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Highlights Q3/2007

Property portfolio

n Active property management makes ECO properties more profitable

n Attractive cash flows from trading activities

n Prominent new rentals in the ECO portfolio

Key data

n Further improvement in revenues and earnings

n Revenues increase 36% to EUR 35.8 million

n EBIT nearly doubles to EUR 40.8 million

Capital market

n Market climate remains difficult for property stocks

n Increase in substance value (NAV) per share

n Analysts issue buy recommendation for ECO share 

Austria            Germany          CEE (Czech Republic)

REVENUES 1-9/2007
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COMPANY DATA 
IN TEUR

Rental income

Revenues

Earnings before interest and tax (EBIT)

Profit before tax (EBT)

Profit for the year (excl. minority interests)

Cash flow from operating activities

FFO (funds from operations) 1)

Equity (excl. minority interests) 

Balance sheet total

1-9/2007

29,369

35,818

40,833

27,303

20,149

2,271

13,379

410,517

878,737

1-9/2006

22,498

26,370

20,602

12,107

9,178

(1,651)

9,048

256,834

731,260

1-12/2006

32,129

38,803

38,280

24,739

17,900

1,533

16,957

294,701

808,088

PROPERTY DATA

Number of objects

Thereof investment / trading / CEE

Rental space in m2 1)

Garage spaces (number)

Property portfolio (in TEUR)

Thereof construction in progress (in TEUR)

30.09.2007

113

60 / 52 / 1

481,200

2,432

755,173

30,488

30.09.2006

146

68 / 77 / 1

444,700

1,977

650,841

0

31.12.2006

126

54 / 71 / 1

463,400

2,339

697,223

3,892

0.6%

29.4% 70.0%

EARNINGS PER SHARE (EUR)
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1) Garage spaces are included at 20 m2 each

1) Profit before tax + depreciation and amortisation +/- fair value adjustments – income taxes paid
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PROPERTY 
PORTFOLIO
as of 30.09.2007

Investment portfolio

Thereof Austria

Thereof Germany

Trading portfolio

CEE portfolio

TOTAL
Properties under construction

PROPERTY PORTFOLIO

SPACE1)

(m2)

432,400

299,400

133,000

46,500

2,300

481,200

OFFICES

(%)

40.3

44.0

32.0

37.6

0

39.9

RETAIL

(%) 

32.1

30.3

36.4

11.0

0

29.9

RETURN2)

(%)

5.6

5.2

6.3

5.1

7.1

5.5

VACANCY
RATE
(%)

13.3

15.9

7.2

23.9

0

14.2

IFRS CARRYING
VALUE
(TEUR)

659.197

457.051

202.146

61.803

3.684

724.685
30.488

755.173

* Incl. construction in progress
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PROPERTY PORTFOLIO (EUR MILL.)*

RENTABLE SPACE BY REGION 
AS OF 30.09.2007

0.5%

27.6% 71.9%

RENTABLE SPACE BY SECTOR 
AS OF 30.09.2007

6.4%

13.7% 39.9%

10.1%

29.9%

1) Garage spaces were included at 20 m2 each

2) Annualised monthly rent as of June based on IFRS carrying value

Development of the portfolio

The development of business at ECO Business-Immobilien AG focused on the selective expansion

and optimisation of the property portfolio as well as active property management and the sale

of selected objects during the first nine months of reporting year. Property assets held by the

company totalled EUR 755 million as of 30 September 2007, compared with EUR 651 million at

the end of the third quarter of 2006. Rentable space rose to 481,200 m2 within a year as the

result of acquisitions. As of the reporting date on 30 September 2007 the ECO property portfolio

comprised 113 objects: 60 properties in the investment portfolio, 52 in the trading portfolio and

one object in Prague. In addition, the Group concluded a forward purchase agreement for six

retail properties in Hungary.

In keeping with the positioning of the company, the property portfolio is comprised primarily of

offices (40%) and retail properties (30%). The investment portfolio represents EUR 689.7 million

or 91.3% of total assets, while the trading portfolio declined to EUR 61.8 million or 8.2% following

the profitable sale of selected objects. The share of assets in the CEE region equals 0.5%.

