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Reflecting
on the future
Key events
• Succesful portfolio arbitrages
•C
 hange in fair value (-0.66%)
in line with forecasts

•V
 ery strong growth of the net result (+210%)
• EPRA earnings in line with the forecasts
•B
 uilding Froissart wins the
“ 2011 BREEAM OFFICES AWARD ”
•S
 uccesful public bond offering
for an amount of €162 million
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The Board of Directors of Befimmo SA, Managing Agent of the Befimmo SCA Sicafi, met on
19 May 2011 to prepare the consolidated half-yearly financial statements of the Befimmo
Sicafi at 31 March 2011.

Any reference to the portfolio, assets, figures or activities of Befimmo should be understood on a consolidated basis, including those of
its subsidiaries, unless it is clear from the context or expressly stated that the contrary is intended.
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Key events of
the half-year
The first half of the fiscal year saw a noticeable recovery of
the property investment market. Indeed, several transactions took place, mainly during the first quarter of 2011,
involving office buildings satisfying “ core ” criteria in terms
of volume, location, quality of tenants and fixed duration of
occupancy.
In this context, in recent months Befimmo carried out
several important operations. Befimmo completed the
disposals of the Empress Court building in Brussels and
the Kattendijkdok building in Antwerp. It also acquired the
company owning the Pavilion complex, a property that is
fully in line with its strategy as a pure-player investor and
offers recurring long-term income.

Disposal of Empress Court
(15,500  m²)
As announced earlier, in July 2010, Befimmo signed, an
agreement to sell the Empress Court building in Brussels when completed to the Vivaqua company, for the
net sum of €51 million excluding fees and VAT.
Once the renovation was complete, the building was
handed over, as initially planned, in March 2011. The
sale of the building generated a result of €12.33 million,
or €0.73 per share in the financial statements for the
first half of the 2010/2011 fiscal year.
This operation demonstrates that, even in a difficult
market context, buildings that satisfy the quality criteria, such as location, size, accessibility and flexibility,
are finding takers, whether for let or purchase.

Disposal of Kattendijkdok
(12,000  m²)
As also announced, in September 2010 Fedimmo
signed an agreement to sell the Kattendijkdok building
in Antwerp for €7.8 million excluding fees.
The sale was completed during the first quarter of
2011. The operation generated a result (group share) of
€2.04 million, or €0.12 per share in the financial statements for the first half of the 2010/2011 fiscal year.
The operation is in line with Fedimmo’s strategy,
focusing on the office property sector, of disposing of

buildings, of which the lease is approaching to expiry,
which seem to lend themselves to redevelopment for a
new use (residential, logistics, etc.).

Other sales
Befimmo is analysing its property portfolio, mainly the
buildings in the decentralised or peripheral areas of
Brussels, as these locations are no longer in line with
its strategic policy. By way of example, Befimmo is
completing the sale of floors of offices in a jointly
owned building at Chaussée de La Hulpe, 177 in
Brussels.

Acquisition of Ringcenter SA, owner
of the Pavilion complex (19,650  m²)
During the first quarter of 2011, Befimmo and two of its
subsidiaries reached agreement with the German fund
SEB Investment GmbH for the purchase of the shares
in Ringcenter SA, owner of the Pavilion complex,
located in the European district in Brussels.
The European Commission has the whole complex in
usufruct, for a residual duration of some 15 years,
paying a periodic fee offering a current yield of 5.12%,
calculated on the investment value of the complex,
estimated at €78 million.
This operation is in line with Befimmo’s investment
strategy. It also enhances the stability of its income and
contributes to the sound dividend that it offers its
shareholders. Indeed, on the basis of the assumptions
made in drawing up the forecasts published in the
2010 Annual Financial Report, the operation generates
an annual increase in Befimmo’s EPRA earnings(1) of
some €0.10 per share.

Draft merger by absorption
of Ringcenter SA(2)
On 28 March 2011, Befimmo SCA and Ringcenter SA
submitted a draft merger by absorption of Ringcenter
by Befimmo. The capital of Ringcenter, represented by
14,000 shares with no face value, is owned by
Befimmo and its subsidiaries Meirfree SA and Vitalfree
SA, with holdings of 4,340, 6,440 and 3,220 shares
respectively.

(1)	EPRA earnings: recurring result of operating activities. For more information, please see EPRA Best Practices Recommendations
(October 2010), published on the European Public Real Estate Association website. (www.epra.com).
(2)	All the documents relating to the merger can be found on the Befimmo website (www.befimmo.be).
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Investments and
disinvestments
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Key events of
the half-year
Under this merger by absorption, all the assets and
liabilities of Ringcenter will be transferred to Befimmo
and the shares held by Meirfree and Vitalfree will be
exchanged for a number of new ordinary shares in
Befimmo. The exchange ratio is 65.9805 ordinary
shares of the absorbing company to 1 share of the
absorbed company, resulting in the issue of 637,371
new Befimmo shares.

Empress Court (15,500  m²)

This draft merger will be submitted for approval to
Extraordinary General Meeting of Befimmo and
Ringcenter to be held in June 2011.

(39,000  m²)

Over the first half of the fiscal year Befimmo carried out
repair and renovation work costing €1.01 million,
booked to the accounts at 31 March 2011.
Over the first half of 2010/2011, Befimmo also carried
out various investment work in its buildings at an
overall amount of €17.8 million.

Central Gate (33,000  m²)
Befimmo is continuing its ambitious programme to
renovate the Central Gate building in Brussels.
The programme covers the refurbishment of the
facades and roofing, rearrangement of the car parks,
patios and internal routes, and, in general, a facelift of
the building’s common areas. The total planned
investments, in this occupied building, amount to
€19.2  million. The work began in January 2011 and
should last 18 months.

Science-Montoyer (5,300  m²)
The project was a prize-winner in the "IBGE 2009 Green Buildings ” competition and is certified “ Excellent ” in the BREEAM Design and Preconstruction
category; it involves a full refurbishment of the building,
with a reorganisation of the vertical and horizontal
routes to optimise the existing space. The budget for
the work is €10.3 million. The building, which enjoys an
excellent location in the European district of Brussels,
should be available for letting during the second half
of 2011.

Project to build the new Finance
Centre at rue Paradis in Liège
As announced at the time, under a public promotion
tender, in early 2009 the Belgian authorities signed a
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 is to be let for a
fixed 25 year term.
Under that tender, Fedimmo has applied for a “ single
permit ” based on the building permit it obtained mid2008. The procedure is currently in progress. In order
to take account of certain remarks made at the public
enquiry as part of the procedure, some alterations have
been requested by the Walloon Region, the authority
responsible for issuing the single permit. The amended
plans and the additional work attendant on the impact
study have been submitted and are undergoing a new
public enquiry. The authorities’ decision on the permit
should materialise during the third quarter of 2011.

Tower 3 of the World Trade Center
(75,800 m²)
The first two phases of the renovation work in Tower 3
of the WTC in Brussels are finished, while the third and
final phase is in progress and should be complete by
the end of 2012. The total budget for the renovation
work in Tower 3 of the World Trade Center amounts to
€22.2 million.

Other investments
Befimmo has been carrying out other work during the
first half of the fiscal year, including the renovation of
the façades and an entrance hall in the Fountain Plaza
complex, the renovation of the entrance hall of the
Guimard building, the renovation of the entrance hall
and common parts of the Dubrucq building and miscellaneous work to improve the energy performance of
the portfolio.
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Refurbishment and
renovation work

The major renovation work on the Empress Court
building (budget €25.0 million) has been completed;
the building was approved and was sold to the Vivaqua
company on 1 March 2011 as planned (see description
above).
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Key events of
the half-year
Rentals
Over the first quarter of the 2010/2011 fiscal year,
Befimmo signed new leases and renewals of existing
leases for over 32,500  m2 of space, almost 27,000  m2
of offices and nearly 5,500  m2 of retail, storage or
multi-purpose space, as against 19,000  m2 in the first
quarter of the previous fiscal year.
Some major tenants, such as Alpha Crédit and Shell
Belgium, along with Entreprises Louis De Waele,
Agallis, Auxipress, Unico Banking Group, the European
Association of Co-Operative Banks, Fortis Bank,
Stryker, Carestream Health Belgium, Tokai Rika Belgium, Safilo Benelux, ITW Signode, Toyoda Gosei
Europe and MD-Ultimate renewed their leases for
several years, for a total space of 25,818 m². Most of
these lease agreements had expired. These renewals
attest to the quality of the Company’s portfolio and to
the proactive approach of the sales team.
Over the first half of the fiscal year Befimmo was also
pleased to welcome some new tenants into its portfolio, such as Fidupar, Health City Belgique, Total Belgium, Softline, Sinsys, Center for Networking Alliance,
Unamic/HCN, Telima Belgique, Sorin Group Belgium,
Habasit Belgium and Integra LS Benelux, for a total
space of 6,712 m².

These significant extensions and new leases, plus the
arrival in the portfolio of the Pavilion building (described
above) lengthen the weighted average duration of
leases to 9.20 years at 31 March 2011 as against
9.14  years as the fiscal year opened.
After the half-year close on 31 March 2011, Befimmo
signed a new long-term lease with Apollo Management
Investment for a total space of 1,300 m² in the Axento
building in Luxembourg. The Axento building, where
the 18-month income guarantee expired on
31  December 2010, is now more than 85% let.

Interim management report

These new leases were agreed on terms that are in line
with the assumptions made when preparing the threeyear outlook, as published in the 2010 Annual Financial
Report.
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Portfolio
Occupancy rate
The occupancy rate of the investment properties, calculated on the basis of the space actually available to let,
was 93.86% at 31 March 2011 (as against 94.82% at
31 December 2010 and 95.53% at 30 September 2010).
Taking account of the properties that are being constructed or developed for own account in order to be
leased, the occupancy rate of all the properties at
31  March 2011, was 92.97% (as against 93.89% at
31  December 2010 and 94.03% at 30 September 2010).
This reduction is due mainly to the entry of the Froissart
building into the portfolio of properties available for let,
after the renovation was completed in October 2010, and

the end of the rental guarantee at 31 December 2010 for
the empty space in the Axento building.
The overall rental yield on current rents of the investment
properties (excluding properties that are being constructed or developed for own account in order to be
leased) is 6.49% at 31 March 2011, as against 6.63% at
31  December 2010, and 6.60% at 30 September 2010.
The overall rental yield on current rents, including the
estimated rental value of vacant premises, of the investment properties (excluding properties that are being
constructed or developed for own account in order to be
leased) is 6.92% at 31 March 2011, as against 7.00% at
31  December 2010, and 6.90% at 30 September 2010.

