting 
year also closes on 30 September. In June 2008, 
Befimmo founded the limited companies Meirfree 
and Vitalfree, of which it is the shareholder. These 
companies also close their fiscal years at 30 
September, the first fiscal year running until 30 

September 2009. On 1 July 2009, Befimmo 
acquired all the shares in the Luxembourg com-
pany Axento SA. This company also closes its 
accounts at 30 September, for the first time on 30 
September 2009.

The Company is therefore presenting its consolida-
ted financial statements as at 31 March 2010. The 
Board of Directors of the Managing Agent Befimmo 
SA adopted and authorised the publication of these 
consolidated financial statements on 19 May 2010.

The Company’s activities are dedicated solely to 
the ownership and management of a real-estate 
portfolio. At 31 March 2010, the portfolio consisted 
principally of office buildings located in Brussels 
and let to public authorities or private businesses, 
office buildings in various towns in Flanders and 
Wallonia, let long-term to public authorities, and 
one building in the city of Luxembourg.
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D. Segment information
InCOME StAtEMEnt Brussels Central

Business district
Brussels 

decentralised
Brussels 
suburbs  

Luxembourg
city

Luxembourg
city Wallonia Flanders

unallocated 
amounts total

(€ thousand) 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10 31.03.09 31.03.10

A. Rental income 31 198 32 615 5 115 5 135 5 813 5 638 - 2 678 5 249 5 520 10 379 10 652 - - 57 753 62 239
B. Operating income from buildings 30 273 31 188 4 946 4 771 5 187 4 776 - 2 651 5 101 5 329 9 863 10 433 - - 55 369 59 147
C. Fair value adjustment for buildings -24 083 -6 978 -7 640 -5 799 -10 598 -4 099 - 679 -2 177 -1 042 -5 845 -2 415 - - -50 343 -19 655
D. Income from disposal of buildings - - - - - - - - - - 213 - - - 213 -
E. SEGMEnt RESuLt (=B+C+d) 6 189 24 210 -2 694 -1 029 -5 411 676 - 3 331 2 924 4 287 4 231 8 018 - - 5 239 39 493

Percentage by segment 118.1% 61.3% -51.4% -2.6% -103.3% 1.7% - 8.4% 55.8% 10.9% 80.8% 20.3% - - 100.0% 100.0%
F. Corporate overheads -5 077 -6 866 -5 077 -6 866
G. Other operating income and charges 708 1 006 708 1 006
H. Financial result -50 134 -13 613 -50 134 -13 613
I. Income tax -173 -315 -173 -315

nEt RESuLt (= E+F+G+h+I) -49 437 19 705
Group share -49 734 18 265
Minority result 297 1 439

BALAnCE ShEEt Brussels Central
Business district

Brussels 
decentralised

Brussels 
suburbs  

Luxembourg
city

Luxembourg
city Wallonia Flanders

unallocated 
amounts total

(€ thousand) 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10 30.09.09 31.03.10
Assets
Goodwill 7 391 7 391 - - - - - - 2 673 2 673 5 826 5 826 - - 15 890 15 890
Investment properties 1 082 743 1 087 601 139 359 133 621 166 736 162 713 81 532 82 254 92 149 93 506 360 374 360 914 - - 1 922 893 1 920 608

of which investments during the year 18 898 11 836 -88 62 1 066 77 93 495 43 4 991 2 398 4 981 2 955 - - 123 342 17 370
Other assets 7 269 7 295 - - - - - - 2 496 2 439 - - 40 847 58 605 50 612 68 339
tOtAL ASSEtS 1 097 403 1 102 287 139 359 133 621 166 736 162 713 81 532 82 254 97 318 98 618 366 200 366 740 40 847 58 605 1 989 395 2 004 837
Percentage by segment 55.2% 55.0% 7.0% 6.7% 8.4% 8.1% 4.1% 4.1% 4.9% 4.9% 18.4% 18.3% 2.1% 2.9% 100.0%  100.0%
tOtAL LIABILItIES 50 785 50 901 - - - - - - - - - - 888 611 902 945 939 396 953 846
Total shareholders’ equity 1 049 999 1 050 992 1 049 999 1 050 992
Group share 988 367 989 052 988 367 989 052
Minority interests 61 632 61 940 61 632 61 940
tOtAL LIABILItIES And ShAREhOLdERS’ EQuIty 50 785 50 901 - - - - - - - - - - 1 938 610 1 953 936 1 989 395 2 004 837

The Company is listed on Euronext Brussels 
(reference market) and on Euronext Paris and is in 
the Bel 20 index.