Active property management and innovative realisation concepts allowed ECO to increase not

only the value but also the attractiveness of its objects during the third quarter of 2007. A 

further factor in the optimisation of the portfolio was the sale of trading properties, which has

since become an important driver for EBIT. The conclusion of agreements for development 

projects formed another focal point of activities: at the end of September 2007 ECO held 

investments in six development projects with a total value of over EUR 60 million.

Garage spaces were included at 20 m2 each

Garage spaces were included at 20 m2 each

Offices           Specialty shopping centres / shopping malls            Self-service markets            Other           Development projects

Austria            Germany           CEE (Czech Republic)

Offices          Retail           Commercial & Logistics

Garages                           Other



Management Report

Report by the Management Board

ECO Business-Immobilien AG successfully continued its selective expansion course during the

third quarter of 2007. During the first nine months of this year, organic growth combined with

the active management of the property portfolio and selective acquisitions led to an increase in

rental revenues and the value of properties, while the expansion of trading activities generated

higher gains on sale.

The strengths of the ECO strategy – to establish a position as a niche player on the business

property market and safeguard high growth through selective acquisitions, property manage-

ment that is specifically directed to improve earnings and increase value as well as profitable

sales from the portfolio – became increasingly important as a result of the current volatility on

the capital market. This strategy – which is designed to optimise risk and income – will also

allow ECO to realise sustainable organic earnings growth in the future and make certain that

the company is not solely dependant on growth through acquisitions or new infusions of cash.

In this way, ECO is well-equipped to meet the opportunities and challenges of the European

property market.

Active property management brings increase in value

ECO not only expanded its property portfolio throughout the first three quarters of 2007, but

also improved the attractiveness of the individual objects through active management. These

activities also led to the conclusion of rental contracts with prominent tenants, both at the

SpreeEck in Berlin and the two reference projects, the campus21 and Opernringhof, in Vienna.

The current business climate has led ECO to take an extremely cautious approach to acquisitions,

in order to make optimal use of the liquidity shortages experienced by other property compa-

nies as a result of the financial market crisis. Contracts were signed for two attractive acquisi-

tions during the third quarter of 2007: a development project at a prime location in Munich and

an office property in the established commercial area of Erbenheim in Wiesbaden. These two

transactions have a combined investment volume of approx. EUR 19 million and will be closed

in 2008.

ECO also focused on development projects, which are carried out together with well-known

partners in the core markets of Austria and Germany as well as in the CEE region. Development

projects currently represent 4% of the company’s portfolio, and plans call for the successive

expansion of these activities to create additional opportunities for an even stronger increase in

value and earnings.

As of 30 September 2007 the property portfolio comprised 113 objects with a total value of 

EUR 755.2 million, which reflects an increase of EUR 58.0 million since the end of 2006. Within

one year, the value of the property portfolio has grown by EUR 104.3 million. The total rentable

space in the portfolio rose to approx. 481,200 m2.

Sales from the trading portfolio also generated sound gains: 20 properties, one development

project and seven apartments with a combined value of approx. EUR 38.2 million were sold at

a profit during the first nine months of 2007. 
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RENTAL INCOME BY USE
1-9/2007

9.9%

2.7%

39.1%

2.5%

45.8%
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DEVELOPMENT OF EBIT (TEUR)

Further improvement in revenues and earnings

Significant improvement was recorded in revenues and earnings during the first three quarters

of 2007, whereby revenues increased 36% year-on-year to EUR 35.8 million. This sound 

development was based above all on organic effects and new rentals in the existing portfolio

as well as acquisitions in Austria and Germany. The sale of properties as part of the Group’s 

trading activities generated a gain of EUR 6.0 million (1-9/2006: EUR 1.5 mill.) and the profit

margin equalled roughly 15% based on the latest recorded values. The adjustment of the 

property portfolio to reflect fair value in accordance with IFRS contributed EUR 13.5 million to

earnings. These revaluations resulted above all from specially designed measures as part of the

Group’s asset management activities as well as an increase in the market values of objects in

attractive locations, and totalled roughly 2% of investment property.