TENANTS (as at 31.03.2011)			
Annual rent

Weighted average
duration of leases(3)

1. Public sector (federal & regional)

58.6%
9.1%
€86.4  million

10.9 years

67.7%

3. Fortis Bank and affiliated companies

4.5%

4. Linklaters De Bandt

2.6%

5. BGL BNP Paribas and affiliated companies

2.4%

6. Levi Strauss

2.3%

7. Citibank

2.2%

8. Sheraton Management LLC

1.5%

9. General Electric

0.9%

10. Scarlet Business

0.7%

Next eight tenants
Next ten tenants

€21.6  million

7.2 years

16.9%

€5.5  million

4.3 years

4.3%

Top twenty tenants

€113.5  million

9.9 years

89.0%

Approx. 165 tenants

€14.1  million

3.4 years

11.0%

€127.6  million

9.2 years

100.0%

TOTAL

(3)	Weighted average duration of leases, or (the sum of annual current rent 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.
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2. European Institutions & representations
Top two tenants: PUBLIC SECTOR

Percentage
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Portfolio
Tenants(4)
1.5%

Public sector(5)
	Finance
	Industry
	Chemistry, Oil,
Pharma, Gas,
Electricity
	Consulting,
Communication,
Lawyers
IT - Telecom
Services
Retail
	Others

1.1%

2.2%
3.0%
4.3%
4.3%
5.8%

10.1%

67.7%

Percentage of rent secured under contract in relation to the residual duration
of leases in the consolidated portfolio(6) (for ongoing and signed future leases) (as %)
100
90

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

80
70

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

60
50
40
30
20
10

Until 2035

31.03.2011

2011

2012

2013

2014

2015

2016

2017

2018

2019

2020

2021

2022

(4) The proportions are expressed on the basis of current rents at 31 March 2011.
(5) Public sector: Belgian public institutions (federal, regional & Communities), European Institutions and delegations.
(6) 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 in relation to current rents at 31 March 2011. This graph does not take account of the new 25-year fixed-term
lease with the Buildings Agency for the Paradis building in Liège.
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Portfolio
Change in fair value of the
property portfolio
The fair value of Befimmo’s consolidated portfolio was
€1,957.2 million at 31 March 2011, compared with
€1,922.6 million at 30 September 2010. This change in
value incorporates the cost of the renovation work
carried out in the portfolio over the half-year, the arrival
of the Pavilion building, the sale of the Empress Court
and Kattendijkdok buildings and the changes in fair
value booked to the income statement.

Geographical breakdown(7)

4.6%

4.1%
Brussels(8)
Flanders
Wallonia
	Luxembourg city

18.3%

73.0%

Excluding investments and disinvestments, the fair
value of the portfolio fell €13.1 million (-0.66%) over the
first half of the 2010/2011 fiscal year, namely -0.38% in
the first quarter and -0.29% in the second quarter.

• falls in the value of certain buildings where the leases
are approaching to expiry and of buildings on short
leases that are still feeling the pressure on estimated
rental values, and;

20.0%
8.0%
6.5%
22.8%
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• rising values of buildings located in the CBD and still
on long-term leases to public institutions, owing to
investors’ appetites displayed during transactions
carried out in recent months for buildings in good
locations and with secure long-term income from
public institutions.

	Brussels centre
	Brussels Leopold district
Brussels North area
Brussels decentralised
Brussels periphery

15.7%

The value of the Befimmo portfolio (excluding
Fedimmo) fell slightly over the first half (-1.16%), as a
result of:

(7)The proportions are expressed on the basis of fair values at 31 March 2011.
(8)Brussels: this means Brussels and its economic hinterland, i.e. the Central Business District (CBD), decentralised areas and periphery.
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Portfolio
The value of the Fedimmo buildings, on the other hand,
most of which are on long-term leases to the Belgian
Government, rose slightly over the first half of the fiscal
year (0.23%). This rise is due firstly to indexing of rents
in 2010 (2.5%) and secondly to the expert’s taking
account of increased interest on the part of investors in
buildings with secure long-term income from public
institutions.

Duration of leases (9)
5%
+ than
18 years
27%
+ than
15 years

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

5%
26%

22%

12%

19%
16%

74%
+ than
3 years

46%
+ than
9 years
62%
+ than
6 years

OFFICES

Change over
the half-year (10)

Properties available for lease

Proportion of
portfolio(11)

31.03.2010

30.09.2010
(€ million)

31.03.2011

97.7%

1 871.7

1 835.3

1 914.3

Brussels centre (CBD)

-0.27%

56.5%

1 047.1

1 017.8

1 106.4

Brussels decentralised

-1.28%

6.5%

133.6

129.8

127.9

Brussels periphery

-2.64%

8.0%

162.7

159.6

155.8

Flanders

0.08%

18.3%

356.2

358.4

358.7

Wallonia

-2.69%

4.3%

89.8

87.5

85.1

Luxembourg city

-2.01%

4.1%

82.3

82.2

80.4

2.2%

44.2

49.6

42.3

99.9%

1 915.9

1 885.0

1 956.6

0.1%

4.7

37.7

0.6

100.0%

1 920.6

1 922.6

1 957.2

Properties that are being
constructed or developed for
own account in order to be
leased
INVESTMENT PROPERTIES
PROPERTIES HELD FOR SALE
TOTAL

-0.66%

Change in floor area between 31 March 2010 and 31 March 2011: disposal of the Kattendijkdok, La Hulpe 177
(3rd floor and 7th floor) and Empress Court buildings, and arrival of the Pavilion complex in the Befimmo portfolio.

(9) The proportions are expressed on the basis of current rents at 31 March 2011.
(10) The change over the half year corresponds to the change in fair value, at a constant floor area, between 30 September 2010 and
31 March 2011 (excluding investments and disinvestments).
(11) The proportion of the portfolio is calculated on the basis of the fair value of the portfolio as at 31 March 2011.
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CHANGE IN FAIR VALUE
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Portfolio

Rental space
(m²)

Percentage of
portfolio(13)

Currents rents
(in € thousand)

Occupancy rate

109 639

14.6%

18 550

92.16%

90 469

16.2%

20 711

94.65%

187 506

25.1%

31 994

98.52%

Brussels Central
Business District (CBD)
21 buildings

387 614

55.9%

71 255

95.66%

Brussels decentralised
7 buildings

60 260

6.5%

8 235

86.63%

Brussels periphery
7 buildings and office parks

106 470

9.3%

11 886

83.07%

TOTAL BRUSSELS

554 344

71.7%

91 376

92.96%

Flanders
33 buildings

180 563

16.5%

21 060

100.00%

Wallonia
20 buildings

95 601

8.9%

11 322

100.00%

Luxembourg city
1 building

13 447

2.9%

3 700

72.35%

843 955

100%

127 457

93.86%

5 316

-

-

-

849 271

100%

127 457

92.97%

534

-

-

-

849 805

100%

127 457

-

Brussels centre
9 buildings
Brussels Leopold district
9 buildings(14)
Brussels North area
3 buildings

PROPERTIES AVAILABLE
FOR LEASE

PROPERTIES THAT ARE BEING
CONSTRUCTED OR DEVELOPED
FOR OWN ACCOUNT IN ORDER
TO BE LEASED

INVESTMENT PROPERTIES

PROPERTIES HELD FOR SALE(15)

TOTAL

(12) A full list of all the buildings in Befimmo's consolidated portfolio is annexed to the 2010 Annual Financial Report, available on
Befimmo's website (www.befimmo.be).					
(13) The share of portfolio is calculated on the basis of the current rent as at 31 March 2011.				
(14) T
 aking into account the Froissart building where the renovation was completed in October 2010 and the Pavilion building, acquired on
21 February 2011.
(15) Excluding the Kattendijkdok building, sold on 13 January 2011, the Empress Court building sold on 1 March 2011, and the La Hulpe
177 building - third floor rear, sold on 23 December 2010 but taking account of the La Hulpe 177 building - third floor front, currently
being sold.
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SUMMARY OF DATA ON PROPERTIES IN THE BEFIMMO PORTFOLIO(12) (as at 31.03.2011)
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Brussels
property market
We do seem to be slowly emerging from the economic
and financial crisis, but real estate is suffering from a
delay effect in relation to this crisis; businesses are still
being careful, investing little and restructuring to cut
their costs. And all this is happening in a context where
rental vacancies in the Brussels office market have
peaked as a result of the major office investment
programmes initiated before October 2008.
Fortunately, the increase in rental vacancies is slowing
a little thanks to the sharp decline in the hand-over of
new speculative projects onto the market.
The investment market is gradually improving and
recorded an investment volume of more than
€210  million for the first quarter of 2011, nearly half of
the figure recorded for the whole of 2010. However, this
is still a far cry from the volumes achieved for 2005 to
2008, namely between €1.3 and 2 billion a year.
Would-be investors are actually looking for “ prime ”
quality combined with secure future income, properties
that vendors, for the same reasons, prefer not to trade.
Therefore, the products that vendors are offering are
not meeting potential buyers’ expectations, which has
dramatically reduced the volume of transactions over
the past two years.

Rental market (16)
Demand
Take-up of office space during the first quarter of 2011
was a mere 43,000 m², as against nearly 150,000 m² in
the first quarter of 2010. Despite this hesitant start,
demand should attain 560,000  m2 by the end of the
year, i.e. the average level before the crisis, on account
of demand from the European Commission and the
European Parliament which are due to confirm some
major lets this year.
Demand in these first three months is characterised by
small transactions, the largest of which were observed
in the Leopold district and particularly in the Brussels
periphery. The periphery was actually the most sought-

after market, with 12,200 m² of transactions carried
out, representing nearly one third of total demand in
the quarter; Yara made a major contribution to the total
in this sub-market by renting nearly 5,400 m² in the
brand new Corporate Village – Aramis Building.
For the time being, a considerable proportion of this
demand is coming from occupants whose lease is
coming up to expiry or a break; they are seeking to
take advantage of favourable rental conditions and to
take the opportunity to relocate into newer, better
quality and more modern offices. Companies are
increasingly looking for new buildings, which are more
efficient in terms of use of space and energy costs.
In the Leopold district, a few small transactions took
place totalling 11,000  m2. Most of them were for lobbyists attached to the European Union and lawyers
seeking newer, well located properties.

Supply
During the first quarter of 2011, some 83,000 m2 of
new office space came onto the market. Some
85,000  m² of office space is scheduled for end of the
year, 27% of which is still available for let.
The volume of hand-overs has declined sharply in
recent months as developers and promoters are
reluctant to build any further speculative projects, i.e.
without a prior commitment from a tenant. The main
future office projects are let as follows: North Light to
GDF-Suez, South Crystal to Infrabel and Quatre Bras
to the Buildings Agency. Building activity is expected to
bottom out in 2011 and 2012, and start to recover from
2013.

Rental vacancies
Despite the low level of take-up over the first three
months, availability of offices has continued to fall, from
11.84% at the end of June 2010 to 11.65% at
31  March  2011. Supply of office space currently stands
at around 1.5 million m².
This downward trend in rental vacancies on the Brussels office market is explained by the small number of
new projects coming onto the market and the increasing conversion of empty offices into residential accommodation, hotels or retirement homes.