B. Main accounting 
methods
The consolidated financial statements have been 
prepared in accordance with the IFRS standards as 
adopted within the European Union, based on 
standard IAS 34 - Interim financial reporting. 

The main accounting methods are identical to those 
set out in the Annual Financial Report 2009 (pages 
93 to 102) which can be found on the Company’s 
website (www.befimmo.be), with the exception of the 
application, for this fiscal year, of standard IAS 23 – 
Borrowing Costs. The borrowing costs linked to the 
construction, renovation or restoration of a building, 
provided that it does not generate any income during 
the period, are then booked to the assets of the 
balance sheet under the heading ‘Investment 
property’. Since investment properties are valued at 

fair value, this new accounting method has no 
impact on the net result, only on the presentation of 
the components of the result.

Furthermore, from the 2009-2010 fiscal year, the 
standards IFRS 8 – Operating segments and revised 
IAS 1 – Presentation of Financial Statements come 
into force as mentioned in the Annual Financial 
Report 2008-2009. The application of these new 
provisions affects only the presentation of the 
accounts.

C. Significant accounting 
judgments and main 
sources of uncertainty 
regarding estimates
The other significant accounting judgments and main 
sources of uncertainty regarding estimates are 
identical to those set out in the 2009 Annual Financial 
Report (page 103) which can be found on the Com-
pany’s website (www.befimmo.be).
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E. Simple lease agreements (Befimmo as lessor)

The Befimmo and Fedimmo standard leases are described in the Annual Financial Report 2009 (pages 110 
and 111) which can be found on the Company’s website (www.befimmo.be).

F. Financial result

G. Goodwill

Befimmo’s acquisition of Fedimmo generated 
goodwill from the positive difference between the 
acquisition cost (including transaction costs) and 
Befimmo’s share of the fair value of the net asset 
acquired. This goodwill, recorded on the assets 
side of the consolidated financial statements, 
represents the future financial advantages asso-
ciated with the synergies, optimisations and 
development prospects of a geographically 
diversified property portfolio.
The goodwill has been allocated to the cash 
generating units that will benefit from the syner-
gies of the acquisition, which corresponds in the 
case of the Fedimmo portfolio to the buildings 
grouped by geographical segment according to 
their location. There was no change in the good-
will over the first half of this fiscal year.

Impairment test

At the end of March 2010, the goodwill was 
subject to an impairment test (conducted on the 
groups of buildings to which it was allocated on 
the basis of geographical segment), comparing 
the carrying amount of the groups of buildings 
(including the goodwill allocated at 100%) with 
their value in use. The value in use of the groups 
of buildings is assessed by the real-estate 
appraiser on the basis of a calculation for updat-
ing the cash flows generated by these buildings, 
based on assumptions in accordance with stand-
ard IAS 36. This value in use is equivalent to the 
investment value of the buildings.
The result of this test shows that no impairment 
need be recorded as the value in use by segment 
is higher than the carrying amount.

(€ thousand) 31.03.10 31.03.09
xIx. (+) Financial revenues 2 742 2 702

(+) Interest and dividends received 6 2 018
(+) Leasing charges 165 167
(+) Revaluation earnings on financial assets 2 571 504
(+) Other - 12

xx. (-) Interest charges -10 661 -18 128
(-) Nominal interest on loans -4 452 -14 651
(-) Reconstitution of the face value of financial debts -303 -261
(-) Other interest charges -5 905 -3 215

xxI. (-) Other financial charges -5 695 -34 708
(-) Bank charges and other commissions -1 346 -977
(-) Revaluation deficits on financial assets -4 349 -33 731
(+/-) Financial result -13 613 -50 134

Financial result excluding impact of IAS 39 -11 833 -16 905

Notes to the condensed 
consolidated financial statements
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I. Financial liabilities
Several of the Company’s financing agreements require it to comply with certain financial ratios (covenants). It 
complied with them all at 31 March 2010. The table below shows all of the Company’s financial debts.