This positive development led to an improvement of 98% in operating profit (EBIT) to EUR 40.8

million. Gains on the sale of properties reached approx. 15% of EBIT, compared with only 7%

for the first three months of 2006. Profit before tax (EBT) increased 126% to EUR 27.3 million.

Income tax expense totalled EUR 6.9 million for the reporting period, with the major component

of this figure representing deferred taxes and only EUR 0.5 million cash payments. Profit for the

year (after minority interest) rose to EUR 20.1 million, for an increase of 120% over the 

comparable prior year period. Earnings per share for the first three quarters of 2007 rose from

EUR 0.52 to EUR 0.73.

Cash flow from operating activities totalled EUR 2.3 million for the reporting period, compared

with EUR -1.7 million in the first three quarters of 2006. Funds from operations (FFO) equalled

EUR 13.4 million, compared with EUR 9.1 million for the first three quarters of 2006. 

Net asset value (NAV) increased 5.5% within a single year to EUR 12.04 per share. At the end of

June 2007, NAV equalled EUR 11.90 per share.

Outlook on 2007

ECO plans further investments in the core markets of Austria and Germany as well as the CEE

region during the last three months of 2007. The value of the portfolio – including current

development projects – should increase to more than EUR 1 billion within the near future in

relation to the acquisitions currently under negotiation. 

The Management Board of ECO expects a significant improvement in revenues and earnings

over the previous year as a result of the sound development of business during the first nine

months of 2007. This development will also be supported by attractive investment opportunities

and the potential for a futher increase in the value of the existing portfolio.

Vienna, November 2007

The Management Board

Friedrich Scheck     Wolfgang Lösch     Wolfgang Gössweiner

* Equity excl. minority interests / number of outstanding shares
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Offices          Retail           Commercial & Logistics

Garages                           Other



Segments
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KEY DATA ON THE INVESTMENT
PORTFOLIO (EXCL. CEE)
Number of objects

Total rentable space 1)

Garage spaces

Vacancy rate

Property portfolio

Thereof properties under construction

Revenues

EBIT

30.09.2007

60

432,400

2,124

13.3%

689,668

30,471

31,794

37,711

(nr.)

(m2)

(nr.)

(%)

(TEUR)

(TEUR)

(TEUR)

(TEUR)

30.09.2006

68

398,300

1,960

11.0%

573,532

0

25,050

19,409

31.12.2006

54

403,700

2,033

12.2%

601,056

2,171

35,067

33,957

KEY DATA ON THE 
TRADING PORTFOLIO 1)

Number of objects

Total rentable space 2)

Garage spaces

Vacancy rate

Property portfolio

Thereof properties under construction

Revenues

EBIT

30.09.2007

52

46,500

291

23.9%

61,803

0

3,806

4,376

30.09.2006

77

44,200

199

17.4%

73,885

0

1,124

670

31.12.2006

71

57,400

289

18.5%

96,166

1,721

3,451

6,118

The Investment Portfolio

The investment portfolio equalled EUR 689.7 million or 91.3% of total property assets as of 

30 September 2007 and generated 88.9% of Group rental income for the reporting period. The

strategic focus of the investment portfolio remained on office and retail properties at prime

locations in Austria and Germany. Six objects were added to this portfolio during the first nine

months of 2007, whereby activities in the third quarter concentrated on optimisation through

active property management and the conclusion of contracts for acquisitions that will take

place in 2008. 

ECO was again able to demonstrate its expertise in active property management during the

reporting period, among others on the largest single object in the portfolio, the campus21.

Innovative realisation concepts and cooperation with the bena Group for fully equipped 

mini-offices further improved the attractiveness of this location. The occupancy of the 

properties was also increased with rentals to first-class tenants: agreements were concluded

with prominent renters such as the BMW Foundation Herbert Quandt in Berlin’s SpreeEck and

the embassy of the Ivory Coast in Vienna’s Opernringhof.