Interim management report

After 2009 and 2010 which were rather mediocre years
in terms of new office lets in Brussels, 2011 is still
proving difficult.

(16) Source: CB Richard Ellis – 31 March 2011.
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Brussels
property market
Rents
In this market context, rents are still very competitive.
“ Prime ” office space is being let at €285/m²/year, while
weighted average rents are around €166/m²/year.

Investment market(17)
The Brussels investment market is continuing to rally,
with a total of over €213 million invested in office
buildings in Brussels over the first quarter of 2011. This
volume represents a sharp increase of 77% in relation
to the volume invested over the first quarter of 2010.
The largest transactions recorded were the acquisitions of the Pavilion complex by Befimmo, of Renaissance by Swiss Life France and of Nerviens 85 by
RREEF (Deutsche Bank).
However, the Brussels investment market remains weak,
explained principally by the few “ prime ” products for
sale, whereas there is strong demand for assets of this
type. Investors are also proving extremely demanding at
the purchasing stage, with consequent postponements
or cancellations of a number of minor and complex
transactions. Accordingly, 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
even changing hands at yields below 5%.

Poelaert
Brussels centre

Interim management report

Top-quality office buildings are selling at a yield of
around 6.25% in the CBD and around 7.50% in the
periphery, for 3/6/9-year leases, and around 5.25% for
long-term leases. These yields are unchanged since
the same period last year.

(17) Source: CB Richard Ellis – 31 March 2011.
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Conclusions of the
real-estate expert
To the Board of Directors Befimmo SA
Managing Agent of Befimmo SCA
Parc Goemaere
Chaussée de Wavre 1945
1160 Brussels

Opinion
The investment value is defined as the most likely
value that could reasonably be obtained on the date
of valuation in normal sales conditions between
willing and well-informed parties before deduction of
transaction costs.

Dear Sirs,

Context
In accordance with article 59, § 1 of the Royal Decree of
10 April 1995 with regard to the Sicafis Befimmo has
instructed an independent valuer to provide an opinion of
value for its portfolio as at 31 March 2011. We have been
mandated to value the part of the Befimmo portfolio with
long term leases and the Fedimmo portfolio while
Winssinger & Associés has been mandated to value the
other Befimmo properties. Furthermore we have consolidated the results of the valuation of which the main
conclusions are listed hereunder.
Jones Lang LaSalle has been active in Belgium since
1965 and has a long track record in valuing professional
real estate. Winssinger & Associés indicates as well that
it 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. The mission of the valuers 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.

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 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 either, 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 in
a static capitalisation approach.
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
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Re: Valuation of the real-estate portfolio of
Befimmo as at 31 March 2011.
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Conclusions of the
real-estate expert
lease, the location, the state of repair, the age and the
architectural 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 investment
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 Managers (BEAMA), dated 8 February 2006, the
fair value can be obtained by subtracting 2.5% transaction 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 at 31 March 2011 amounts to a
total of

€2,007,308,000
(TWO BILLION AND SEVEN MILLION THREE
HUNDRED AND EIGHT THOUSAND EUROS);
this amount includes the valuation of the buildings which
have been carried out by Winssinger & Associés SA.

ties this rate is 92.97%. The average level of passing rent
obtained is currently approximately ±  6.02% above the
current average estimated rental value.
The property portfolio comprises:
Fair value

%

INVESTMENT PROPERTIES		

1 956.6

99.9

Properties available for lease

1 914.3

97.7

Brussels centre (CBD)

1 106.4

56.5

Brussels decentralised

127.9

6.5

Brussels periphery

155.8

8.0

Flanders

358.7

18.3

Wallonia

85.1

4.3

Luxembourg city

80.4

4.1

Properties that are being constructed
or developed for own account in order
to be leased

42.3

2.2

0.6

0.1

1 957.2

100

Offices

PROPERTIES HELD FOR SALE
TOTAL

(€ million)

Yours sincerely,
Brussels, 15 April 2011.

€1,957,154,000
(ONE BILLION NINE HUNDRED AND FIFTY
SEVEN MILLION ONE HUNDRED AND FIFTY
FOUR 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 of the portfolio with properties held for letting is 6.49%. Should the vacant accommodation be fully let at estimated rental value, the initial
yield would be 6.92% for the same portfolio. The occupation rate of the portfolio with properties held for letting
is 93.86%. For the total portfolio of investment proper-

R.P. Scrivener M.R.I.C.S.
National Director
Head of Valuations and Consulting
On behalf of Jones Lang LaSalle
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The most likely sale value corresponding to the fair
value of the Befimmo property portfolio as at 31 March
2011 amounts to a total of
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Corporate social
responsibility
Befimmo is continuing its efforts in the field of Sustainable Development and is implementing its environmental programme(18) with a view to reducing the impact of
its property portfolio on the environment. A more
detailed description will be included in the 2011 Annual
Financial Report.

Over the first half of the fiscal year, at the “ Ecobuild ”
conference that took place in London in March 2011,
Fedimmo won the “ 2011 BREEAM(19) AWARD category
Europe Offices", for the scheme to renovate its Froissart building, located in Brussels. This internationally
renowned exhibition is the most important event on
sustainable design and construction.

Apart from the building’s high energy performance, the
project also includes features such as the provision of
public-transport information for the building’s users
and facilities for cyclists. This award is a clear demonstration of outside recognition of the sustainable
performance of our projects.
Furthermore, regarding greenhouse gases, such as
carbon emissions, Befimmo plans to gradually comply
with the international Greenhouse Gas Protocol(20). This
standard, developed by the World Resources Institute
(WRI(21)) and the World Business Council for Sustainable Development (WBCSD(22)), is a recognised
accounting tool used worldwide to facilitate the mapping, quantification and management of greenhouse
gases.

Befimmo is also taking part in the reporting of carbon
emissions linked to its activities by answering for the
first time the Carbon Disclosure Project(23) questionnaire, a project that aims to develop a worldwide
database on greenhouse emissions by businesses.
This organisation acts on behalf of 551 investors
representing more than US$ 71 trillion.
Finally, over the first half of 2010/2011, Befimmo joined
Business & Society(24), an organisation with a membership of some 60 companies with the mission of
becoming the Belgian focal point for Corporate Social
Responsibility (CSR).

(18) For more information, please see the 2010 Annual Financial Report, or the Company’s website via the following link:
http://befimmo.be/en/environmental-programme.
(19) BREEAM is the first environmental assessment method for buildings. It is a benchmark for best practice in sustainable design. It has
become the most widely used benchmark of a building’s environmental performance.
(20) http://www.ghgprotocol.org/
(21) http://www.wri.org/
(22) http://www.wbcsd.org/
(23) http://www.cdproject.net/
(24) http://www.businessandsociety.be/
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In practice, this means that the Froissart project, a full
renovation completed in October 2010, obtained the
highest score of all the schemes in Europe that
received a BREAAM certification.

15

Details of main risks

Some of the risks associated with Befimmo’s business
are heightened by the difficult economic climate we are
experiencing. The main risks are of a fall in the fair value
of the properties, insolvent tenants, unlet space and
changing interest rates. Details of these risks are set out
below.

Main risks relating to
Befimmo and its business
Risk related to the rental market
The Brussels property market is currently characterised
by higher supply than demand. Owing to the concentration of its portfolio – by segment – in the market for
office buildings and – geographically – in Brussels, the
Company is sensitive to developments in the Brussels
office property market and faces a risk related to the
occupancy of its buildings.

Economic risk
Any investment, even in property, involves a certain level
of risk. Befimmo’s portfolio is not very diversified in
terms of segment and geography (office buildings
located mainly in Brussels and its economic hinterland)
or in commercial terms (the Belgian Government as a
tenant accounted for 58.6% of rents at 31 March 2011).
The investment in the Axento project in Luxembourg, in
July 2009, was a first step in Befimmo’s plans for limited
international diversification. If appropriate, this diversification may be extended to the Parisian market.

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 average duration
of leases agreed by Befimmo was 9.2 years at
31  March  2011. To mitigate this risk, the Company
actively manages its relationships with its customers so
as to minimise as far as possible vacancies in premises
in its property portfolio.

At 31 March 2011 the occupancy rate was 93.86% as
compared with a market rate of 88.35%(25). Nevertheless, the occupancy rate is still sensitive to the economic climate, especially in the periphery. On an annual
basis, a 1% fluctuation in the occupancy rate of the
Company’s portfolio would have an impact of some
€1.2 million on the property operating result.
In line with standard market practice, private-sector
tenants are generally required to provide a rental
guarantee equivalent to six months’ rent.
Public-sector tenants (the Belgian Government, Flemish
Region, Walloon Region and European Institutions),
which account for a substantial proportion of the
Company’s portfolio, do not give rental guarantees,
however.
The continuity of Befimmo’s revenues is mainly dependent on the rental income being secured over the long
term.
To that end, over the half-year Befimmo acquired the
shares of Ringcenter SA, owner of the Pavilion complex,
which the European Commission has in usufruct, for a
residual duration of nearly 15 years.

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 independent
experts, which affects the Company’s net result and
debt ratio; based on the figures as at 31 March 2011,
a 1% change in value of the property assets has an
impact of some €19.6 million on the net result and
0.45% on debt ratio.

Risk of loss
The Company is exposed to the risk of major losses in
its buildings. In order to mitigate 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
€1,852.1 million at 31 March 2011.

Risk of deterioration of buildings
The Company is exposed to the risk of depreciation of
its buildings as a result of wear and tear in use, and the
risk of obsolescence associated with the growing
(legislative and societal) demands in terms of Sustainable Development (energy performance, etc.). Befimmo
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The information in this chapter is an updated summary
of the information published on this subject in the 2010
Annual Financial Report and the prospectus of
30  March 2011.

(25) Source: CB Richard Ellis – 31 March 2011.
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Details of main risks
strives to keep its property in a good state of repair and
upgrade it in terms of sustainable performance by
examining the preventive and corrective maintenance
work to be carried out, and implementing works
programmes, in cooperation with the Property
Manager.

Risks specific to operations outside
Belgium and Luxembourg

Befimmo is also keen to have most of its buildings
covered by “ Total Guarantee ” maintenance contracts.
At 31 March 2011, more than 61% of the consolidated
portfolio is covered by such a “ Total Guarantee ”
contract.

The Company is exposed to the risk of infringing
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 urban-development,
environmental or other permits.

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 manage the
risks associated with this work. Furthermore, the
contracts with building firms generally provide for a
number of measures to limit these risks (delay penalties, price ceilings, etc.).

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 rents); the impact of rent adjustments
in line with inflation (based on the health index) can be
estimated at €1.2 million annualised per percentage
point of change in the health index.
Regarding the risk of deflation, 81.4%(26) of the leases in
the Befimmo consolidated portfolio are covered, with
provision for a minimum rent in the event of a decrease
(in 45.9% the rent may not fall below the base rent and
in 35.5% the minimum level is the most recent rent
paid). The remaining 18.6% of the leases do not provide for any minimum rent.

