














Segment Report: Development Portfolio

The Branch Environment

m The rentable space added to the European office market as a result of development and
modernisation projects totalled 5.3 million m2 for the reporting year. These projects added
1.6 million m2 of space to the market alone in the fourth quarter of 2007, which represents
the highest volume since 2003. A total of 3.2 million m2 in new space was created in Western
Europe and 2.1 million m2 in the CEE region, which reported a strong increase above all as a
result of projects on the Moscow market. In all top locations, completions were in short supply. The
space currently in the European pipeline was relatively moderate compared with the stage of the
rental cycle. The supply of new space was also limited by more restrictive credit financing, which
slowed the activities of property developers. This was a major reason for the steady decline in
vacancies during the past year (Jones Lang LaSalle).

The production of new office space in Austria fell significantly during 2007. With a total of
190,000 m2, completions fell roughly 10,000 m2 below the previous year. The project developers
in Austria are shifting their focus from quantity to quality, which is reflected in higher standards
for furnishings as well as a greater emphasis on the architectonic design of buildings. Retail
projects were concentrated on shopping centres in central locations as part of the emphasis on
compact urban development and the revival of inner city areas (CPB).

The office market in Germany recorded a new low for construction in 2007, which was also
reflected in a decline in vacancies. In buildings with high quality furnishings, the vacancy rate
fell to only 3% in 2007. There was a growing lack of top space in the most popular office
metropolises, which resulted from sound demand as well as a year-on-year decline of 12%
in new construction. The pipeline for 2008 in the five most important property submarkets in
Germany - Berlin, Dusseldorf, Frankfurt, Hamburg and Munich - also includes 750,000 m2 of
completions for office space. Since only 50% of this total volume was available on the market
at the beginning of 2008, the forecasted new production should not have any notable effect on
vacancies (Jones LangLaSalle).

The markets in the emerging countries have the highest growth rates for office space in the CEE
region. Above all Bucharest has reported a massive increase in property development projects.
In the cities that demonstrated an unsustainable low level of vacancies in 2006, the number of
office properties rose slightly during the reporting year. In the retail sector the pipelines were
filled with numerous projects, above all in the major markets of Russia and Poland. Development
activities in the CEE region continued to shift to mid-sized and smaller cities in 2007, where
there is still a lack of modern retail space (CBRE).
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Y  The Development of Business
DEVELOPMENT PORTFOLIO

PROJECT COSTS AS OF 31.12.2007
m ECO expanded its strategy for the optimisation of risk and earnings during the reporting year

to also include development projects. The entry into this sector is a consequence of the changing

40,000

/0001 situation that was triggered by the crisis on international financial markets, where development
30,000 L projects now allow for the optimal use of resources. In order to reflect this new business, the
25,000 segment report was expanded to include a development portfolio. The properties included in the

CEE portfolio for the first three quarters of 2007 are now allocated to the investment, trading or
development portfolio based on their status.
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Property assets in the development portfolio totalled only EUR 2.32 million at the end of

5,000

If i 2006, but were gradually increased during the reporting year. As of 31 December 2007 this
g —— | portfolio contained eight objects under construction with approx. 53,000 m2 of planned rentable
Germany  Other West CEE Austria X e . L
European space and an IFRS carrying amount of EUR 42.53 million including construction in progress and
Countries

estimated total cost of EUR 106.65 million. The allocation of total costs by region shows a

B IFRS carrying amount [ Not yet recognised stronger weighting for the CEE countries, in contrast to the investment and trading portfolios.

[ Construction in progress

- In 2007 the CEE region represented 26.3% of the development volume, Austria 7.9%, Germany
~ 33.5% and other West European countries 32.4%. The development projects were distributed
DEVELOPMENT PORTFOLIO almost equally between office and retail properties, whereby the decisive factors in both areas
PROJECT COSTS BY REGION were good traffic connections and an agreement with the developer for a fixed return.
AS OF 31.12.2007
I Austria [ Germany [ Other West European Countries
B CEE )

DEVELOPMENT PORTFOLIO - IFRS CARRYING CONSTRUCTION IFRS CARRYING NOT YET TOTAL
PROJECT COSTS BY REGION AMOUNT IN PROGRESS AMOUNT INCL. RECOGNISED PROJECT
CONST. IN PROGRESS COSTS

(TEUR) (TEUR) (TEUR) (TEUR) (TEUR)

11,494 31,035 42,529 64,120 106.648
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( 2 Management Report

m One of the highlights in the development area for 2007 was the entry of ECO into the /
Ukrainian market through an investment in a high-quality business complex in the industrial
city of Zaporizhiya. The investment volume for this development project totals EUR 19.0 million,
and plans call for the construction of roughly 11,000 m2 of net rentable space. The complex is
scheduled for completion at the end of 2009, and will be supported by the ECO branch office
that was established in Kiev during 2006. ECO also entered the market in Luxembourg during
2007 with a EUR 34.6 million project in a major population centre near the city of Luxem-
bourg. This modern four-storey office building with 7,500 m2 of space should be completed in
mid-2009.

DEVELOPMENT PORTFOLIO
SPACE BY USE AS OF 31.12.2007

I Retail [ Offices [ Other space [ Garages

U Space includes garages at 20 m2 each

KEY DATA ON THE DEVELOPMENT PORTFOLIO 31.12.2007 31.12.2006 CHANGE

Vienna, 20 March 2008

The Management Board

Friedrich Scheck m.p. Wolfgang Gdssweiner m.p.
Chief Executive Officer Chief Financial Officer
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As of 31/12/2007
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Corporate structure

(

ECO Business-Immobilien AG

Kapital & Wert Immobilienbesitz AG
Brunn am Gebirge Realbesitz GmbH
EBI Beteiligungen GmbH
"MEZ" - Vermégensverwaltungs Gesellschaft m.b.H.
"TPW" Immobilien GmbH
EB Immobilien Invest GmbH
“MSU" Immobilientreuhand GmbH

EBI Beteiligungen GmbH &t Co.
1190 Vienna, Rampengasse 3-5, KEG

EBI Beteiligungen GmbH & Co.
1110 Vienna, Simmeringer Hauptstrasse 24 KEG

ECO Business-Immobilien-Beteiligungen GmbH

St. Magdalen Projektentwicklungs- und
Verwertungsgesellschaft m.b.H.

ECO Business-Immobilien Beteiligungen-GmbH & Co.
1010 Vienna, Opernringhof OEG

ECO Rechenzentren Vermietungs GmbH & Co KEG
ECO KB GmbH
ECO Immobilien Verwertungs GmbH
GETINA Immobilien-Management GmbH
ECO Hotel und Fachmarktzentrum Ansfelden GmbH

Immobilien-Allianz Holding GmbH

13 Special Purpose (OEGs)
Pl Beteiligungen GmbH
Pl Immobilien GmbH
Pl Fleischmarkt 1, 3-5 GmbH & Co 0G
Pl Hochholzerhof GmbH & Co 0G
Pl Aspernbriickengasse 2 GmbH & Co 0G
Pl Eggenbergerger Allee GmbH & Co 0G
Pl Fleischmarkt 19 GmbH
PI Grabmayr-Strasse 4 GmbH & Co 0G
Pl Gudrunstrasse 124 - Keplerplatz 14 GmbH & Co 0G
Pl Kérntnerstrasse 9 GmbH & Co 0G
Pl Marktstrasse 6 GmbH & Co 0G
PI Praterstrasse 62-64 GmbH & Co 0G
PI'Stubenring 2 GmbH & Co 0G
PI Theobaldgasse 19 GmbH €& Co 0G
Pl Wohllebengasse 12-14 GmbH & Co 0G
ECO Finance Holding GmbH