The Trading Portfolio

During the first nine months of 2007 transactions in the trading portfolio involved the sale of

20 objects, one property under construction and seven apartments with a combined value of

approx. EUR 38.2 million as well as the purchase of one object. The resulting gain on sale total-

led EUR 6.0 million, which represents a profit margin of 15%. Properties in the trading portfo-

lio generated rental income of EUR 6.0 million, or 10.3% of the total rental income recorded by

ECO during the first three quarters of 2007. The company’s trading activities continue to focus

on high-quality property portfolios in Austria.

1) Garage spaces were included at 20 m2 each

1) ECO acquired one-third of the trading portfolio in June 2006 and increased its stake to 50% in December 2006

2) Garage spaces were included at 20 m2 each

(nr.)

(m2)

(nr.)

(%)

(TEUR)

(TEUR)

(TEUR)

(TEUR)
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KEY DATA ON THE CEE PORTFOLIO

Number of objects

Total rentable space 1)

Garage spaces

Vacancy rate

Property portfolio

Thereof properties under construction

Revenues

EBIT

30.09.2007

1

2,300

17

0%

3,702

17

218

265

30.09.2006

1

2,300

17

0%

3,424

0

197

522

31.12.2006

1

2,300

17

0%

3,569

0

285

831

The CEE Portfolio

The CEE portfolio included one property in the Czech Republic as well as a forward purchase

agreement for six retail objects in Hungary as of 30 September 2007. The expansion of the 

portfolio in the CEE region will represent a maximum of EUR 150 million, and will take place

through ECO Eastern Europe Real Estate AG, a majority holding of ECO Business-Immobilien AG.

The investment pipeline in the CEE region is managed by the Leon Shpilsky, a native Ukrainian

and COO of this local subsidiary. ECO also follows its conservative acquisition principles in the

CEE region. Investments in completed projects must produce an average minimum return of

8%, while investments in development projects must generate an average minimum return of

12% - both subject to an actual or expected maximum vacancy rate of 5%. 

At the end of September 2007 several projects in Ukraine and Bulgaria were in an advanced

stage, and will support the further expansion of the CEE portfolio by the end of this year. 

These projects represent two retail and four office properties with a total volume of approx. 

EUR 290 million. Development projects are also under evaluation in the CEE region, above all a

high-quality office complex in the rapidly growing Ukrainian city of Saporischya.

(nr.)

(m2)

(nr.)

(%)

(TEUR)

(TEUR)

(TEUR)

(TEUR)

1) Garage spaces were included at 20 m2 each
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 Interim Financial Statements



ASSETS

Non-current assets
Intangible assets

Property, plant and equipment

1. Investment properties 

2. Other tangible assets

3. Construction in progress

Financial assets

Shares in associated companies

Investments in other companies

Properties available for sale

Deferred tax assets

Current assets
Receivables arising from the sale of assets

Other receivables and assets

Cash and cash equivalents

TOTAL ASSETS

EQUITY AND LIABILITIES

Equity and reserves
Issued capital

Capital reserves

Retained earnings

Equity attributable to shareholders of the parent company

Minority interests

Non-current liabilities
Loans from banks

Other loans

Finance lease liabilities

Deferred tax liabilities

Current liabilities
Provisions

Overdrafts and current portion of loans from banks

Current portion of other loans

Finance lease liabilities

Trade accounts payable

Liabilities arising from the acquisition of investment properties

Other current liabilities

TOTAL EQUITY AND LIABILITIES

Condensed Consolidated Balance Sheet as of 30 September 2007 

Based on International Financial Reporting Standards (all amounts in TEUR). The presentation in TEUR can lead to rounding differences.
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NOTES

4

5

8

7

7

30.09.2007

239  

662,881  

16  

30,488  

693,625  

30  

5,000  

61,803  

2,352  

762,810

1,828  

23,623  

90,477  

115,927

878,737  

341,000 

43,411 

26,106 

410,517
19,133 

429,650 

292,079 

45,050 

14,755 

14,675 

366,560

2,211 

45,947 

2,550 

505 

6,546 

17,542 

7,227 

82,528 

878,737 

31.12.2006

255

598,885

16

3,892

603,048

0

0

94,445

2,143

699,636

26,446

22,050

59,956

108,452

808,088

250,000

34,311

10,390

294,701
1,647

296,348

291,492

46,325

15,087

9,684

362,588

1,804

59,389

2,550

606

4,163

69,627

11,015

149,153

808,088
The following notes to the financial statements form an integral part of this condensed consolidated balance sheet. 