Risks related to co-contractors
Besides the risk of defaulting tenants, the Company is
also exposed to the risk of default by other co-contractors (property management, building companies, etc.).

Regulatory and environmental risks

Changes in regulations, notably on taxation, the environment, urban development, mobility policy and
Sustainable Development, and any new constraints on
the Company regarding the possibility of renting
buildings and renewing certain permits, could have an
impact on its profitability and the value of its portfolio.

Risk of staff turnover
Given the relatively small size of its team (38 staff
members at 31  March 2011), the Company is exposed
to a certain risk of organisational problems in the event
of certain "key" members of staff leaving.

Risk of legal proceedings
The Company is a party to legal proceedings and may
be involved in others in future. Currently Befimmo is
involved, as defendant or plaintiff, in a number of legal
proceedings which, on the whole, are unlikely to have a
major impact on Befimmo, as the potential gains or
losses are highly unlikely to materialise or are of
insignificant amounts.
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Risks related to execution of major
works

The Company has less experience and knowledge of
foreign markets and the parties it would be doing
business with.

(26) On the basis of ongoing rent at 31 March 2011.
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Details of main risks

Risk related to financing cost
Most of the Company’s current borrowings are based
on loans at floating rates (commercial paper and
bilateral lines and syndicated credits). This policy
protects the Company against relatively high fixed-rate
financial charges while its income is depressed by the
fall in rents and relatively limited indexing.
It nevertheless creates a situation in which the result is
sensitive to changes in interest rates. An increase in
the Company’s financial charges could also have an
influence on its rating, currently BBB/outlook stable for
the long term and A-2 for its short-term debt.
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 to 75% of total borrowings. The
goal is to protect against a significant rise in rates,
while preserving at least some possibility of the Company benefiting from falling rates. Thus, on the basis of
borrowings at 31 March 2011, part of borrowings
(€367.9 million or 44.5% of total borrowings) is financed
at fixed rates (conventional fixed rates, IRS). The
remaining borrowings, of €470.7 million, are at variables rates, protected against rises by means of
options instruments (twin caps or caps) up to a
notional €400 million. At 31 March 2011, the hedging
ratio was 91.5%. The choice and level of instruments is
based on an analysis of rate forecasts by a number of
banks, arbitrage between the cost of the instrument
and the level and type of protection offered and an
estimate of the level of the current net result needing
protection to allow payment of the forecast dividend.
Based on the borrowings situation and the Euribor
rates at 31 March 2011 (not including the impact of the
hedging instruments), the exposure to the rate risk is
estimated at €1.9 million (annualised) for any change in
market rates of 0.25% without hedging.
Based on the hedging arranged, the borrowings
situation and the Euribor rates at 31 March 2011, the
impact of a drop in financing rates of 0.25% would lead
to a reduction in financial charges estimated at
€1.2  million annualised and a rise of the same order

would lead to an increase in financial charges
estimated at €1.2  million annualised.
The Company’s financing cost is influenced mainly by
Standard & 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 Befimmo’s
rating, and a possible downgrade to BBB-. Any such
downgrade in the rating would make it harder to obtain
new financing, generate an additional financing cost of
around €1.5 million (annualised, taking account of
indebtedness at 31 March 2011), 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. Since 2008, financing margins
have risen sharply, which could impact the cost of
additional financing or renewals.
In April 2011, Befimmo issued a public bond offering
maturing in six years for a total amount of €162 million.
This issue is part of the refinancing programme which
should be implemented by the end of March/April  2012.

Risk related to a change in fair value
of the hedging instruments
A change in the forecast movements of short-term
interest rates could alter the fair value of the hedging
instruments. Based on the fair value of the hedging
instruments at 31 March 2011, we can estimate that if
the rate curve at 31 March 2011 were 0.5% lower than
the reference rates curve, the additional change in fair
value of the hedging instruments would be -€5.4  million.
Conversely, the change would be +€5.8  million.

Liquidity risk
Befimmo is exposed to a liquidity risk should its financing contracts – including the existing credit lines – not
be renewed or be terminated.
The Company’s debt ratio was 44.1% at
30  September  2010 and 46.1% at 31 March 2011 (the
LTV was 40.9% at 30 September 2010 and 43.1% at
31  March  2011).
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Main financial risks
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Details of main risks
The short-term liquidity risk is covered by the use of
medium- to long-term lines as a backup for the
commercial paper programme (up to €400 million).
The weighted average duration of financing was
2.9  years at 31 March 2011. Taking account of the
bond issue of April 2011, this duration would have been
established at 3.7 years as of 31 March 2011.
The next renewal date for the Company’s financing
consists of part of one of its syndicated loans amounting to
€130 million to be repaid in March 2012.
The following due date is for the repayment of
€520  million in 2013, borrowed under two syndicated
loans.
At 31 March 2010 the Company had €134.8 million of
unused lines.

Risk related to counterparty banks
Arranging financing or a hedging instrument with a
financial institution creates a counterparty risk of that
institution defaulting. Befimmo has a business
relationship with 13 banks.
Since Befimmo’s financial model is based on structural
borrowing, the amount of cash deposited with a
financial institution is structurally very limited. It was
€3.5 million at 30 September 2010 and €4.7 million at
31 March 2011.

The Company is exposed to the risk of its financing
agreements being cancelled, renegotiated, terminated
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.

Risks related to the Sicafi status
Should the Company lose approval for its Sicafi status,
it would no longer qualify for 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 is also subject to the risk of future
changes to the Sicafi regime.
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Risk related to covenants for
financing agreements
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Financial structure
Public bond offering for an
amount of €162 million

Debt structure at
31 March 2011

During April 2011, Befimmo had recourse for the first
time to the private investment market for its refinancing
needs. It issued bonds with a maturity of 6 years and
offering an annual coupon of 4.5% (gross, corresponding to a gross actuarial yield on the issue price of
4.165%) for an amount of €162 million.

Borrowings consist principally of the following:
•	a syndicated loan arranged in 2006 totalling
€350  million for a term of 6 years (2006-2012),
extended for a further year at €220 million (2013);
•	a syndicated loan arranged in June 2008 totalling
€300 million for a 5 year term (2008-2013);
•	a number of credit lines totalling €250 million falling
due in April 2012 (€100 million) and December 2017
(€150 million);
•	various fixed-rate loans, with a residual total of some
€79 million, corresponding to the assignment of future
rents (unindexed) on four buildings in the Fedimmo SA
portfolio and one in the Befimmo SCA portfolio.

The bonds were admitted to trading on NYSE Euronext
Brussels on 29 April 2011.

Principal characteristics of
the financial structure
As at 31 March 2011, Befimmo’s financial structure has
the following main characteristics:
•	confirmed credit facilities for a total sum of €979 million,
€849 million of which are in use;
•	a debt ratio(27) of 46.1%, an LTV(28) of 43.1%;
•	a weighted average duration of borrowings of
2.9  years;
•	an interest rate risk hedging policy aimed at limiting the
impact of a sudden rise in Euribor short term rates
while, while benefiting substantially, conversely, from
any fall in those rates;
•	the average finance cost (including hedging margin and
costs) was 3.03% over the first half of the fiscal year.

In order to reduce its finance costs, Befimmo has set up
a commercial paper programme with a maximum
amount of €400 million. In the context of the crisis on the
financial markets, €191 million were in use under this
programme at 31 March 2011. This programme has
backup facilities consisting of the various credit lines
arranged.
The Company is making sure that the various credit lines
expiring during 2012 to 2013 are renewed, taking care to
find the right balance between timing, cost, duration and
diversification of its sources of finance.
In this context, in April 2011 the Company made a bond
issue with a duration of 6 years and an amount of
€162  million, as a first stage in its refinancing programme
of a total amount of €400 million (taking account of the
acquisition of Ringcenter SA, owner of the Pavilion
complex) planned in 2011/2012 and €520 million
planned in 2012/13.
Taking account of this bond issue, the duration of
borrowing would be established in 3.7 years at
31  March  2011.

On 29 March 2011 the Standard & Poor’s rating agency
confirmed the rating of BBB/stable for Befimmo’s longterm borrowings and A-2 for its short-term borrowings.

(27) 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.
(28) Loan-to-value: ((financial debts – cash)/ fair value of portfolio).
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These bonds are issued with the aim of contributing to
Befimmo's general financing needs. It is taking place in
the context of the renewal of financing and especially of
the strategy to diversify sources of financing. Indeed, it is
important that, alongside the financing provided by the
banks, the Company raises capital on the financial
markets, appealing directly to private individuals and
institutional investors. The issue also aims to lengthen
the weighted average duration of the Company’s
borrowings.
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Financial structure
Interest rate risk hedging
The interest rate hedging policy aims to cover between
50% and 75% of borrowings, over a 3-5 year time scale.
The goals and implementation of this policy are regularly
reviewed (type of instrument, hedge horizon, etc.).
All the instruments currently in place give the Company
a hedging ratio of 91.5% as at 31 March 2011.
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Befimmo is working proactively to hedge future years. In
that connection, over the half year, IRS were acquired to
hedge, on the one hand, the period from September
2011 to September 2013 (notional total of €210 million)
and, on the other hand, the period from September
2013 to September 2014 (notional total of €280 million).
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Financial results
CONSOLIDATED KEY FIGURES

Number of shares

31.03.2011
2 quarters

30.09.2010
4 quarters

31.03.2010
2 quarters

16 790 103

16 790 103

16 790 103

60.07

60.60

58.91

Net asset value (€)
Net result (€)

3.38

2.78

1.09

EPRA earnings (€)

2.27

5.05

2.35

Return on shareholders' equity (last 12 months) (€)(29)

5.07

2.78

1.66

Return on shareholders' equity (last 12 months) (%)(29)

8.75

4.78

2.72

61.64

62.00

62.21

-

3.90

-

6.40

6.29

6.27

Closing share price (€)
Gross dividend (€)
Gross yield (%)

(30)

Return on share price (last 12 months) (%)

(29)

Shareholders’ equity (€ million)

5.45

1.71

17.50

1 008.5

1 017.4

989.1

Debt ratio (%)(31)

46.14

44.08

46.24

Loan-to-value (%)(32)

43.06

40.85

43.16

Net asset value
at 31 March 2011
At 31 March 2011, Befimmo’s total net asset value –
group share – was €1,008.5 million. The net asset value
– group share – is therefore €60.07 per share.