ECO Treasury GmbH

0.41% . - 100.00%
ECO Business-Immobilien Deutschland GmbH (D) ————
0 0
% 100.00 /UL Projektgesellschaft Kreiller StraBe 215 mbH (D)
1.00%
" ™ 94.809%
1.00% o i ECO Einkaufszentrum Meitingen GmbH & Co. KG *) =R
= " - 94.80%
1.00% @ s ECO Biiroimmobilien GmbH & Co. KG (D) *) —
. o
£ 94.80%
1.00% E e ECO Fachmarktzentren GmbH & Co. KG (D) *) ———
5 ! 94.80%
T ECO Fachmarktzentrum Pocking GmbH €& Co KG (D) ) ———
.10%
__________ ECO Fachmarktzentrum Geiselhéring GmbH 94.80%
0.10% & Co KG (D) *)
100.00%
—— DINAMI GmbH (D)
9
| 1100.00% ECO Real Estate Deutschland GmbH (D)
4,500
1.00% | 94.50% Diak-Nd Pflege-Altenheime Besitz GmbH (D)
0
1.00% M ECO Fachmarktzentrum Tittling GmbH (D)
1.00%
100.00%
1.00%
0.93%
: 100.00%
ECO Real Estate Luxembourg S.a.r.l. (L) —
0.24%
1.00%
1.00%
1.00%
0.990 80.90%
9970 ECO Eastern Europe Real Estate AG
1.00%
1.00%
E——— 100.00% ECO CEE & Real Estate Development GmbH
0.02%
Ethiad 99.90% Graforco Investments Limited (CY) 0.10%
0.15% [
100.00% Ukrainskaia kommercheskaia nedvizhemost LLC (UA)
1.00% . 40.00%
My-Box Debrecen Ingatlan-Fejlesztd kft (H) —_—
1.00% .009
My-Box Kisarda Ingatlan-Fejleszto kft (H) _40.00% |
0.309% 40.00%
0 My-Box Kecskemet Ingatlan-Fejleszt kft (H) w
1.00% .009
0 My-Box 4. Ingatlan-Fejleszté kft (H) _ 40.00% |
40.00%
My-Box 5. Ingatlan-Fejleszts kft (H) Bl
100.00% 40.00%

My-Box 6. Ingatlan-Fejleszto kft (H)

*) The remaining 5.2 9% are held by ECO Management GmbH
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Management's Responsibility for the Consolidated Financial Statements

Management is responsible for the preparation and fair presentation of these consoli-
dated financial statements in accordance with International Financial Reporting Standards
as adopted by the EU. This responsibility includes: designing, implementing and maintaining
internal control relevant to the preparation and fair presentation of financial statements that
are free from material misstatement, whether due to fraud or error; selecting and applying
appropriate accounting policies; and making accounting estimates that are reasonable in the
circumstances.

Auditor's Responsibility

Our responsibility is to express an opinion on these consolidated financial statements based
on our audit. We conducted our audit in accordance with laws and requlations applicable in
Austria and in accordance with International Standards on Auditing, issued by the Interna-
tional Auditing and Assurance Standards Board (IAASB) of the International Federation of
Accountants (IFAC). Those standards require that we comply with ethical requirements and
plan and perform the audit to obtain reasonable assurance whether the financial statements
are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and
disclosures in the consolidated financial statements. The procedures selected depend on the
auditor's judgment, including the assessment of the risks of material misstatement of the
financial statements, whether due to fraud or error. In making those risk assessments, the
auditor considers internal control relevant to the entity's preparation and fair presentation of
the consolidated financial statements in order to design audit procedures that are appropriate
in the circumstances, but not for the purpose of expressing an opinion on the effectiveness
of the entity's internal control.



( Audit Opinion for the Consolidated Financial Statements

An audit also includes evaluating the appropriateness of accounting policies used and the
reasonableness of accounting estimates made by management, as well as evaluating the
overall presentation of the consolidated financial statements. We believe that the audit
evidence we have obtained is sufficient and appropriate to provide a basis for our audit
opinion.

Opinion

Our audit did not give rise to any objections. Based on the results of our audit in our opinion,
the consolidated financial statements present fairly, in all material respects, the financial
position of the group as of 31 December 2007, and of its financial performance and its cash
flows for the financial year from 1 January 2007 to 31 December 2007 in accordance with
International Financial Reporting Standards as adopted by the EU.

Report on Other Legal and Regulatory Requirements

Laws and regulations applicable in Austria require us to perform audit procedures whether
the consolidated management report is consistent with the consolidated financial statements
and whether the other disclosures made in the consolidated management report do not give
rise to misconception of the position of the group.

In our opinion, the consolidated management report for the group is consistent with the
consolidated financial statements.

Vienna, 20 March 2008

AUDITOR TREUHAND GMBH
Wirtschaftspriifungs- und Steuerberatungsgesellschaft

Martin FEIGE Peter GRATZ (Proxy)

Certified Public Accountants









Berlin, SpreeEck
Fair value as year-end 2007: approx. EUR 16 million
Rentable space: 4,400 m2 and 10 garage spaces

The SpreeEck has established a position as the office building for decision-makers
and lobbyists in the midst of Berlin's government quarter. This modern office building
is located directly on the Spree, across from the German parliament building. Active
property management by ECO has increased the value and representative quality of
the SpreeEck. Prominent new tenants such as the BMW Foundation Herbert Quandt
and Vivendi Mobile Entertainment were impressed not only by the infrastructure
but also by the view, and selected the SpreeEck as the site for their offices.
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Balance Sheet as of 31 December 2007

ASSETS
31.12.2007

EUR
A.NON-CURRENT ASSETS

527,083,286.93

B. CURRENT ASSETS

25,752,062.75

C. PREPAID EXPENSES AND DEFERRED CHARGES 484,365.99

553,319,715.67

31.12.2006

TEUR

185,299

207,065

573

392,937




4 Balance Sheet

EQUITY AND LIABILITIES

31.12.2007 31.12.2006
EUR TEUR
A.EQUITY
387,661,964.39 268,180
B. PROVISIONS
2,797,906.25 3,948
C. LIABILITIES
162,859,845.03 120,809
553,319,715.67 392,937

CONTINGENT LIABILITIES 324,861,801.66 299,995







Income Statement

6. SUBTOTAL OF NO. 1 TO 5 (OPERATING PROFIT)

12.SUBTOTAL OF NO. 7 TO 11 (FINANCIAL RESULTS)

13.PROFIT ON ORDINARY ACTIVITIES

15. PROFIT/LOSS FOR THE YEAR

17.TOTAL PROFIT (LOSS)

2007

EUR

(11,498,965.46)

31,609,555.43

20,110,589.97

19,382,090.60

3,251,339.39

4 Income Statement

2006

TEUR

(14,456)

7,324

(7.132)

(8.037)

(16,131)
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1. General Information

m The annual financial statements as of 31 December 2007 were prepared in accordance with
the provisions of the Austrian Business Code in the current version ("Unternehmensgesetzbuch”;
up to 31 December 2006 "Handelsgesetzbuch") as well as Austrian generally accepted account-
ing principles and the general objective of providing a true and fair view of the asset, financial
and earnings position of the company.

The principle of completeness was observed in preparing the individual financial statements.

The valuation of assets and liabilities reflects the assumption that the company will continue as
a going concern. In addition, all assets and liabilities were valued individually.

The principle of conservatism was observed through the realisation of all recognisable risks and
impending losses. Only those profits realised as of the balance sheet date were included in the
annual financial statements.

If assets or liabilities are allocated to several positions on the balance sheet, the items are
recorded under the relevant positions.



4 Notes to the Individual Financial Statements

2. Group Structure

m The company held direct or indirect stakes in the following entities as of 31 December 2007:

SHARES IN SUBSIDIARIES STAKE DIRECT / INDIRECT PRIMARY ACTIVITY FOUNDING /
HOLDING ACQUISITION
IN 2007

AUSTRIA




SHARES IN SUBSIDIARIES STAKE DIRECT / INDIRECT PRIMARY ACTIVITY FOUNDING /
HOLDING ACQUISITION
IN 2007

AUSTRIA




4 Notes to the Individual Financial Statements

SHARES IN SUBSIDIARIES STAKE DIRECT / INDIRECT PRIMARY ACTIVITY FOUNDING /
HOLDING ACQUISITION
IN 2007
GERMANY
LUXEMBOURG
HUNGARY
CYPRUS

UKRAINE



m All subsidiaries are considered to be related entities in the sense of § 228 of the Austrian
Business Code and all companies are included in the consolidated financial statements prepared
by ECO Business-Immobilien AG. All companies in which the parent company of the Group
directly or indirectly holds more than 50% of the shares are fully consolidated. The companies
in which ECO Business-Immobilien AG holds 50% or less of the shares are included through
proportional consolidation. The consolidated financial statements are prepared in accordance
with International Financial Reporting Standards.