1. Revenues

a) Rental income

b) Owner’s operating costs charged on

2. Changes in fair value of investment property

3. Other operating income

a) Gain on disposal of non-current assets

b) Miscellaneous

4. Owner’s operating costs

5. Depreciation and amortisation

6. Other operating expenses

7. EARNINGS BEFORE INTEREST AND TAXES

8. Finance revenue

9. Finance costs

10. FINANCIAL RESULTS

11. PROFIT BEFORE TAX

12. Income tax expense

13. Deferred tax expense

14. PROFIT FOR THE YEAR

Thereof attributable to

Equity holders of the parent company

Minority interests

Earnings per share

Weighted average number of shares

1-9/2006

22,498 

3,872 

26,370
2,944 

1,492 

669 

2,161
(5,692)

(18)

(5,164)

20,602 

887 

(9,382)

(8,495)

12,107 

(132)

(2,201)

(2,333)

9,773

9,178 

595 

9,773

0.52 

17,643,750

7-9/2006

11,187 

1,731 

12,919
1 

1,492 

476 

1,968 
(2,517)

(5)

(2,333)

10,033 

(56)

(4,630)

(4,686)

5,347 

(112)

(515)

(627)

4,721 

4,380 

340 

4,721

0.19 

22,500,000

1-9/2007

29,369 

6,450 

35,818
13,487 

5,973 

1,076 

7,050
(9,863)

(19)

(5,640)

40,833 

2,072 

(15,601)

(13,529)

27,304 

(457)

(6,432)

(6,890)

20,414 

20,149 

266 

20,414 

0.73  

27,730,000

7-9/2007

10,093 

2,370 

12,463
7,995 

47 

158 

205 
(3,642)

(5)

(1,869)

15,147

888 

(5,585)

(4,697)

10,451 

(48)

(2,575)

(2,623)

7,828 

7,510 

318 

7,828

0.22 

34,100,000

NOTES

1

2

3

Condensed Consolidated Income Statement as of 30 September 2007

Based on International Financial Reporting Standards (all amounts in TEUR). The presentation in TEUR can lead to rounding differences.
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The following notes to the financial statements form an integral part of this condensed consolidated income statement

1-12/2006

32,129

6,674

38,803
6,068

9,819

1,581

11,400
(9,720)

(27)

(8,244)

38,280

1,716

(15,257)

(13,541)

24,739

(5,387)

(1,161)

(6,548)

18,191

17,900

291

18,191

0.99 

17,997,115



NET CASH FLOW FROM OPERATING ACTIVITIES

Payments for the acquisition of properties

Payments for properties under construction

Proceeds from the disposal of properties

Payments for the acquisition of subsidiaries

Payments for the acquisition of investments in other companies

Proceeds from the disposal of subsidiaries

Other net cash flows

NET CASH FLOW FROM INVESTING ACTIVITIES

Proceeds from capital increases

Transaction costs relating to capital increases

Changes in loans from banks

Other net cash flows

NET CASH FLOW FROM FINANCING ACTIVITIES

CHANGE IN CASH AND CASH EQUIVALENTS

Cash and cash equivalents at the beginning of the period

Cash and cash equivalents at the end of the period

IN CASH AND CASH EQUIVALENTS

1-12/2006

1.533

(363,337)

(3,899)

30,524

(21,336)

0

4,510

703

(352,835)

150,261

(11,033)

245,594

0

384,822

33,519

26,437

59,956

33,519

1-9/2006

(1,651)