(€/share)

Net asset value at 30 September 2010

60.60

Dividend for the fiscal year closed
at 30 September 2010

-3.90

Net result at 31 March 2011
Net asset value at 31 March 2011

3.38
60.07

As at 31 March 2011

EPRA NAV (€/share)

60.11

EPRA NNNAV (€/share)

60.05

(29) Calculated for a shareholder investing in Befimmo on 31 March 2010.
(30) Gross dividend divided by the closing share price at 31 March 2011.
(31) 	When calculating the debt ratio as at 31 March 2011, the sum of €9.2 million corresponding to the financial liability associated with the
IRS instruments subscribed by Befimmo was extracted from borrowings.
(32) Loan-to-value: [(financial debts – cash) / fair value of portfolio].
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DATA PER SHARE (GROUP SHARE)

22

Financial results

SUMMARY OF INCOME STATEMENT (in € thousand)
31.03.2011

31.03.2010

Change

Net rental result

60 999

62 016

-1.6%

Net real-estate charges

-1 986

-2 868

-30.8%

Property operating result

59 013

59 147

-0.2%

Corporate overheads

-7 530

-6 866

9.7%

363

1 006

-63.9%

14 746

-

-

CURRENT NET RESULT

Other operating income and charges
Gains or losses on disposals of investment properties
Net real-estate result

66 593

53 288

25.0%

Financial result (excluding IAS 39 result)

-11 763

-11 835

-0.6%

-321

-315

2.0%

54 508

41 138

32.5%

Changes in fair-value of investment properties (+/-)

-13 070

-19 655

-33.5%

Changes in fair-value of financial instruments (+/-)

17 364

-1 778

-1 076.6%

Income taxes on current net result
Current net result

IAS 39 & 40 result

4 295

-21 433

-120.0%

NET RESULT

58 803

19 705

198.4%

NET RESULT (group share)

56 679

18 265

210.3%

2 124

1 439

47.5%

NET RESULT (group share)

56 679

18 265

210.3%

Changes in fair-value of investment properties (+/-)

13 070

19 655

-33.5%

Changes in fair-value of financial instruments (+/-)

-17 364

1 778

-1 076.6%

159

-183

-186.7%

CURRENT NET RESULT (group share)

52 543

39 515

33.0%

Of which: - EPRA earnings (group share)

38 036

39 515

-3.7%

14 746

-

-

-239

-

-

Net result - group share (€/share)

3.38

1.09

EPRA earnings - group share (€/share)

2.27

2.35

NON-CONTROLLING INTERESTS

Non-controlling interests (IAS 39 & 40)

- Gains or losses on disposals of investment
properties
- Non-controlling interests
(result on disposal of investment properties)
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IAS 39 & 40 RESULT
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Financial results

Events with an impact on the floor
area of the Company’s portfolio
Over the first 6 months of this fiscal year, the floor area
of the Company’s portfolio was altered mainly by the
sales of the Kattendijkdok building (January 2011) and
Empress Court building (March 2011) and by the acquisition of Ringcenter SA, owner of the Pavilion complex
(February 2011). The comparison of the first half of the
2010/2011 fiscal year with the first half of the 2009/2010
fiscal year is therefore influenced by the impact of this
change in floor area.

Analysis of the result
The net rental result is down 1.6%. This reduction is
explained mainly by the expiry of the income guarantee
on the Axento building (on 31 December 2010), the
departure of certain tenants, and the impact of the
renegotiation of certain leases (such as the Citibank
lease which was extended for several years). The
impacts on income linked to the sales and the start of
the renovation of the Science-Montoyer building are
offset by the contribution of the Pavilion complex after it
joined the Befimmo portfolio in February 2011. We would
recall that the annual rent for the complex is €3.9  million.
Net real-estate charges are down in relation to last
year. This reduction is explained principally by nonrecurring items, notably compensation associated with
departing tenants.
The property operating result is stable in relation to
last year.
Overheads rose by some €0.7 million. This increase is
explained mainly by the planned expansion of the team
and the remuneration of the Managing Agent which is
linked to the result for the half-year.
Other operating income is €0.36 million and consists
mainly of the restatement over time – in accordance with
IFRS standards – of rent free periods(33) incorporated in
income, and fees received for coordinating the initial
installation work for the Belgian Government under the
leases signed for Tower 3 of the World Trade Center in

Brussels. The latter are €0.25 million less than in the first
half of last year, as less work is involved this year.
The result on the sale of investment properties
was €14.7 million. This amount was generated by the
sales completed in early 2011 (Empress Court building
in Brussels, Kattendijkdok building in Antwerp and the
sale of floors of offices in a jointly owned building at
Chaussée de La Hulpe, 177 in Brussels) and is higher
than forecast.
The financial result (excluding the IAS 39 result) is
steady in relation to the first half of the previous fiscal
year. Additional financial charges linked to the rise in
short-term rates and the rise in average borrowings (of
the order of €35 million) are offset by a decrease in the
debt at fixed rate this half year.
The change in fair value of the investment properties is -€13.1 million (-0.66%) as against -€19.7 million
(-1.01%) one year previously.
The change in fair value of the financial instruments is +€17.4 million as against -€1.8 million one year
previously. This marked changed is explained by the
rising interest-rate curve since early 2011.
All of these factors produce a net result (group share)
of +€56.7 million, compared with a net result of
+€18.3  million for the previous fiscal year.
EPRA earnings (group share), which does not include
the results on the sale of investment property, are
€38.0  million, as against €39.5 million for the first half of
the previous fiscal year, a drop of 3.7%. EPRA earnings
over the first 6 months are nevertheless higher than the
forecasts published in the 2010 Annual Financial Report.

Interim management report

Trend of results

(33) These amounts have a neutral effect on the income statement.
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Financial results
Outlook
For as far as the General Meeting of shareholders, to be
held in June 2011, will pronounce in favour of the modification of Befimmo's fiscal year and as announced
previously(34), the Managing Agent proposes that an
interim dividend be distributed for the fiscal year, payable
from 22 December 2011.
Unless any other factors intervene, this interim dividend
should amount to €3.94 per share, namely the amount
of the dividend forecast on 18 November 2010 for the
2010/2011 fiscal year (4 quarters(35)), while in April 2012,
the agenda of the Ordinary Meeting of Shareholders, at
which the accounts for the 2010/2011 fiscal year are to
be approved, will include the decision to pay out a final
dividend of €0.99 for the fiscal period 2010/2011, based
on the current net result for the fifth quarter of that
period.

(34) For more information see the press release published on 6 May 2011 (www.befimmo.be).
(35) 1 October to 30 September.
(36) See the 2010 Annual Financial Report, chapter 'Forecasts', pages 66 to 69.
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The Managing Agent confirms, unless any other factors
intervene, that in the case of default of the modification
of the fiscal year, the gross dividend forecast of €3.94
per share for the current fiscal year (4 quarters), as
published previously(36), is maintained.
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Befimmo on
the stock market
Befimmo on Euronext
Over the first half year, the Befimmo share has held up
well, closing at 31 March 2011 at €61.64, stable in
relation to the closing price one year previously (€62.21)
and the closing price at the end of the 2009/2010 fiscal
year (€62.00).
On the basis of the share price at 31 March 2011, and
taking account of the dividend of €3.90 distributed in
December 2010, the total year-on-year yield of the
Befimmo share is 5.45%.
With a share price of €61.64, Befimmo offered a gross
yield on shares of 6.4%(37) and traded at a slight premium of 2.61% above net asset value.

Befimmo shares delisted from
Euronext Paris
In February 2011 Befimmo asked for its shares to be
delisted from NYSE Euronext Paris, mainly on account
of the costs associated with keeping a dual listing.
Befimmo shares will still be listed on NYSE Euronext
Brussels and registered to Euroclear Belgium.
The delisting of the stock on NYSE Euronext Paris has
no impact on Befimmo’s strategy or activities, as it will
still have the opportunity to develop business in France
by opting for the French fiscal status of Société
d’Investissement Immobilier Cotée (Listed Real-Estate
Investment Company – SIIC), as this status is no longer
restricted to companies listed in Paris.

With a market capitalisation exceeding €1 billion
(€1,035 million at 31 March 2011) and an average daily
volume of €1.4 million, equivalent to 24,000 shares,
Befimmo continues to enjoy good visibility on the stock
market and interest from private and institutional
investors.

Share price and volumes
Share price (in €)
Volumes
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(Volumes)
220 000

(€)
75

(37) Gross dividend for 2011 (€3.94) divided by the share price at 31 March 2011.
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Befimmo on
the stock market
Premium and discount (%)

Market capitalisation (€ million)
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1996

(38) Sources: www.euronext.com & www.epra.com.
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Board of Directors,
Shareholders
and Key dates
Board of Directors
The General Meeting of Befimmo SA, Managing Agent of the Befimmo SCA Sicafi, on 16 March 2011 and the
meeting of the Board of Directors on 25 March 2011, renewed three directorships that had expired and appointed
two new directors.
Since that meeting, the composition of the Board of Directors of Befimmo SA has been as follows:
Alain Devos

Chairman, Non-Executive Director, linked to the Promoter

Benoît De Blieck	Managing Director of Befimmo SA and Permanent Representative
of Befimmo SA to Befimmo SCA,
Executive Director
Arcade Consult BVBA,
represented by its Permanent
Representative, André Sougné

Non-Executive Director, independent

Benoît Godts

Non-Executive Director, linked to the Promoter

Roude BVBA,
represented by its Permanent
Representative, Jacques Rousseaux

Non-Executive Director, independent

Marc Van Heddeghem

Non-Executive Director, independent

Hugues Delpire

Non-Executive Director, independent

SPRL Etienne Dewulf,
represented by its Permanent
Representative, Etienne Dewulf

Non-Executive Director, independent

Interim management report

The directorships of Mr Marc Blanpain, Mr Gustaaf Buelens and Mr Luc Vandewalle expired in March 2011.
The Board of Directors thanks them for their contribution to the development of the Company over many years.
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Board of Directors,
Shareholders
and Key dates
Audit Committee
Following the General Meeting of Befimmo SA on 16 March 2011 and the Board meeting held on 25 March 2011,
the members of this Committee are as follows:
 oude BVBA,
R
represented by its Permanent
Representative, Jacques Rousseaux

Independent Director and Chairman
of the Audit Committee

Benoît Godts

Director linked to the Promoter

Hugues Delpire

Independent Director

Structure of the share ownership
The Company introduced a statutory declaration threshold of 3% for the application of the legal rules relating to
notification of large holdings in issuers whose shares are admitted for trading on a regulated market.
According to the transparency declarations received, the share ownership of Befimmo SCA is structured as
follows:
SHAREHOLDERS

Number of voting rights
declared on the date
of declaration

%

3 156 080

18.8

13 634 023

81.2

16 790 103

100

Declarant(s)
AG Insurance and affiliated companies
Free float

Key dates for shareholders
The Managing Agent of the Sicafi is proposing to the Extraordinary Meeting of Shareholders of June 2011(39) that the
dates of Befimmo’s fiscal year, currently running from 1 October to 30 September, be changed to 1 January to
31  December.
The full agenda of the Meeting and a press release – published on 6 May 2011 – setting out the important points of
that agenda are available on the Company’s website (www.befimmo.be).
New key dates will be published on the Company’s website after the shareholders have approved the change of
fiscal year.