Receivables and liabilities due from/to member companies of the Group are reported as
receivables or liabilities due from/to subsidiaries.

Immobilien-Allianz Holding GmbH holds 50% of the shares in each of the following companies
in trust for ECO Business-Immobilien AG. Therefore, these shares are economically attributable
to ECO Business-Immobilien AG:

Immobilien-Allianz Holding GmbH & Co. 1040 Vienna, Prinz-Eugen-Strasse 32 OEG
Immobilien-Allianz Holding GmbH &t Co. 1050 Vienna, Siebenbrunnengasse 19-21 OEG
Immobilien-Allianz Holding GmbH &t Co. 1070 Vienna, Westbahnstrasse 28 OEG
Immobilien-Allianz Holding GmbH €& Co. 1090 Vienna, Schlickgasse 5 OEG
Immobilien-Allianz Holding GmbH €& Co. 1120 Vienna, Schénbrunner SchloBstrasse 38-42 OEG
Immobilien-Allianz Holding GmbH €&t Co. Projekt Eins OEG

Immobilien-Allianz Holding GmbH & Co. Projekt Zwei OEG

Immobilien-Allianz Holding GmbH & Co. Projekt Drei OEG

Immobilien-Allianz Holding GmbH & Co. Projekt Vier OEG

Immobilien-Allianz Holding GmbH & Co. Projekt Fiinf OEG

Immobilien-Allianz Holding GmbH & Co. Projekt Acht OEG

Immobilien-Allianz Holding GmbH & Co. Projekt Neun OEG

Immobilien-Allianz Holding GmbH & Co. Projekt Zehn OEG

The acquisition cost of one-sixth of the shares in each of these commercial partnerships was
therefore included under investments in other companies, whereby the total purchase price
equals EUR 1,950.--

m ECO Business-Immobilien AG acquired a 60% stake in Pl Immobilien GmbH as well as a 60%
stake in Pl Beteiligungen GmbH from BPSI Beteiligungs GmbH, a wholly owned subsidiary of
SIGNA Holding GmbH, as of 19 December 2007. The assignment price was defined as the propor-
tional share of capital stock. PI Immobilien GmbH and PI Beteiligungen GmbH serve as holding
companies for the project companies that own the individual objects in the BAWAG property
portfolio. The acquisition costs (including betterment agreements) and transaction costs for this
property package total approx. EUR 471.5 million, whereby EUR 24.0 million of the purchase
prices and payments arising from betterment agreements were not yet due and payable as of
31 December 2007. In this connection, a bank has provided a financing commitment for
EUR 16.0 million as of 31 December 2007. Pl Immobilien GmbH and Pl Beteiligungen GmbH hold
all shares in the following companies:



( Notes to the Individual Financial Statements

Pl Hochholzerhof GmbH & Co 0G

Pl Fleischmarkt 1, 3-5 GmbH & Co 0G

PI Fleischmarkt 19 GmbH

Pl Karntnerstrasse 9 GmbH & Co 0G

PI Theobaldgasse 19 GmbH & Co 0G

PI Marktstrasse 6 GmbH & Co 0G

PI Praterstrasse 62-64 GmbH & Co 0G

PI Grabmayr-Strasse 4 GmbH & Co 0G

Pl Stubenring 2 GmbH & Co 0G
PI'Aspernbriickengasse 2 GmbH & Co 0G
PI Eggenberger Allee 49 GmbH & Co 0G
PI Wohllebengasse 12-14 GmbH & Co 0G
Pl Gudrunstrasse 124 [ Keplerplatz 14 GmbH & Co 0G

Management contract

m The company concluded a management contract with ECO Management GmbH, which was
amended on 22 May 2007; this amendment was approved by the Annual General Meeting on
22 May 2007. Up to 31 December 2006 ECO Management GmbH received a transaction fee of
2.0% of each property acquired, a maximum transaction fee of 1.75% for each property sold and
a management fee ranging from 0.5% to 0.75% of the IFRS carrying value of properties shown
on the balance sheet each month. These fees were reduced as follows beginning on 1 January
2007: the transaction fees for acquisitions will range from 1.00% to 1.75% depending on the
purchase price for the object (2007: EUR 0.3 mill.; 2006: EUR 0.1 mill.), while the management
fee will equal 0.6% for the first EUR 1 billion and 0.5% thereafter (2007: EUR 1.0 mill.; 2006:
EUR 1.1 mill). The assessment base for the management fee represents the monthly
carrying value of properties in the IFRS financial statements. For each property sold, ECO
Management GmbH will receive a maximum transaction fee of 1.75% (2007: EUR 0.7 mill.; 2006:
EUR 1.1 mill.). In addition, the upper limit for the transaction fee on property sales was reduced
from 33% to 25% of the gains on sale generated during a financial year.

m A management fee equal to 0.5% per year of the carrying value of investment properties
was defined for services in connection with the acquired BAWAG portfolio. The part of the
management fee allocated to ECO Management GmbH is based on the investment held by the
ECO Group in these objects. ECO Business-Immobilien AG guarantees SIGNA Holding GmbH
payment for the proportional share of the management fee because ECO Management GmbH
issues the invoice for the full amount.

Business transactions

| Asin the previous year, the company did not carry out any property transactions with closely
related entities or persons during the 2007 financial year. In order to finance the acquisition of a
609% stake in the BAWAG portfolio, conwert Immobilien Invest SE provided the company with a
short-term loan of TEUR 39,435 (2006: TEUR 0) that carries interest at a rate of 10.0% per year.



3. Significant accounting policies

3.1. Non-current assets

m The development of the individual components of non-current assets and the classification
of depreciation for the year are shown in the schedule of non-current assets.

3.1.1. Property, plant and equipment

m Property, plant and equipment are carried in the financial statements at acquisition or production
cost, which is increased by transaction costs and reduced by scheduled depreciation.

Ordinary depreciation is calculated according to the straight-line method based on the useful
life of the relevant assets.

Land with buildings 11 to 50
Adaptations 10
Furniture, fixtures and office equipment 3to5

No impairment losses were recognised to property, plant and equipment during the reporting
year.

The company has to use the option provided by § 226 (3) of the Austrian Business Code, which
permits the immediate depreciation of low=-value assets with a purchase price equal to or less
than EUR 400.--. Since this depreciation was not material, a related untaxed reserve (valuation
reserve in accordance with § 13 of the Austrian Income Tax Act) was not recognised on the
balance sheet under equity and liabilities.

3.1.2. Financial assets

m Financial assets are valued at cost or the lower fair value as of the balance sheet date.

3.2. Current assets

m Receivables and other assets are carried at nominal value. Individual valuation adjustments
are recorded to reflect recognisable default risks.

Receivables denominated in a foreign currency are converted into the reporting currency using
the rate in effect on the date of the transaction or the lower rate on the balance sheet date.



( Notes to the Individual Financial Statements

3.3. Deferred taxes

m The company did not elect to use the option provided by §198 (9) of the Austrian
Business Code, which permits the recognition of deferred tax assets on timing differences between
commercial law profit and tax profit, and instead discloses the related amount in the notes. In
accordance with legal requirements, a provision is created for deferred tax liabilities.

3.4. Provisions

m Other provisions are created in accordance with the principle of conservatism for all identi-
fiable risks and obligations that cannot be quantified or are uncertain at the time the financial
statements are prepared. They reflect the amount required by reasonable business judgment.

3.5. Liabilities
m Liabilities are recognised at their repayment amount.

Liabilities denominated in a foreign currency are converted into the reporting currency using the
rate in effect on the date of the transaction or the higher rate on the balance sheet date.