dEtAIL OF FInAnCIAL dEBtS
(€ thousand) 31.03.10 30.09.09
non-current financial debts
Credit institutions 427 246  529 068
Finance lease - -
Other: Borrowings 183 270  214 720
Other: Rental guarantees received 1 658 1 626 
total 612 175 745 414 
Current financial debt
Credit institutions 195 695 1 877
Finance lease 45 142 45 142
total 240 838 47 019

tOtAL OF FInAnCIAL dEBtS 853 012 792 433

In order to limit the risks related to changes in interest rates, the Company buys hedging instruments. 
At 31 March 2010, the hedging ratio was 96.9%. The following table lists all the Company’s hedging 
instruments.

hEdGInG InStRuMEntS
notional value

(€ million)
Interest rate            Period of hedge

Twin CAP 400 3.5% - 5.0% Dec. 2008 Dec. 2011
IRS 200 3.73% March 2007 March 2012
IRS Callable(1) 100 3.90% April 2008 Jan. 2018
CAP 150 4.50% Jan. 2012 Jan. 2015
CAP 100 4.00% Jan. 2012 Jan. 2015
CAP 50 3.50% Jan. 2012 Jan. 2015
CAP 25 3.50% Jan. 2012 Jan. 2014
CAP 25 3.50% Jan. 2012 Jan. 2016

H. Investment properties
(€ thousand)

Carrying value as at 30.09.2008 1 886 500
Acquisitions
Other investments 16 960
Disposals -3 878
Changes in fair value -50 343
Carrying value as at 31.03.2009 1 849 240
Acquisitions 93 495
Other investments 12 887
Disposals -
Changes in fair value -24 639
Change in value of Axento before acquisition booked to the financial result -8 090
Carrying value as at 30.09.2009 1 922 893
Acquisitions -
Other investments 17 370
Disposals -
Changes in fair value -19 655
Carrying value as at 31.03.2010 1 920 608
of which: - Investment properties 1 915 946
               - Assets held for sale 4 662

Notes to the condensed 
consolidated financial statements

(1)    The bank has a single option to cancel the contract, which it can exercise on 30 December 2010.
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Limited review report on 
the consolidated half-year financial 
information for the six-month period 
ended 31 March 2010

DELOITTE
Réviseurs d’Entreprises
Lange Lozanastraat 270

B-2018 Antwerpen
Belgium 

To the board of directors,

We have performed a limited review of the accompanying consolidated condensed balance sheet, conden-
sed income statement, condensed statement of comprehensive income, condensed cash flow statement, 
condensed statement of changes in equity and selective notes A to I (jointly the “interim financial information”) 
of Befimmo SCA (“the Company”) and its subsidiaries (jointly “the group”) for the six-month period ended 31 
March 2010. The board of directors of the company is responsible for the preparation and fair presentation of 
this interim financial information. Our responsibility is to express a conclusion on this interim financial informa-
tion based on our review.
 
The interim financial information has been prepared in accordance with IAS 34 - Interim Financial Reporting 
as adopted by the EU. 

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 Réviseurs d’Entre-
prises/Instituut van de 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 Réviseurs d’Entreprises/
Instituut van de 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 information for the six-month period ended 31 March 2010 is not prepared, in all material respects, in 
accordance with IAS 34 Interim Financial Reporting as adopted by the EU.

Antwerp, 19 May 2010

Antwerp, 19 May 2010
The statutory auditor
DELOITTE Bedrijfsrevisoren/Réviseurs d’Entreprises
BV o.v.v.e. CVBA/SC s.f.d. SCRL
Represented by

Frank Verhaegen     Jurgen Kesselaers

Deloitte Bedrijfsrevisoren/Réviseurs d’Entreprises SC s.f.d. SCRL

Société civile sous forme d’une société coopérative à responsabilité limitée

Registered office: Berkenlaan 8b, B-1831 Diegem

TVA BE 0429.053.863 – RPM Brussels – Fortis 230-0046561-21 



Statement

Befimmo SA, Managing Agent of the Company, 
represented by its Permanent Representative 
Mr Benoît De Blieck and Mr Laurent Carlier, 
Chief Financial Officer of the Company, declare 
for and on behalf of Befimmo SCA, that to the 
best of their knowledge: 

a)  the Management Report contains an accu-
rate account of the development of the busi-
ness, results and situation of the Company 
and the businesses included in the consoli-
dation, and a description of the main risks 
and uncertainties they face;

b)  the condensed financial statements, pre-
pared in accordance with the applicable 
accounting standards, give an accurate pic-
ture of the assets, financial situation and the 
results of the Company and the businesses 
included in the consolidation.
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