Interim management report

Befimmo is not aware of the existence of shareholder agreements.

(39) For more information, see the press release published on 6 May 2011, concerning the Extraordinary General Meeting.
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Consolidated
Consolidated statement of total
condensed
statement of
comprehensive income
comprehensive income
( thousand)

I.
III.

(+) Rental income
(+/-) Charges linked to letting

NET RENTAL RESULT
IV.
V.
VII.

(+) Recovery of property charges
(+) Recovery of rental charges and taxes normally paid by tenants on let properties
(-) Rental charges and taxes normally paid by tenants on let properties

VIII.

(+/-) Other revenue and charges for letting

31.03.11

31.03.10

61 114
- 115

62 239
- 223

60 999

62 016

4 085
13 627
-13 119

2 936
13 055
-12 624

252

51

PROPERTY RESULT

65 844

65 434

IX.

(-) Technical costs

-4 314

-4 142

X.
XI.

(-) Commercial costs
(-) Charges and taxes on unlet properties

- 424
-1 302

- 217
- 970

XII.

(-) Property management costs

XIII.

(-) Other property charges
(+/-) Property charges

- 766

- 837

- 24

- 121

-6 831

-6 287

PROPERTY OPERATING RESULT

59 013

59 147

XIV.

(-) Corporate overheads

-7 530

-6 866

XV.

(+/-) Other operating income and charges

OPERATING RESULT BEFORE RESULT ON PORTFOLIO
XVI.
XVIII.

(+/-) Gains and losses on disposals of investment properties
(+/-) Changes in fair value of investment properties

363

1 006

51 846

53 288

14 746
-13 070

-19 655
33 633

OPERATING RESULT

53 523

XIX.

(+) Financial income

17 931

2 742

XX.

(-) Interest charges

-10 658

-10 661

XXI.

(-) Other financial charges
(+/-) Financial result

-1 672
5 601

-5 695
-13 613

59 124

20 020

XXIII.

PRE-TAX RESULT
(-) Corporation tax

- 330

- 315

XXIV.

(-) Exit tax
(+/-) Taxes

9
- 321

- 315

NET RESULT

58 803

19 705

NET RESULT (group share)

56 679

18 265

2 124

1 439

3.38

1.09

NON CONTROLLING INTERESTS
BASIC NET RESULT AND DILUTED ( /share) (group share)
Other comprehensive income

-

-

TOTAL COMPREHENSIVE INCOME

58 803

19 705

TOTAL COMPREHENSIVE INCOME (group share)
NON CONTROLLING INTERESTS

56 679
2 124

18 265
1 439

Condensed financial statements

(€ thousand)
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Consolidated
Consolidated statement of financial position
condensed
statement
of financial position
( thousand)

ASSETS
I.

Non-current Assets

A.

Goodwill

C.

Investment properties

E.
F.

Other property, plant and equipment
Non-current financial assets

G.

Finance leases receivables

II.

Current Assets

A
B.

Assets held for sale
Current financial assets

C.

Finance leases receivables

D.

Trade receivables

E.
F.

Tax receivables and other current assets
Cash and cash equivalents

G.

Deferred charges and accrued income

31.03.11

30.09.10

1 983 559

1 905 723

15 774

15 890

1 956 598

1 884 964

608
8 315

658
1 888

2 264

2 323

39 567

79 352

556
236

37 647
411

59

58

16 726

19 475

3 655
4 744

3 973
3 492

13 590

14 296

2 023 126

1 985 075

31.03.11

30.09.10

TOTAL SHAREHOLDERS’ EQUITY

1 073 267

1 081 884

I.

Equity attributable to shareholders of the parent company

1 008 544

1 017 445

A.

Capital

233 985

233 985

B.

Share premium account

485 340

485 340

D.
E.

Reserves
Result

21 113
268 107

21 113
277 008

a. Result brought forward from previous years

TOTAL ASSETS
SHAREHOLDERS’ EQUITY AND LIABILITIES

II.

211 428

230 349

b. Net result for the fiscal year

56 679

46 659

Non controlling interests

64 722

64 439

949 859

903 191
604 919

LIABILITIES
I.

Non-current liabilities

721 788

B.

Non-current financial debts

716 803

584 796

a. Credit institution

523 664

425 552

c. Other
Other non-current financial liabilities

193 139
4 985

159 245
20 122

II.

Current liabilities

228 072

298 272

A.

Provisions

B.

Current financial debts
a. Credit institution

C.

Other current financial liabilties

D.

Trade debts and other current debts

E.
F.

Other current liabilities
Accrued charges and deferred income

C.

TOTAL SHAREHOLDERS’ EQUITY AND LIABILITIES

3 014

1 383

132 786
132 786

205 967
205 967

4 200

-

83 932

84 169

43
4 096

6 752

2 023 126

1 985 075
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(€ thousand)
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Consolidated cash-flow statement
Consolidated
condensed
cash-flow statement
( thousand)

(€ thousand)
31.03.11
CASH AND CASH EQUIVALENTS AT THE BEGINNING OF THE FISCAL YEAR

31.03.10

3 492

6 096

Net result for the fiscal year

58 803

19 705

Operating income

53 523

33 633

Interest paid

-9 484

-8 505

41
8

117
-

Interest received
Dividends received
Taxes paid

- 150

- 150

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

17 364

-1 778

Other income
Items with no effect on cash flow to be extracted from earnings

-2 500
-2 087

-3 612
23 607

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

- 15

91

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

145

111

13 070
-17 364

19 655
1 778

2 078

1 972

Fair value adjustment for investment buildings (+/-)
Fair value adjustment on non-current financial assets/liabilities booked to earnings (+/-)
Other items
Items with cash flow effects to be extracted from the operating result

-14 752

-

Capital gain realised on disposal of investment property

-14 752

-

NET CASH FLOW FROM OPERATING ACTIVITIES
BEFORE CHANGE IN WORKING CAPITAL REQUIREMENTS
Change in working capital requirements
Change in assets items
Change in liabilities items
CASH FLOW FROM OPERATING ACTIVITIES

41 963

43 311

-14 652

-13 737

4 023

-1 921

-18 674

-11 816

27 312

29 574

Investments (-) / Disposals (+)
Acquisition Axento
Acquisition Ringcenter
Investment properties
Investments
Disposals

-

- 43

-54 756

-

-10 610

-9 564

62 998

-

- 95
-1

- 30
-1 520

CASH FLOW OF INVESTMENT ACTIVITIES

-2 464

-11 157

CASH FLOW BEFORE FINANCING ACTIVITIES

24 847

18 417

43 826
-

60 579
2

Other property, plant and equipment
Financial hedging instruments and other financial assets

Increase (+) / Decrease (-) in financial debts
Increase (+) / Decrease (-) in finance lease debts
Capital increase / Decrease

-

-

Dividend for previous fiscal year (-)

-67 421

-62 652

CASH FLOW OF FINANCING ACTIVITIES

-23 595

-2 071

NET CHANGE IN CASH AND CASH EQUIVALENTS

1 252

16 346

CASH AND CASH EQUIVALENTS AT THE END OF THE FISCAL YEAR

4 744

22 442
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Consolidated
Consolidated statement of changes in
condensed
statement
equity
Consolidated
statement
ofequity
changes in
of
changes
in
equity
( thousand)

(€ thousand)

( thousand)

EQUITY AS AT 30.09.09

233 985

Equity
group
share

Non
controlling
interests

Total
equity

21 113

247 930

988 367

61 632

1 049 999

Share
(1)
premiums Reserves

18 265
Undistri- 17
581
buted
result
- 17
581

18
265
Equity
- 17
581
group
share
- 17
581

1Non
439

247 930

988 367

18 265

18 265

- 17 581
248 614
- 17 581
28 394

- 17 581
989 052
- 17 581
28 394

277 008

485 340

Result for the half-year
Dividend distributed
Befimmo 2009 final dividend
Fedimmo 2009 dividend
EQUITY AS AT 30.09.09
to minority interests
Result for the half-year

(2)

Dividend distributed
EQUITY AS AT 31.03.10
(2)
Befimmo 2009 final dividend
Total comprehensive income
Fedimmo 2009 dividend
to minority interests
EQUITY AS AT 30.09.10
Total comprehensive income
EQUITY AS AT 31.03.10
Dividend distributed
Total comprehensive income
Dividend 2010 Befimmo
Fedimmo 2010 dividend
EQUITY AS AT 30.09.10
to minority interests
Total comprehensive income
EQUITY AS AT 31.03.11
Dividend distributed
Dividend 2010 Befimmo

Capital
233 985
233 985

485 340
485 340

21 113
21 113

233 985

485 340

21 113

233 985

485 340

21 113

233 985

485 340

21 113

233 985

485 340

21 113

233 985

485 340

21 113

- 18Total
712
equity
- 17
581

61 632
- 1 131
1 439

1 049 999
- 1 131
19 705

- 1 131
61 940
2 499

- 18 712
1 050 992
- 17 581
30 893

1 017 445

- 1 131
64 439

- 1 131
1 081 884

56 679
248 614
-65 580
28 394
-65 580

56 679
989 052
-65 580
28 394
-65 580

2 124
61 940
-1 841
2 499

58 803
1 050 992
-67 421
30 893
-65 580

277 008

1 017 445

56 679
268 107
-65 580
-65 580

56 679
1 008 544
-65 580
-65 580

64 439
-1 841
2 124
64 722
-1 841

1 081 884
-1 841
58 803
1 073 267
-67 421
-65 580

268 107

1 008 544

Fedimmo 2010 dividend
to minority interests
EQUITY AS AT 31.03.11

19 705

- 1 131
controlling
interests

-1 841

-1 841

64 722

1 073 267

(1) The details of the reserves are as follows:
- statutory reserves: 1.3 million
- undistributable reserves: 3.6 million
- available reserves: 16.2 million
(2) The heading Dividend distributed includes the sum of 17.6 million as a final dividend for the 2008/2009 fiscal year.
dividend was distributed in June 2009 (but payable in December 2009), for an amount of 43.9 million, in the context of
(1) The
details
the2009.
reserves are as follows:
increase
of of
June
- statutory reserves: 1.3 million
- undistributable reserves: 3.6 million
- available reserves: 16.2 million
(2) The heading Dividend distributed includes the sum of 17.6 million as a final dividend for the 2008/2009 fiscal year.
dividend was distributed in June 2009 (but payable in December 2009), for an amount of 43.9 million, in the context of
increase of June 2009.