3.6. Financial instruments

m In order to manage interest rate risk, the Group has concluded contracts for interest rate
swaps and caps. As of 31 December 2007 borrowings up to a volume of EUR 28.9 million
(31 December 2006: EUR 30.7 mill) were hedged with caps and EUR 56.8 million (31 December
2006: EUR 59.9 mill.) with swaps to provide protection against changes in interest rates. Of
the total financing volume hedged with swaps, EUR 3.9 million (31 December 2006: EUR 4.1 mill)
were hedged through interest rate swaps by subsidiaries. These interest rate hedges were
concluded for periods up to 2025 and had a market value of EUR 3.1 million as of 31 December
2007 (31 December 2006: EUR 0.6 mill.).

These swap transactions require the company to pay fixed interest at rates between 3.495%
and 3.86% for the relevant 3-month EURIBOR. In order to hedge a secondary market yield, an
interest rate swap was concluded with a term up to 2025 and a fixed interest rate of 4.43%.

The caps carry maximum interest rates ranging from 3.25% to 3.5%. Premiums totalling
TEUR 541 (31 December 2006: TEUR 541) were paid for the caps up to the balance sheet date,
and will be recognised as expenses over the terms of the relevant contracts. The remaining
accrual totalled TEUR 329 as of 31 December 2007 (31 December 2006: TEUR 415).



4. Notes to individual positions on the the balance sheet

4.1. Non-current assets

m The development of the individual components of non-current assets is shown on the
schedule of non-current assets (see Appendix 1). No impairment charges were recognised and
all write-ups were recorded during the reporting year.

Assets with an individual purchase price of EUR 400.-- or less (“low-value assets” as de-
fined in § 13 of the Austrian Income Tax Act) are included as additions, disposals and deprecia-
tion under the position “other equipment, furniture, fixtures and office equipment”. Low-value
furniture, fixtures and office equipment with a purchase price of EUR 0.00 were acquired in 2007
(2006: EUR 623.14).



4 Notes to the Individual Financial Statements

4.1.1. Additional disclosures required by § 238 (2) of the Austrian Business Code

SHARES IN SUBSIDIARIES CARRYING STAKE EQUITY PROFIT/(LOSS)
VALUE AS OF FOR LAST
31.12.2007 FINANCIAL YEAR

79,525,771.30 73,535,704.23 4,433,219.15



4.1.2. Loans granted to subsidiaries

m The internal financing of the ECO Group was restructured and bundled in 2007 through the
founding of ECO Finance GmbH and ECO Treasury GmbH. The internal financing (equity provided
by the Group) for property acquisitions in or by subsidiaries now takes place primarily through
these two companies.

Loans granted to subsidiaries totalled EUR 287,043,621.77, and included EUR 285,293,621.77 of
interest-bearing loans.

4.2. Current assets

4.2.1. Trade accounts receivable

COMPOSITION: 31.12.07 31.12.06
EUR EUR

DOMESTIC GROSS VALUE = NET VALUE 29,600.00 50,508.34

NET VALUE 75,000.00 7,128,500.00

CHARGES FOR FACILITY
MANAGEMENT GROSS VALUE = NET VALUE 304,393.12 208,527.06

OUTSTANDING RENTS

NET VALUE 283,630.48 122,778.22

BALANCE SHEET VALUE 692,623.60 7,510,313.62

In connection with receivables arising from the sale of objects and investments in other compa-
nies, it should be noted that an outstanding purchase price of EUR 450,000.-- was deposited by
the buyer in a trust account. These funds will be released after all terms of the trust are fulfilled.
For reasons of conservatism, a valuation adjustment of EUR 375,000.-- was recognised to this
receivable.

134



( 4 Notes to the Individual Financial Statements

4.2.2. Receivables due from subsidiaries

m Receivables due from subsidiaries for the reporting year are comprised exclusively of other
receivables:

31.12.07 31.12.06
EUR EUR

8,099,441.68 159,988,856.35

No impairment losses were recognised. The settlement accounts for subsidiaries carry interest at
a rate of 4% for both receivables and payables.
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4.2.3. Other receivables and assets

m Other receivables and assets are comprised of the following

31.12.2007 31.12.2006
EUR EUR

15,044,305.81 10,671,233.44

m No impairment losses were recognised.

4.2.4. Additional disclosures in accordance with § 225 (3), (4) and § 226 (5)
of the Austrian Business Code

CARRYING VALUE THEREOF
ON REMAINING TERM

31.12.2007 OVER 1 YEAR

EUR EUR

23,836,371.09 8,099,441.68

CARRYING VALUE THEREOF
ON REMAINING TERM

31.12.2006 OVER 1 YEAR

EUR EUR

178,170,403.41 155,893,968.53

4.2.5. Income due and payable after the balance sheet date

m Other receivables include income of EUR 82,379.19 (2006: EUR 2,391,901.53) that will only
become due and payable after the balance sheet date.
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4.2.6. Cash, deposits with financial institutions

m Composition:

31.12.2007 31.12.2006
EUR EUR

1,915,691.66 28,894,331.33

4.2.7. Prepaid expenses and deferred charges

m Composition:

31.12.2007 31.12.2006
EUR EUR

484,365.99 572,909.93

These items represent prepayments for interest expense.

4.3. Equity

4.3.1. Issued capital

m Composition:

NOMINAL VALUE NOMINAL VALUE ON
NUMBER PER SHARE 31.12.2007 31.12.2006
OF SHARES EUR EUR EUR

34,100,000 341,000,000.00 250,000,000.00

The issued shares represent individual share certificates. All shares are bearer shares. Issued
capital is fully paid in.
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m In accordance with a resolution of the Annual General Meeting on 31 May 2005, the
share capital of the company was increased from a nominal value of EUR 125,250,000.-- by a
nominal value of EUR 37,625,000.-- to a nominal value of EUR 162,875,000.-- through the issue
of 3,762,500 bearer shares in exchange for cash payment. This capital increase from authorised
capital was recorded in the company register on 16 March 2006.

The Annual General Meeting on 17 May 2006 approved an increase in the share capital of
the company from a nominal value of EUR 162,875,000.-- by a maximum nominal value of
EUR 87,125,000.-- to a maximum nominal value of EUR 250,000,000.-- through the issue of
up to 8,712,500 bearer shares in exchange for cash payment. Based on this authorisation, the
share capital of the company was increased from a nominal value of EUR 162,875,000.-- by a
nominal value of EUR 62,125,000.-- to a nominal value of EUR 225,000,000.-- through the issue
of 6,212,500 bearer shares in June 2006. This capital increase was recorded in the company
register on 22 June 2006.

The Annual General Meeting on 17 May 2006 also authorised an increase in the share
capital of the company from a nominal value of EUR 225,000,000.-- by a nominal value of
EUR 25,000,000.-- to a nominal value of EUR 250,000,000.-- through the issue of 2,500,000
new bearer voting shares with zero par value in exchange for cash payment. This capital increase
from authorised capital was recorded in the company register on 20 December 2006.

The Annual General Meeting on 22 May 2007 approved an ordinary increase in share capital,
which was subsequently carried out in June 2007, and increased share capital from a nominal
value of EUR 250,000,000.-- by a nominal value of EUR 91,000,000.-- to a nominal value of
EUR 341,000,000.-- through the issue of 9,100,000 shares of bearer stock. This ordinary capital
increase was recorded in the company register on 30 June 2007.

4.3.1.1. Shares held by third parties
m No shares are held by third parties, shareholders or independent companies on behalf of
ECO Business-Immobilien AG.

4.3.1.2. Treasury stock

| The company does not hold any shares as treasury stock.

4.3.1.3. Authorised capital

m The Annual General Meeting on 22 May 2007 authorised the Management Board to incre-
ase the share capital of the company by up to EUR 125,000,000.-- through the issue of up to
12,500,000 bearer shares at a minimum issue price of 100% of the proportional amount of share
capital in one or more segments, also under the full or partial exclusion of subscription rights in
exchange for cash or contributions in kind, and to also determine the issue price and conditions
in agreement with the Supervisory Board. This authorisation is valid up to 22 May 2012.
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4.3.1.4. Reciprocal investments (§ 240 (9) of the Austrian Business Code)

m There are no reciprocal investments.