(322,443)

(1,209)

9,898

(17,838)

0

0

886

(330,706)

118,261

(8,766)

232,755

0

342,250

9,894

26,437

36,331

9,894

1-9/2007

2,271

(107,946)

(15,348)

50,452

(925)

(5,030)

7,253

2,073

(69,472)

119,100

(13,476)

(7,247)

(656)

97,721

30,521

59,956

90,477

30,521

Condensed Consolidated Cash Flow Statement as of 30 September 2007

Based on International Financial Reporting Standards (all amounts in TEUR). The presentation in TEUR can lead to rounding differences.

NOTES

9

9

3
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The following notes to the financial statements form an integral part of this condensed consolidated cash flow statement



BALANCE ON 1.1.2006

Transaction costs relating to capital increases

Deferred taxes on transaction costs relating to capital increases

Changes in the fair value of interest rate hedges

Currency translation adjustment

Profit/loss after tax recognised directly in equity

Net profit for the period

Income and expense recognised for the period
Proceeds from capital increases

Acquisition of minority interests

Other changes

BALANCE ON 30.09.2006

BALANCE ON 1.1.2007

Transaction costs relating to capital increases

Deferred taxes on transaction costs relating to capital increases

Changes in the fair value of interest rate hedges

Currency translation adjustment

Profit/loss after tax recognised directly in equity

Net profit for the period

Income and expense recognised for the period
Proceeds from capital increases

Acquisition of minority interests

Other changes

BALANCE ON 30.09.2007

CAPITAL RESERVES

8,800

0

0

0

0

0

0

0
18,511

0

0

27,311

34,311

0

0

0

0

0

0

0
9,100

0

0

43,411

ISSUED CAPITAL

125,250

0

0

0

0

0

0

0
99,750

0

0

225,000

250,000

0

0

0

0

0

0

0
91,000

0

0

341,000

NOTES

8

8

Condensed Consolidated Statement of Changes in Equity as of 30 September 2007

Based on International Financial Reporting Standards (all amounts in TEUR). The presentation in TEUR can lead to rounding differences.
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ATTRIBUTABLE TO 

The following notes to the financial statements form an integral part of this condensed consolidated statement of changes in equity.



CURRENCY TRANSLATION
ADJUSTMENT

(62)

0

0

0

58

58

0

58
0

0

0

(4)

(161)

0

0

0

1

1

0

1
0

0

0

(160)

RETAINED EARNINGS

3,177

(8,766)

2,192

(850)

0

(7,424)

9,178

1,754
0

(549)

146

4,527

10,551

(13,313)

3,328

5,402

0

(4,583)

20,149

15,566
0

155

(6)

26,266

TOTAL EQUITY 
AND RESERVES

143,544

(8,766)

2,192

(850)

58

(7,367)

9,773

2,407
118,261

(3,325)

146

261,033

296,348

(13,984)

3,496

5,402

1

(5,085)

20,414

15,330
125,000

(6,366)

(661)

429,650

MINORITY 
INTERESTS

6,379

0

0

0

0

0

595

595
0

(2,776)

0

4,199

1,647

(671)

168

0

0

(503)

266

(237)
24,900

(6,521)

(656)

19,133

TOTAL

137,166

(8,766)

2,192

(850)

58

(7,367)

9,178

1,811
118,261

(549)

146

256,834

294,701

(13,313)

3,328

5,402

1

(4,582)

20,149

15,567
100,100

155

(6)

410,517

SHAREHOLDERS OF THE PARENT COMPANY
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NON-CURRENT ASSETS

Intangible assets

Property, plant and equipment

Investment property

Other tangible assets

Properties under construction *)