An interim
the capital

An interim
the capital
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Capital

Undistributed
result

Share
(1)
premiums Reserves
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Notes to the condensed
Notes to the condensed consolidated
consolidated
financial
financial statements
Notes to the condensed consolidated
statements
financial statements
1. 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
1. GENERAL
BUSINESS
INFORMATION
par
actions” (partnership
limited by
shares) under Belgian law. Its registered office is at Chaussée de
Wavre 1945, 1160 Brussels (Belgium).
Befimmo (the Company) is a SICAFI (Société d’Investissement à capital fixe publique de droit belge –
During the 2006/2007 fiscal year the Company acquired a 90% majority shareholding in Fedimmo SA, a
fixed-capital investment trust incorporated under Belgian law). It is organised as a “Société en commandite
public company under Belgian law, founded on 28 December 2006. The accounting year of the other
par actions” (partnership limited by shares) under Belgian law. Its registered office is at Chaussée de
subsidiaries with the exception of Ringcenter SA also closes on 30 September. In June 2008, Befimmo
Wavre 1945, 1160 Brussels (Belgium).
founded the limited companies Meirfree and Vitalfree, of which it is the shareholder. On 1 July 2009,
During theacquired
2006/2007
year the
acquiredcompany
a 90% majority
in Fedimmo
SA,the
a
Befimmo
all fiscal
the shares
in Company
the Luxembourg
Axento shareholding
SA. On 21 February
2011
(3) year of the other
public
company
under
Belgian
law,
founded
on
28
December
2006.
The
accounting
Company and its subsidiaries Meirfree and Vitalfree acquired Ringcenter SA . Ringcenter SA’s
subsidiariesyear
withcloses
the exception
of Ringcenter SA also closes on 30 September. In June 2008, Befimmo
accounting
on 30 December.
founded the limited companies Meirfree and Vitalfree, of which it is the shareholder. On 1 July 2009,
The Company is presenting its consolidated financial statements as at 31 March 2011. The Board of
Befimmo acquired all the shares in the Luxembourg company Axento SA. On 21 February 2011 the
Directors of the Managing Agent Befimmo SA adopted and authorised the publication
of these
(3)
Company and its subsidiaries Meirfree and Vitalfree acquired Ringcenter SA . Ringcenter SA’s
consolidated financial statements on 19 May 2011.
accounting year closes on 30 December.
The Company’s activities are dedicated solely to the ownership and management of a real-estate portfolio.
The Company is presenting its consolidated financial statements as at 31 March 2011. The Board of
At 31 March 2011, the portfolio consisted principally of office buildings located in Brussels and let to public
Directors of the Managing Agent Befimmo SA adopted and authorised the publication of these
authorities or private businesses, office buildings in various towns in Flanders and Wallonia, let long-term
consolidated financial statements on 19 May 2011.
to public authorities, and one building in the city of Luxembourg.
The Company’s activities are dedicated solely to the ownership and management of a real-estate portfolio.
At 31 March 2011, 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
2.
SIGNIFICANT
ACCOUNTING
POLICIES
to public authorities, and one building in the city of Luxembourg.
The consolidated financial statements have been prepared in accordance with the International Financial
Reporting Standards (IFRS) as adopted within the European Union.
The
significant accounting
policies are identical
to those set out in the 2010 Annual Financial Report
2. SIGNIFICANT
ACCOUNTING
POLICIES
(pages 107 to 117) which can be found on the Company’s website (www.befimmo.be).
The consolidated financial statements have been prepared in accordance with the International Financial
Reporting Standards (IFRS) as adopted within the European Union.

UNCERTAINTY REGARDING ESTIMATES

The
significant accounting
judgments and main
sources of uncertainty
estimates are identical
3. SIGNIFICANT
ACCOUNTING
JUDGMENTS
AND regarding
MAIN SOURCES
OF to
those set out in the 2010 Annual Financial Report (page 118) which can be found on the Company’s
UNCERTAINTY REGARDING ESTIMATES
website (www.befimmo.be).
The significant accounting judgments and main sources of uncertainty regarding estimates are identical to
those set out in the 2010 Annual Financial Report (page 118) which can be found on the Company’s
website (www.befimmo.be).

(3) The amount of the investment was determined on the basis of an investment value for the Pavilion complex of
operation was announced in a press release on 27 January 2011.

78 million. The

(3) The amount of the investment was determined on the basis of an investment value for the Pavilion complex of
operation was announced in a press release on 27 January 2011.

78 million. The
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The
significant accounting
policies are identical
to those set out
in the
2010SOURCES
Annual Financial
3. SIGNIFICANT
ACCOUNTING
JUDGMENTS
AND
MAIN
OFReport
(pages 107 to 117) which can be found on the Company’s website (www.befimmo.be).

35

( thousand)

- 6 978
24 210
61.3%

- 3 001

12 329

41 795

68.9%

C. Fair value adjustment for buildings

D. Income from disposal of buildings

E. SEGMENT RESULT (= B+C+D)

Percentage by segment

-2.6%

- 1 029

-

- 5 799

4 771

5 135

31.03.10

8.4%

3 331

-

679

2 651

2 678

31.03.10

- 315

-

14 746

( thousand)

-

6.6%
-

7.7%
-

8.0%

159 632

-

842

159 632

-

30.09.10

-

4.7%

94 332

2 323

575

89 336

2 673

31.03.11

-

4.9%

96 521

2 381

2 685

91 466

2 673

30.09.10

-

18.0%

364 362

-

2

358 652

5 710

31.03.11

-

18.6%

369 462

-

2 819

363 636

5 826

30.09.10

-

4.0%

80 439

-

- 158

80 439

-

31.03.11

-

4.1%

82 244

-

3

82 244

-

30.09.10

949 859

2.4%

47 874

47 874

-

-

-

31.03.11

15 774

31.03.11

15 890

30.09.10

34 795
46 574

89 997
50 198

903 191

2.2%

100%
903 191

100%
949 859

44 193 2 023 126 1 985 075

44 193

-

- 1 957 154 1 922 611

-

30.09.10

-
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SHAREHOLDERS’ EQUITY

TOTAL LIABILITIES AND

Non controlling interests

-

-

-

-

-

-

-

-

-

-

64 439

64 722

64 439
- 2 023 126 1 985 075 2 023 126 1 985 075

64 722

1 008 544 1 017 445 1 008 544 1 017 445

-

6.3%

155 793

-

389

155 793

-

31.03.11

1 073 267 1 081 884 1 073 267 1 081 884

-

130 228

-

674

130 228

-

30.09.10

Group share

55.6%

-

128 422

1 151 904 1 102 796

56.9%

-

-

-

246

27 773

88 942

128 422

31.03.11

7 391

30.09.10

1 144 513 1 095 405

7 391

31.03.11

Total shareholders’ equity

TOTAL LIABILITIES

Percentage by segment

TOTAL ASSETS

Other assets

of which investments during the year

Investment property

Goodwill

Assets

BALANCE SHEET

Total

1 439

2 124

Unallocated
amounts

18 265

56 679

Group share

Non controlling interests

- 315
19 705

- 321
58 803

1 006
- 13 613

363
5 601

100%
- 6 866

100%
- 7 530

39 493

- 13 070
60 690

59 147
- 19 655

59 013

62 239

31.03.10

61 114

31.03.11

Total

NET RESULT (= E+F+G+H+I)

G. Other operating income and charges

- 321

- 6 866

-

-

-

-

-

-

31.03.10

- 7 530

-

-

-

-

-

31.03.11

Unallocated
amounts

I. Income tax

Luxembourg City

1.0%

623

-

- 1 647

2 270

2 229

31.03.11

Luxembourg City

1 006

20.3%

8 018

-

- 2 415

10 433

10 652

31.03.10

Flanders

21.1%

12 831

2 278

158

10 395

10 638

31.03.11

Flanders

- 13 613

10.9%

4 287

-

- 1 042

5 329

5 520

31.03.10

Wallonia

4.4%

2 663

-

- 2 699

5 362

5 604

31.03.11

Wallonia

363

1.7%

676

-

- 4 099

4 776

5 638

31.03.10

Brussels
periphery

0.3%

181

-

- 4 228

4 409

5 105

31.03.11

Brussels
periphery

5 601

Brussels
decentralised

4.3%

2 597

140

- 1 652

4 109

4 156

31.03.11

Brussels
decentralised

H. Financial result

Brussels Central
Business District

31 188

32 467

F. Company overheads

32 615

33 382

31.03.10

B. Operating income from buildings

31.03.11

A. Rental income

INCOME STATEMENT

Brussels Central
Business District

Notes to the condensed consolidated financial stratements
4. SEGMENT INFORMATION
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statements
5. FINANCIAL RESULT
( thousand)
Heading XIX. (+) Financial income
(+)
(+)

Interests and dividends received
Leasing charges

(+)

Revaluation earnings on financial assets

(+)

Others

Heading XX. (-) Interest charges

31.03.11

31.03.10

17 931

2 742

12
33

6
165

17 855

2 571

31

-

-10 658

-10 661

(-)
(-)

Nominal interest on loans
Reconstitution of the face value of financial debts

-5 955
- 305

-4 452
- 303

(-)

Other interest charges

-4 398

-5 905

-1 672

-5 695

Heading XXI. (-) Other financial charges
(-)

Bank charges and other commissions

(-)

Revaluation deficits on financial assets

(+/-)

Financial result

-1 181

-1 346

- 491

-4 349

5 601

-13 613

The above table sets out the financial result in accordance with the layout required by the Royal Decree of
21 June 2006.

( thousand)

31.03.11

31.03.10

(+)

Financial revenues

45

172

(+)
(+)

Interests and dividends received
Charges for finance leases and similar

12
33

6
165

-10 627

-10 661

-5 924

-4 452

- 305
- 19

- 303
-1 120
-4 785

(+/-)

Net interest charges

(-)

Nominal interest on loans

(-)
(-)

Reconstitution of the face value of financial debts
Other interest charges

(-)

Charges of financial hedging instruments

-4 380

(-)

Other financial charges

-1 181

-1 346

(-)
(+/-)

Bank charges and other commissions
Changes in fair value of financial assets and liabilities

-1 181
17 364

-1 346
-1 778

(+/-)

Financial hedging instruments

17 363

-1 780

(+/-)

Others

(+/-)

Financial result

1

2

5 601

-13 613

Condensed financial statements

The following table sets out the financial result in analytical form and allows a distinction to be made
between items linked to revaluation of the financial instruments and other financial charges and revenues.

37
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statements
6. 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. The
method of recording this goodwill is described in the 2010 Annual Financial Report (pages 133 and 134).
A reduction in goodwill of 116 thousand was booked upon the sale of the building at Kattendijkdok in
Antwerp in January 2011. The goodwill associated with that building was reversed and incorporated into
the calculation of the result of the sale.