4.3.2. Appropriated share capital

m Appropriated share capital was increased during the reporting year as a result of premiums
paid by shareholders in connection with the issue of shares. This position developed as follows:

BALANCE ON 31 DECEMBER 43,410,625.00 34,310,625.00

4.3.3. Reserves

4.3.3.1. Statutory reserves

| The appropriated reserves have already reached the maximum amount defined in § 130 of the
Austrian Stock Corporation Act.

4.3.4. Total profit [ loss

31.12.2007 31.12.2006
EUR EUR

BALANCE AT THE END OF THE FINANCIAL YEAR 3,251,339.39  -16,130,751.21

There are no restrictions on distributions.
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4.4, Provisions

4.4.1. Other provisions

m The amount of EUR 1,108,878.12 shown on the balance sheet (2006: EUR 2,295,456.82) is
comprised of the following provisions:

COMPOSITION: 31.12.2007 31.12.2006
EUR EUR

1,108,878.12 2,295,456.82

4.5, Liabilities

4.5.1. Trade accounts payable

COMPOSITION: 31.12.2007 31.12.2006
EUR EUR

3,725,708.01 5,489,919.88
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4.5.2. Amounts due to subsidiaries

COMPOSITION: 31.12.2007 31.12.2006
EUR EUR

TRANSFER OF RESULTS

7,375,646.70 21,352,142.71

4.5.3. Miscellaneous liabilities

COMPOSITION: 31.12.2007 31.12.2006
EUR EUR

70,763,634.88 34,190,049.24

m The amounts due to ECO Management GmbH in 2006 resulted from the management fee.
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Liabilities and remaining terms

CARRYING VALUE REMAINING REMAINING REMAINING
AS OF TERM TERM TERM
31.12.2007 UP TO ONE YEAR OVER ONE YEAR OVER FIVE YEARS

162,859,845.03 56,566,149.13 19,745,934.86 86,547,761.03

4.5.4. Expenses due and payable after the balance sheet date

m Other liabilities include expenses of EUR 115,077.60 (2006: EUR 618,203.48) that will only
become due and payable after the balance sheet date.

4.5.5. Collateral

m The company has provided collateral for bank loans in the form of mortgages. Shares in
Kapital & Wert Immobilienbesitz AG were pledged as collateral for a long-term loan granted by
Investkredit, which had a carrying value of EUR 8,509,646.64 as of 31 December 2007.

4.5.6. Subordinated capital

m Liabilities do not include any subordinated capital.
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4.6. Contingent liabilities

m The contingent liabilities shown on the balance sheet represent guarantees provided by
ECO Business-Immobilien AG, as the parent company of the Group, to lenders for financing
granted to Group companies. The outstanding commitment for the assumption of these
liabilities totalled EUR 324.9 million as of 31 December 2007 (31 December 2006: EUR 300 mill.).
This amount includes EUR 235.9 million (31 December 2006: EUR 231.8 mill.) of guarantees,
EUR 64.8 million (31 December 2006: EUR 42.9 mill) of sureties and EUR 24.1 million
(31 December 2006: EUR 25.3 mill.) of liability and comfort letters. The company has also
provided a joint and several interest payment guarantee for the financing of the BAWAG
portfolio, which covers a commitment of EUR 320 million.

With the exception of this joint and several interest payment guarantee, the company has
granted no other additional guarantees, accepted no other liabilities and holds no other
contingent liabilities on behalf of third parties that are shown on or below the balance sheet
(unless indicated otherwise in these notes).

5. Notes to individual positions on the income statement

m The income statements was prepared in accordance with the Austrian method under which
“total costs" are shown.

5.1. Revenues

m Revenues are comprised of the following:

Rental income 8,685,319.70 7,773,859.89
Income from operating costs 2,228,789.36 2,165,094.06

The company's revenues are generated entirely in Austria.
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5.2. Other operating income

m Income from the disposal of non-current assets totalled EUR 34,786.84 in 2007 (2006:
EUR 84,766.60) and resulted from the sale of an object and a stake in a property.

34,786.84 84,766.60

Other operating income resulted primarily from expenses charged on to subsidiaries, which are
included under other operating expenses.

5.3. Owner's operating costs

m Owner's operating costs consist of the following items

3,703,407.90 3,497,013.82
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5.4. Other operating expenses

m Other operating expenses include the following items

15,946,675.63 19,331,121.53
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5.5. Income from investments in subsidiaries

m Income of EUR 27,043,894.19 (2006: EUR 2,098,124.33) from investments in subsidiaries was
related to the company's investments in the following partnerships as well as distributions from
corporations.

Income from investments in partnerships:

2,187,029.23 2,098.124.33

m The distributions received by the company are listed in the following table:

31.12.2007 31.12.2006
EUR EUR

24,856,864.96

5.6. Income from the disposal of financial assets

m Income from the disposal of investments in other companies resulted from the sale of the
stakes held in the following entities during 2007:

The proceeds on the sale of these shares totalled EUR 14,095,013.20 (2006: EUR 9,910,602.60)
and were contrasted by expenses of EUR 8,981,585.79 (2006: EUR 3,218,524.18). The resulting
profit on sale equalled EUR 5,113,427.41 (2006: EUR 6,692,078.42).
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5.7. Expenses arising from investments in subsidiaries

m These expenses were related to the limited partnership investments held by the company in
the following entities:

31.12.2007 31.12.2006
EUR EUR

3,475,019.81 1,705,838.62
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5.8. Income taxes

m Income tax expense includes corporate income taxes of EUR 180,262.90 from Germany as
well as deferred taxes of EUR 80,027.73. This item also includes tax charges of EUR 468,208.74
for the transfer of losses from subsidiaries, which are based on the group tax agreement
concluded in 2005.

5.9. Capitalisable deferred taxes

m The company did not elect to utilise the option provided by §198 (10) of the Austrian Business
Code, which permits the recognition of deferred income taxes on timing differences between
commercial law profit and tax profit. Capitalisable deferred taxes as of 31 December 2007
totalled EUR 462,908.96 (2006: EUR 427,673.95).

The calculation of deferred taxes for 2007 is based on the current Austrian corporate tax rate
of 25%.
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6. Bodies of the company, employees

6.1. Employees

m The company had no employees during the reporting year.

6.2. Bodies of the company

B The Management Board was comprised of Friedrich Scheck (Chairman), Wolfgang Losch and
Wolfgang Gdssweiner during the reporting year. Mr. Ldsch resigned from the Board by mutual
agreement as of 31 December 2007. The members of the Management Board represent the
company together or with an officer.

The members of the Supervisory Board are:
B Franz Zwickl (Chairman)

m Alexander Schoeller (Vice-Chairman)

m Johann Kowar (Vice-Chairman)

m Giinter Kerbler (since 22 May 2007)

m Franz Hérmann

m Gottfried Johann Parizek

No credits or advances were granted to the members of the Management Board or Supervisory
Board, and the company did not enter into any guarantees on behalf of these persons.

Alexander Schoeller received fees of EUR 0.00 for legal services in 2007 (2006: TEUR 36).

The Supervisory Board received remuneration of EUR 83,200.00 for the reporting year. The
Management Board received no remuneration from the company.

Vienna, 20 March 2008

The Management Board

Friedrich Scheck m.p. Wolfgang Gdssweiner m.p.
Chairman of the Board, CEO Member of the Board, CFO



Schedule of Non-Current Assets as of 31 December 2007

ACQUISITION COST

NON-CURRENT ASSETS 01.01.2007 ADDITIONS DISPOSALS

TOTAL NON-CURRENT ASSETS 190,384,672.65 353,239,383.83 8,528,404.45

DEVELOPMENT OF ACCUMULATED DEPRECIATION

01.01.2007 DEPRECIATION DISPOSALS
FINANCIAL YEAR

5,087,263.75 2,977,322.91 50,366.29

5,087,263.75 2,977,322.91 50,366.29




4 Schedule of Non-Current Assets as of 31.12.2007

BOOK VALUES
TRANSFERS 31.12.2007 31.12.2007 01.01.2007 FISCAL YEAR
0.00 535,095,652.03 527,083,286.93 184,172,383.57 2,977,322.91

31.12.2007

8,014,220.37

8,014,220.37
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The Market Environment

m The European economies demonstrated sound growth in 2007. Preliminary calculations show
a GDP increase of 2.9% for the European Union and 2.6% in the Euro zone (Eurostat). Develop-
ment in the Euro zone was driven above all by strong domestic demand, rising employment and
a high pace of capital investment. This was contrasted by the steady increase in the value of
the Euro, a series of record oil prices and the liquidity crisis that was triggered by events on the
US mortgage market.

The liquidity shortage caused by the negative market sentiment led, in turn, to more restrictive
lending by banks. This situation had an effect above all on market participants who planned to
realise their investments with minimal equity. The result was a general market adjustment that
affected companies with a weak equity base, and thereby provided financial sound property
investors with numerous attractive opportunities for acquisitions.

The positive economic climate was also reflected on the European business property markets,
which recorded steady growth throughout 2007. All relevant markets reported an increase in
the demand for space and higher price levels. This development is underscored by a new all-time
high of EUR 236 billion in property investments during the past year.

The European business property markets in no way provided grounds for the growing pessimistic
sentiment on international financial markets in 2007. Only the commercial property market in
Great Britain registered a decline in the prices for office buildings (-8.7%), and that during the
fourth quarter of the year.



The Market in Austria

m Vienna and Austria again numbered among the most stable business property markets in
the world during 2007. Rentals rose by a substantial margin to a high of 470,000 m2, while the
vacancy rate fell to 5.2%. The highest demand was recorded in the inner city of Vienna, especial-
ly for office space in revitalised, historical buildings. This premium subsegment was responsible
for 479% of all new rentals in 2007. Top rents rose for the first time since 2003 and equalled
EUR 22/m2. However, the office market in Vienna is still one of the most favourably priced
European locations in international comparison.

Aclear trend to inner city projects was noted on the market for retail properties in Austria during
2007. This drove the top rents for retail space, above all in Vienna's inner city, to a record level of
EUR 300/m2. In the booming specialty shopping centre segment, the shift from pure discounting
to a quality orientation continued throughout 2007. This development was reflected in increasing
efforts to improve quality, for example through higher quality architecture and furnishings. As
a consequence of these improvements, specialty shopping centres in Austria have become
increasingly interesting for international tenants.

The Market in Germany

| The robust economic recovery in Germany was reflected in declining vacancies and rising top
rents on the business property markets in this country. The primary driver for this growth was
the demand for space, which reached the highest level since the record year of 2000. However
in contrast to 2000, when demand originated largely from the new economy sector, the basis
was widely diversified in 2007. The development of the employment market was positive in all
branches. As a result of the supply and demand relation, rental prices rose on average as well
as at top locations. Above-average increases were recorded for rents in Frankfurt (+5.7%) and
Munich (+5.3%), while the top rents in Berlin increased 2.4% to EUR 21/m2.

The average vacancy rate in the five most important office locations in Germany - Berlin,
Disseldorf, Frankfurt, Hamburg and Munich - declined from 10.7% at the end of 2006 to 9.7%
at year-end 2007. In Frankfurt and Disseldorf vacancies remained high with double-digit rates
of 13.7% and 10.9%, respectively. The other three cities were below the 10%-mark, whereby the
lowest vacancy rate was recorded by Hamburg at 7.2%. Demand was extremely high, especially
for inner city locations, and an increasing number of potential tenants was forced to fall back
on projects under construction.
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The Market in Eastern Europe

m Dynamic economic growth and a high level of direct investment were also responsible for
the strong demand for commercial space on markets in the CEE region. Demand in this region
has risen by 20% over the last ten years, in particular due to the relocation of West European
companies to the CEE states. The office space in the CEE capitals (Belgrade, Bratislava, Bucharest,
Budapest, Moscow, Prague, Sofia, Warsaw and Zagreb) totalled 18 million m2 at the end of 2007.
The vacancy rate declined steadily throughout the year and averaged 6% for 2007, whereby the
only exception was Moscow with a slight rise in vacancies. Top rents remained relatively stable
throughout the entire region except for Moscow, Warsaw and Budapest, where the top rents
rose slightly in Budapest and significantly in Warsaw and Moscow.

The Development of Business

m As of 31 December 2007 the ECO property portfolio comprised 127 objects in Austria,
Germany, Luxembourg and the CEE region. The largest number of properties by far is still located
in Austria, with a total of 103 at the end of the reporting year. Activities for 2007 also focused on
selective expansion in Germany and an increase in development projects in the CEE region.

The distribution of the Group's properties between the investment and trading portfolios was
relatively balanced in 2006, but the reporting year saw a shift to 73 investment objects versus
46 trading objects at year-end 2007. The development portfolio now represents an attractive
addition to the company's strategy with eight projects in progress” as of 31 December 2007.
The ECO portfolio comprised 615,000 m2 of completed and rentable space at the end of the
reporting year, which represents an increase of 320% over the comparable prior year level of
463,300 m2. Including the space under construction in development projects, the portfolio grew
from 469,000 m2 to 668,000 m2 or by more than 40% during 2007.

New acquisitions and the active management of properties led to an increase in property assets
from EUR 697.22 million at year-end 2006 to EUR 1.23 billion as of 31 December 2007. This
substantial growth of 76.9% or EUR 535.86 million in the value of the property portfolio resulted
above all from the purchase of a 60% stake in the BAWAG portfolio, which includes 14 objects
with 143,200 m2 of usable space (including 754 garage spaces at 20 m2 each).

The core business of ECO is bundled in the investment portfolio, which comprised the major part
of property assets at 91.8%. The share of property assets represented by the trading portfolio
varies substantially because of the ongoing sales, and totalled 4.7% at year-end 2007. Invest-
ments in the development portfolio equalled 3.4% of property assets as of 31 December 2007.
In keeping with the strategic focus of the company, investments for the reporting year were
concentrated on offices (41.3%) and retail objects (30.7%).

1) This includes a project in Hungary that is owned by an associate in which the Group holds a stake of 40%. ECO has an option to acquire the
remaining 60% of the shares based on a previously agreed value for the property. The total investment is estimated at EUR 9.0 million.



ECO increased its focus on property development during the past year. These projects were
started together with well-known partners in the core markets of Austria and Germany as well
as in Luxembourg and the CEE region. At the end of December 2007 ECO was involved in eight
development projects with an estimated total volume of EUR 106.56 million. Development
activities comprised 8.6% of the ECO portfolio as of 31 December 2007 (forecasted total costs to
property assets, including construction in progress), and plans call for the gradual expansion of
these projects in order to create additional opportunities for an increase in value and earnings.
ECO has also defined specific entry criteria for the development sector, which will ensure that
funds are only invested in attractive opportunities that carry limited and calculable risk. The key
factor is an advance agreement with the developer for a fixed return, which is based on realistic
assumptions for future rental income.

The occupancy rate for the completed objects in the ECO portfolio equalled 84.7% as of
31 December 2007, compared with 87% at year-end 2006. However, it should be noted that
this calculation covers all portfolio objects - including the space currently under renovation.
For example, this occupancy rate also reflects a property in Vésendorf (Austria) with approx.
24,000 m2 of vacant space, for which a development concept is currently in preparation.
Excluding this space, the occupancy rate would have been roughly five percentage points higher.

The equity required for the company's growth was raised through a capital increase, which
expanded equity from EUR 268.18 million by EUR 119.48 million to EUR 387.66 million.

Earnings

m ECO Business-Immobilien AG acquired properties and property companies primarily with
the goal of holding these investments over the long-term for the generation of rental income.
In addition, the property trading segment was established in 2006 to sell objects that are held
jointly with conwert Immobilien Invest SE. ECO Business-Immobilien AG is also active in the
development of properties through its subsidiaries.

The business segments of ECO Business-Immobilien AG can therefore be classified in the
following areas:

m Property investments (directly as well as indirectly through property companies)
m The acquisition and sale of properties and property companies, and
m Property development.