Impairment test

Condensed financial statements

At 31 March 2011, the goodwill was subject to an impairment test, in accordance with the method
described in the 2010 Annual Financial Report (page 134). The result of this test shows that no impairment
need be recorded.
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7. INVESTMENT PROPERTIES
( thousand)

1 922 893

of which: - Investment properties
- Assets held for sale

1 918 317
4 576

Acquisitions
( thousand)
Other investments
Carrying value as at 30.09.2009
Disposals
of which: - Investment properties
Changes in fair value
- Assets held for sale
Carrying value as at 31.03.2010
Acquisitions
of which: - Investment properties
Other investments
- Assets held for sale
Disposals
Acquisitions
Changes in fair value
Other investments
Carrying value as at 31.03.2010
Disposals
of which: - Investment properties
Changes in fair value
- Assets held for sale
Carrying value as at 30.09.2010
Acquisitions
of which: - Investment properties
Other investments
- Assets held for sale
Disposals
Acquisitions
Changes in fair value
Other investments
Carrying value as at 30.09.2010
Disposals
of which: - Investment properties
Changes in fair value
- Assets held for sale
Carrying value as at 31.03.2011
Acquisitions
of which: - Investment properties
Other investments
- Assets held for sale
Disposals

17 370
1 922 893
1 918 317
- 19 655
4 576
1 920 608
1 915 946
17 370
4 662
- 19 655
17 425
1 920 608
- 520
1 915 946
- 14 902
4 662
1 922 611
1 884 964
17 425
37 647
- 520
77 951
- 14 902
12 046
1 922 611
- 42 384
1 884 964
- 13 070
37 647
1 957 154
77 951
1 956 598
12 046
556
- 42 384

Changes in fair value
Carrying value as at 31.03.2011
In July 2010, Befimmo signed
of which: - Investment properties

-

- 13 070
1 957 154
Brussels when
1 956 598

an agreement to sell the Empress Court building in
completed -to
the
Vivaqua
company,
for the net sum of 51 million (excluding fees and VAT). The sale556of
Assets held for sale
the building generated a result of 12.3 million, or 0.73 per share in the financial statements for the first
half of the 2010/2011 fiscal year. No rent has been booked for this building in the current or in the previous
In July
2010, Befimmo signed an agreement to sell the Empress Court building in Brussels when
fiscal
year.
completed to the Vivaqua company, for the net sum of 51 million (excluding fees and VAT). The sale of
In September 2010 Fedimmo signed an agreement to sell the Kattendijkdok building in Antwerp for
the building generated a result of 12.3 million, or 0.73 per share in the financial statements for the first
7.8 million (excluding fees). The completion of this operation generated a result (group share) of
half of the 2010/2011 fiscal year. No rent has been booked for this building in the current or in the previous
2.0 million, or 0.12 per share in the financial statements for the first half of the 2010/2011 fiscal year.
fiscal year.
The building also earned 205 thousand in rent over the current fiscal year and 818 thousand over the
In
September
previous
period.2010 Fedimmo signed an agreement to sell the Kattendijkdok building in Antwerp for
7.8 million (excluding fees). The completion of this operation generated a result (group share) of
Befimmo is also completing the sale of floors of offices in a jointly owned building at Chaussée de
2.0 million, or 0.12 per share in the financial statements for the first half of the 2010/2011 fiscal year.
La Hulpe, 177 in Brussels.
The building also earned 205 thousand in rent over the current fiscal year and 818 thousand over the
In
February
2011, Befimmo and its two subsidiaries acquired the shares of Ringcenter SA, owner of the
previous
period.
Pavilion complex, from the German fund SEB Investment GmbH. The investment value of the Pavilion
Befimmo is also completing the sale of floors of offices in a jointly owned building at Chaussée de
complex is 77.95 million and its conversion at fair value generates an impact of - 2.67 million, booked to
La Hulpe, 177 in Brussels.
the income statement at 31 March 2011. On the basis of the assumptions made in drawing up the
In
February
2011, Befimmo
two subsidiaries
of Ringcenter
of the
forecasts
published
in the and
2010its Annual
Financial acquired
Report, the
thisshares
operation,
which is SA,
not owner
a business
(4)
Pavilion
complex,
from
the
German
fund
SEB
Investment
GmbH.
The
investment
value
of
the
Pavilion
combination (as per IFRS 3), generates an annual increase in Befimmo’s EPRA earning
complex
is 77.95
andrecorded
its conversion
at fair value
generates
of - 2011
2.67 is
million,
to
of 0.10 per
469 booked
thousand,
share.million
The rent
since acquisition
until
the closeanatimpact
31 March
the
income
statement
at
31
March
2011.
On
the
basis
of
the
assumptions
made
in
drawing
up
the
and the expected rent is 3.96 million annualised.
forecasts published in the 2010 Annual Financial Report, this operation, which is not a business
(4)
combination (as per IFRS 3), generates an annual increase in Befimmo’s EPRA earning
of 0.10 per share. The rent recorded since acquisition until the close at 31 March 2011 is 469 thousand,
and the expected rent is 3.96 million annualised.
(4) EPRA earnings: recurring result of operating activities. For more information, please see EPRA Best Practices Recommendations
(October 2010), published on the European Public Real Estate Association website (www.epra.com).

Condensed financial statements

7.Carrying
INVESTMENT
PROPERTIES
value as at 30.09.2009
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8. 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 2011. The table below shows the Company’s financial
debts.

Non-current financial debts ( thousand)

31.03.11

30.09.10

Credit institutions

523 664

425 552

Finance lease

-

-

Other: Borrowings
Other: Rental guarantees received

191 125
2 014

157 420
1 825

Non-current financial debts

716 803

584 796

Current financial debts ( thousand)

31.03.11

30.09.10

Credit institutions

132 786

205 967

Finance lease
Current financial debts

132 786

205 967

In order to limit the risks related to changes in interest rates, the Company buys hedging instruments. At
31 March 2011, the hedging ratio is 91.5%. The following table lists all the Company’s hedging instruments
as at 31 March 2011.

Notional

Interest
rate

Option

400

3.5% - 5.0%

Dec. 2008

Dec. 2011

Option

25

3.50%

Jan. 2012

Jan. 2014

Option
Option

25
50

3.50%
3.50%

Jan. 2012
Jan. 2012

Jan. 2016
Jan. 2015

Level in
IFRS 7.27

Class in
IFRS 7.6

Twin cap

2

Cap

2

Cap
Cap

2
2

Period of hedge

Cap

2

Option

100

4.00%

Jan. 2012

Jan. 2015

Cap

2

Option

150

4.50%

Jan. 2012

Jan. 2015

Payer's IRS
Payer's IRS

2
2

Forward
Forward

200
100

3.73%
3.90%

March 2007
April 2008

March 2012
Jan. 2018

Payer's IRS

2

Forward

210

1.39%

Sept./Oct. 2011

Sept./Oct. 2012

Payer's IRS

2

Forward

210

1.82%

Sept./Oct. 2012

Sept./Oct. 2013

Payer's IRS

2

Forward

280

2.37%

Sept./Oct. 2013

Sept./Oct. 2014

Receiver's IRS

2

Forward

100

3.12%

April 2011

April 2017

For Payer’s IRS Befimmo pays the fixed interest rate and receives the variable rate (based on the Euribor
1-month or 3-month rate according to the IRS). For Receiver’s IRS Befimmo pays the floating rate (based
on Euribor 3-month) to receive the fixed rate.

Condensed financial statements

( million)
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Statutory
Auditor’s report
Befimmo SCA
Limited review report on the consolidated half
year financial information for the six month period
ended 31 March 2011

DELOITTE
Réviseurs d’Entreprises
Berkenlaan 8b
1831 Diegem
Belgium

To the board of directors
We have performed a limited review of the accompanying consolidated condensed statement of financial position,
condensed statement of comprehensive income, condensed cash flow statement, condensed statement of changes
in equity and selective notes 1 to 8 (jointly the “ interim financial information ”) of Befimmo SCA (“ the company ”) and
its subsidiaries (jointly “ the group ”) for the six-month period ended 31 March 2011. 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 information 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’Entreprises/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.

Diegem, 20 May 2011
The statutory auditor
DELOITTE Bedrijfsrevisoren / Reviseurs d’Entreprises
BV o.v.v.e. CVBA / SC s.f.d. SCRL
Represented by

Rik Neckebroeck

Kathleen De Brabander

Deloitte Bedrijfsrevisoren / Reviseurs d’Entreprises
Burgerlijke vennootschap onder de vorm van een coöperatieve vennootschap met beperkte aansprakelijkheid
Maatschappelijke zetel: Berkenlaan 8b, B-1831 Diegem
BTW BE 0429.053.863 - RPR Brussel - IBAN BE 17 2300 0465 6121 - BIC GEBABEBB

Condensed financial statements

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 2011 is not prepared, in all material respects, in accordance
with IAS 34, Interim Financial Reporting as adopted by the EU.

Member of Deloitte Touche Tohmatsu Limited
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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 Interim Management Report contains an accurate account of the development of the business, results and
situation of the Company and the businesses included in the consolidation, and a description of the main risks
and uncertainties they face;

Statement

(b) the condensed financial statements, prepared in accordance with the applicable accounting standards, give an
accurate picture of the assets, financial situation and the results of the Company and the businesses included in
the consolidation.
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Profile
Befimmo is a Sicafi specialising in investing in office buildings
located mainly in city centres, notably in Brussels. As at
31  March  2011, its portfolio consists of around a hundred office
buildings, with a total area of 849,805 m², a large part of which is
let long-term to public institutions. It is valued at €1,957.2 million
and has a market capitalisation of €1,035 million.

Befimmo is keen to face the challenges of Sustainable
Development in its strategic thinking, and models its day-today activities on the principles of corporate social
responsibility.
Befimmo’s activities are for the most part in Brussels and it
economic hinterland (where some 73% of its portfolio is
located), but also in Flanders 18.3%, Wallonia 4.6% and the
Grand Duchy of Luxembourg 4.1% (situation as at
31  March  2011).

While still giving priority to the Belgian market, Befimmo may
get involved in new investment prospects abroad, as it
already has in Luxembourg, in other Eurozone countries with
strong growth prospects whose legislation guarantees the
fiscal transparency specific to Sicafis, and especially in cities
where there is sufficient liquidity and depth in the property
market. For the time being, Befimmo considers that, apart
from the Grand Duchy of Luxembourg, only the Paris market
satisfies these criteria. Befimmo has not yet made any
investments in that market, however.
Befimmo aims to offer its shareholders a stable dividend of a
balanced level in relation to the Company’s risk profile.
Building on its experience, Befimmo will continue to work
with the same philosophy of creating long-term value for
investors.

Profile

Listed on Euronext Brussels and member of the BEL20
index, Befimmo pursues a sound and informed strategy of
optimising its results over the long term. It offers satisfactory
liquidity for most of its shareholders.
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Further information:
Emilie Delacroix - Investor Relations & External Communication Manager
Befimmo SCA - Chaussée de Wavre 1945 - 1160 Bruxelles
Tel.: 02/679.38.60 - Fax: 02/679.38.66
www.befimmo.be - Email: e.delacroix@befimmo.be
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