Accordingly, the income statement of ECO Business-Immobilien AG presents revenues (rental
income and income from operating costs), income from the disposal of non-current assets,
income from investments in subsidiaries and income from the disposal of investments in other
companies.
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Rental income equalled EUR 8.69 million and operating costs charged out totalled
EUR2.23millionin2007.Thelargestcomponentofrentalincomewasrecordedintheofficesectorwith
EUR 4.03 million, followed by retail space with EUR 2.02 million. The growth in rental income
over the prior year level of EUR 7.77 million resulted from an increase in properties during 2006,
which were under management for the entire reporting year, as well as new rentals during
2007.

The company sold one object in the province of Upper Austria and a section of a piece of land
in Wiener Neudorf during the reporting year. These transactions generated TEUR 35 of income
from the disposal of non-current assets.

Income of EUR 27.04 million from subsidiaries comprises income from partnerships
(EUR 2.19 million) and distributions from corporations in the ECO Group (EUR 24.86 million).

Earnings indicators do not serve any analytical function for ECO Business-Immobilien AG
because of the company's predominant function as a holding organization and the operating
loss that resulted above all from the cost of the capital increase.

Income from interest, securities and similar items

m Income of EUR 5.11 million from the disposal of financial assets resulted from the sale of a
10% stake in TPl Tourism Properties Invest AG as well as four property companies that were held
in trust by Immobilien-Allianz Holding GmbH for ECO Business-Immobilien AG. The proceeds on
sale of EUR 14.10 million for these shares were contrasted by expenses of EUR 8.98 million.

Owner's expenses of EUR 3.70 million include, among others, EUR 2,23 million of operating costs
charged to tenants, EUR 0.73 million of operating costs for vacant space, EUR 0.21 million for
valuation adjustments to rents receivable and EUR 0.20 million for property-related advertising
and marketing.

Operating profit was negative at EUR 11.50 million because of high non-recurring costs that
included one-time expenses for the capital increase (EUR 11.64 million), capital investment tax
(EUR 1,00 Mio.) and non-recurring credit expenses (EUR 0.26 million). After the exclusion of
these non-recurring effects, operating profit was clearly positive and also covered depreciation
(EUR 2.98 million).

Net profit for 2007 equalled EUR 19.38 million. This development was supported by positive
financial results of EUR 31.61 million, which were related primarily to income from subsidiaries
(EUR 27.04 million).



Asset and Financial Position

m The balance sheet total of the company rose from EUR 392.94 million in 2006 to EUR 553.32
million as of 31 December 2007.

ECO Business-Immobilien AG directly owned 16 properties as of 31 December 2007. The directly
held portfolio was enlarged by the purchase of one object and reduced by the sale of another
object during the reporting year. As a result, the book value of direct property assets rose from
EUR 146.12 million in 2006 to only EUR 160.51 million as of 31 December 2007 (position “land,
rights to land and buildings, including buildings on land owned by third parties").

The position “shares in subsidiaries” totalled EUR 79.53 million (2006: EUR 37.39 million) and
includes 21 (2006: 16) investments in other companies as well as 13 property companies held in
trust for ECO Business-Immobilien AG, which own a total of 111 objects (21 in Germany, one in
Luxembourg, one in Hungary and one in Ukraine). This property portfolio also includes the trading
portfolio with 46 objects in Austria, in which the ECO Group and the conwert Group held equal
stakes as of 31 December 2007. At the end of the reporting year the 46 objects in the trading portfolio
were owned by 13 property companies, in which 50% of the shares were held by Immobilien-Allianz
Holding GmbH, a subsidiary of ECO Business-Immoabilien AG, in trust for ECO Business-Immobilien
AG. Therefore, these companies can be directly assigned to ECO Business-Immobilien AG.

Loans to subsidiaries and receivables due from subsidiaries equalled EUR 287.04 million and
EUR 8.10 million, respectively, as of 31 December 2007. These funds were provided only to
subsidiaries included in the consolidated financial statements through full or proportional
consolidation. The financing for the subsidiaries is generally related to the acquisition of properties.
The settlement accounts of the subsidiaries carry interest at a rate of 4% per year.

Issued capital was increased from EUR 250.0 million to EUR 341.0 million, or by a total of
EUR 91.0 million, through a public offering. The capital increase generated a premium of
EUR 9.1 million, and raised capital reserves to EUR 43.41 million as of 31 December 2007.

The company was financed with EUR 387.66 million of equity and EUR 165.66 million of debt
(EUR 2.80 million of provisions, EUR 80.99 million of loans from banks, EUR 70.04 million of
other loans and EUR 7.38 million of amounts due to subsidiaries) as of 31 December 2007. This
representsan equity ratio of 70.1%. In order to optimise the return on equity, the long-term goal of the
ECO Group is an equity ratio equal to roughly one-third of total assets.

Due to a change in the financing structure of the Group, equity equalled only 73.6% of non-current
assets as of 31 December 2007 (2006: 144.7%). Net debt (interest-bearing debt less cash and cash
equivalents) totalled EUR 156.49 million compared with EUR 84.54 million in the previous year.
Capital employed reached EUR 250.76 million (2006: EUR 192.73 million) and gearing (net debt in
relation to equity) 0.40 after 0.32 in 2006. Working capital declined from EUR 12.33 million as of
31 December 2006 to EUR -41.71 million.

Cash flow from financing activities equalled EUR 159.05 million in 2007 (2006: EUR 180.65 million)
and cash flow from investing activities EUR -201.35 million (2006: EUR -126.90 million). Together
with cash flow of EUR 15.32 million (2006: EUR -50.33 million) from operating activities, total cash
flow equalled EUR 26.98 Mio. (2006: EUR 3.42 million).
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Hedges with a volume of EUR 85.68 million were concluded for the period up to 2025 to cover
long-term interest-bearing debt held by the company as of 31 December 2007. Of the total
financing volume hedged through swaps, EUR 3.95 million were hedged through swaps con-
cluded by subsidiaries. The company held no foreign currency credits as of 31 December 2007.

These hedges are designed to convert variable interest-bearing credits and credits with fixed
interest rates in order to eliminate the effects of interest changes on the hedged items in the
future.

Risks and Risk Management

m Market risk

The development of the property market is influenced by general economic factors and the
business climate. The expected decline in the birth rate, change in disposable income and
gross domestic product, fluctuations in interest rates, changes in the tax system, the scope of
economic growth and similar factors influence the general economic climate and, in turn, the
demand for business properties. These shifts lead to changes in realisable rents and an increase
or decrease in the purchase and sale prices of business properties.

The many years of experience compiled by the Management Board and the constant monitoring
of market information allow ECO Business-Immobilien AG to react quickly to changes in the
market environment. ECO is able to estimate and manage these risks because of the strict selec-
tion criteria it applies to properties and its extensive market knowledge. In addition, all objects
are valued by an independent expert prior to acquisition.

| Interest rate risk

In order to reduce the risk associated with fluctuations in interest rates, ECO relies on an
appropriate equity/debt structure that can also be increased if necessary to reflect interest rate
changes. The company also uses interest rate hedges to manage this risk.

m Legal risks

The company's growing activities in foreign markets have increased the need to focus on legal
risks. Therefore, every acquisition is preceded by an analysis of general economic conditions and
the legal framework of the relevant market. ECO only invests in markets that have a compara-
ble level of security to the company's home markets in Austria and Germany. All these factors
significantly minimise the legal risk associated with market entry from the very beginning.

m Default on rentsfvacancy risk

ECO works to minimise the risk of lost rents through selective property acquisitions that
meet strict parameters. All objects must demonstrate a tenant structure that is characterised
by long-term leases and high occupancy. Moderate rents give these properties an optimal
balance between price and offering, which makes them especially attractive for tenants. Objects
with higher vacancy levels are only acquired if appropriate measures can improve the overall
occupancy over the short- to medium term.



m Location

The location can be viewed as the central risk factor for a property investment - it has a decisive
influence on the occupancy rate and the market value of an object. ECO therefore carries out a
thorough examination with infrastructure and site analyses to determine the attractiveness of
a property's location prior to each acquisition, and thereby eliminates the risk of a loss in value
due to an unfavourable site.

m Development risk

In the future ECO also plans to increase its activities in the project development sector, either
directly or through subsidiaries. Development projects will only be pursued if at least the major
approvals and permits for the construction of the object have been granted, if there is a realistic
chance to rent most of the space before completion, and if the construction costs and comple-
tion schedule are definite.

m Resale risk

ECO reduces the risk of being unable to resell a property at an appropriate price with its selective
approach to investments. The marketability of an object, e.g. the opportunities for resale, are
evaluated at the time of purchase. The ECO properties are attractive, offer good infrastruc-
ture connections and are increased in value through active property management - and these
factors minimise the risk on resale.

As of the balance sheet date on 31 December 2007, the Management Board was unable to
identify any risks that could endanger the existence of the company.

Shares and Shareholders

m The share capital of ECO Business-Immobilien AG totalled EUR 341,000,000 as of
31 December 2007. It is divided into 34,100,000 bearer shares of voting stock with zero par value,
which represent a proportional stake of EUR 10.00 each in share capital. The share capital of the
company is paid in full.

All shares are securitised in an amendable collective instrument, which was deposited with
QOesterreichische Kontrollbank Aktiengesellschaft, Am Hof 4, A-1010 Vienna, as the custodial
bank. The articles of association do not permit the issue of individual share certificates. All shares
issued by the company as of 31 December 2007 are admitted for trading on the Vienna Stock
Exchange. The security identification number (ISIN) of the ECO share is ATO000617907.

Each share of ECO Business-Immobilien AG entitles the owner to attend the annual
general meetings and exercise his/her voting rights, whereby each share represents one vote. No
shareholder has special rights of control. The Management Board is not aware of any limitations
on voting rights based on agreements between shareholders.

The information available to the Management Board as of 31 December 2007 indicates that
only conwert Immobilien Invest SE holds more than 20% of share capital. The remaining shares
represent free float. Based on the information available to the Management Board, there have
been no major changes in the shareholder structure since the balance sheet date.
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Changes in the articles of the association generally require the approval of the annual
general meeting. However, the Management Board was authorised by a resolution of the Annual
General meeting on 22 May 2007 to increase the share capital of the company on or before
22 May 2012 by up to a nominal value of EUR 125,000,000.-- through the issue of up to
12,500,000 bearer shares at a minimum issue price of 100% of the proportional amount of share
capital per share in one or more segments, also under the full or partial exclusion of subscrip-
tion rights or through indirect subscription rights in exchange for cash or contributions in kind.
Furthermore, the Management Board is authorised to determine the issue price and conditions
in agreement with the Supervisory Board (authorised capital). The Supervisory Board of the
ECO Business-Immobilien AG is empowered to approve amendments to the articles of associa-
tion that are related to the issue of shares from authorised capital. The Management Board and
Supervisory Board have not been granted any powers that are not derived directly from law, in
particular the Management Board is not authorised to repurchase shares in the company.

Management Board and Supervisory Board

m The members of the Supervisory Board are elected by the annual general meeting. In
accordance with § 11 of the articles of association of the company, the Supervisory Board elects
a chairman and one or two vice-chairmen from among its members each year at a meeting that
takes place immediately after the annual general meeting and for which no special invitation
is required.

The Management Board is appointed by the Supervisory Board.

The rules of procedure for the Supervisory Board and Management Board permit the nomination
of persons to these bodies for the last time in the year in which the member of the Supervisory
Board or Management Board reaches his/her 70th birthday.

ECO Business-Immobilien AG has not concluded any agreements to pay compensation to
members of the Supervisory Board or Management Board or employees of the company if a
public offer is made for the purchase of shares. Moreover, the company is not a party to any
significant agreements that could be amended or terminated if there is a change of control in
the company following a takeover offer.

Outlook on 2008

m ECO expects favourable developments on the property markets in its core countries of
Austria and Germany as well as the CEE region throughout 2008. Economic growth is forecasted
to weaken slightly in comparison with 2007, but the demand for office and retail space should
remain stable. In the core markets of ECO, rental prices should also continue at a constant level
or increase slightly in individual areas.

Forecasts indicate that the prevailing liquidity shortage should gradually subside. This will create
numerous attractive opportunities for the acquisition and sale of high-quality properties. The
price level for development projects should normalise, above all in the CEE region, and open new
opportunities for investment. At the same time the pressure from financially powerful property
investors — for example, the closed funds in Austria and Germany - will provide for steady
demand for sales.



ECO will concentrate on active property management, profitable trading activities and a growing
focus on project development to increase earnings in this market environment. The property
portfolio will also be expanded through selective acquisitions, whereby pure volume growth has
never been part of the ECO strategy.

The active management of properties and innovative realisation concepts will be used to make
the current portfolio even more attractive. One focal point of activities will be formed by
the former BAWAG properties, which were acquired at the end of 2007 together with SIGNA
Holding. The premium objects, above all in the first district of Vienna, will be adapted for dif-
ferent uses and thereby increased in value. The other properties will also be improved through
ongoing optimisation measures. For example, a shopping area in the southern part of Vienna,
which was constructed in 1975, will be expanded to include an annex with approx. 7,700 m2 of
retail and office space as well as approx. 270 garage spaces.

ECO plans to continue its profitable trading activities with the sale of individual objects in
2008, and will reinvest the proceeds in new projects. These sales will involve objects from both
the investment and trading portfolios. ECO only sells properties when the proceeds on sale
exceed the long-term income generated by rental and, at the same time, attractive investment
alternatives are available.

The Group will also continue to invest in development projects, which are realised together
with well-known partners in the core markets of Austria and Germany as well as in the CEE
region. This allows ECO to profit from opportunities to increase value and earnings. The develop-
ment projects started during the reporting year in Austria, Germany, Luxembourg, Hungary and
Ukraine will be continued in 2008 and new projects are currently under evaluation.

These factors will be reflected in the company's revenue and earnings indicators. ECO expects a
further increase in rental revenues during the coming year. The increased sale of properties will
generate additional income and represent a major component of earnings in the future. Higher
rental revenues and the profitable sale of properties will lead to a further improvement in cash
earnings during 2008.

ECO will structure its financing to also maintain a sound balance of equity and debt in 2008.
A solid equity base, positive cash earnings and high internal financing power that is supported
by ongoing trading activities will provide support for the implementation of the company's

planned activities.

Vienna, March 2007

ECO Business-Immobilien AG

Friedrich Scheck Wolfgang Gdssweiner e.h.
Chairman of the Management Board, CEO Member of the Management Board, CFO
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5 Audit Opinion for the Individual Financial Statemets ]

We conducted our audit in accordance with laws and regulations applicable in Austria and
Austrian Standards on Auditing. Those standards require that we plan and perform the audit
to obtain reasonable assurance whether the financial statements are free from misstatement
and whether we can state that the management report is in accordance with the financial
statements. In determining audit procedures we considered our knowledge of the business, the
economic and legal environment of the company and as well as the expected occurrence of

errors.

The audit involves procedures to obtain evidence about amounts and disclosures in the financial
statements predominantly on a sample basis. An audit also includes assessing the accounting
principles used and significant estimates made by management as well as evaluating the overall
financial statement presentation. We believe that our audit provides a reasonable basis for our
opinion.

Our audit did not give rise to any objections. In our opinion, which is based on the results
of our audit, the financial statements are in accordance with legal requirements and present
fairly in all material respects, the financial position of the ECO Business-Immobilien AG as of
31 December 2007 and of the results of its operations and its cash-flows for the fiscal year from
1 January to 31 December 2007 in accordance with Austrian generally accepted accounting
principles. The management report is in accordance with the financial statements.

Vienna, 20 March 2008

AUDITOR TREUHAND GMBH
Wirtschaftspriifungs- und Steuerberatungsgesellschaft

Martin FEIGE Peter GRATZ (Proxy)
Certified Public Accountants

Our advance consent is required for the publication or distribution of these annual financial statements in a form other than the certified
version, if our audit opinion is cited or reference is made to our audit.
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