Financial assets

Shares in associated companies

Investments in other companies

TOTAL NON-CURRENT ASSETS

Properties held for sale

TOTAL

Intangible assets

Property, plant and equipment

Investment property

Other tangible assets

Prepayments for property, plant and equipment

Financial assets

Shares in associated companies

Investments in other companies

TOTAL DEPRECIATION AND AMORTISATION

ADDITIONS THROUGH
BUSINESS

COMBINATIONS

0

9,869

0

0

9,869

0

0

0

9,869

0

9,869

ADDITIONS THROUGH
BUSINESS

COMBINATIONS
0

0

0

0

0

0

0

0

0

ADDITIONS

0

40,668

3

26,596

67,268

30

5,000

5,030

72,298

539

72,837

DEPRECIATION
AND AMORTISATION

EXPENSE
16

0

3

0

3

0

0

0

19

01.01.2007

309

598,885

32

3,892

602,810

0

0

0

603,119

94,445

697,564

01.01.2007

55

0

16

0

16

0

0

0

71

Condensed Consolidated Statement of Non-Current Assets as of 30 September 2007

Based on International Financial Reporting Standards (all amounts in TEUR). The presentation in TEUR can lead to rounding differences.
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ACQUISITION COSTS

ACCUMULATED DEPRECIATION AND AMORTISATION

*) Properties under construction include the addition of an object
under construction with a value of TEUR 12,966.

*)



REVALUATION
INCREASES

0

13,487

0

0

13,487

0

0

0

13,487

0

13,487

30.09.2007

71

0

19

0

19

0

0

0

90

DISPOSALS

0

29

0

0

29

0

0

0

29

33,181

33,210

DISPOSALS

0

0

0

0

0

0

0

0

0

01.01.2007

255

598,885

16

3,892

602,793

0

0

0

603,048

94,445

697,493

30.09.2007

239

662,881

16

30,488

693,386

30

5,000

5,030

698,655

61,803

760,458

30.09.2007

309

662,881

36

30,488

693,405

30

5,000

5,030

698,745

61,803

760,548

CARRYING AMOUNT

15/32



16/32

Condensed Consolidated Statement of Non-Current Assets as of 30 September 2006

Based on International Financial Reporting Standards (all amounts in TEUR). The presentation in TEUR can lead to rounding differences.

NON-CURRENT ASSETS

Intangible assets

Property, plant and equipment

Investment property

Other tangible assets

Prepayments for property, plant and equipment

Financial assets

Shares in companies in which an investment is held

TOTAL NON-CURRENT ASSETS

Intangible assets

Property, plant and equipment

Investment property

Other tangible assets

Prepayments for property, plant and equipment

Financial assets

Shares in companies in which an investment is held

TOTAL DEPRECIATION AND AMORTISATION

ADDITIONS THROUGH
BUSINESS

COMBINATIONS

0

55,128

0

0

55,128

0

55,128

ADDITIONS THROUGH
BUSINESS

COMBINATIONS
0

0

0

0

0

0

0

0

0

ADDITIONS

0

217,559

4,698

1

222,258

450

222,708

DEPRECIATION
AND AMORTISATION

EXPENSE
16

0

0

2

2

0

18

01.01.2006

309

331,348

4,868

27

336,242

0

336,552

01.01.2006

34

0

0

13

13

0

46

ACQUISITION COSTS

ACCUMULATED DEPRECIATION AND AMORTISATION



17/32

REVALUATION
INCREASES

0

2,944

0

0

2,944

0

2,944

30.09.2006

49

0

0

14

14

0

0

0

63

DISPOSALS

0

30,024

8,357

1

38,382

450

38,832

DISPOSALS

0

0

0

1

1

0

0

0

1

01.01.2006

276

331,348

4,868

14

336,230

0

336,505

30.09.2006

260

576,956

1,209

11

578,176

0

578,435

30.09.2006

309

576,956

1,209

27

578,191

0

578,500

CARRYING AMOUNT
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Notes to the Consolidated Interim Financial Statements

Selected Explanatory Notes to the Consolidated Interim Financial Statements as of 30.09.2007

ECO Business-Immobilien AG is a joint-stock company incorporated under the laws of the Republic of Austria, which is engaged in the acquisition,
sale, development and rental of real estate.

Presentation of the Consolidated Interim Financial Statements

These consolidated interim financial statements were prepared in accordance with International Financial Reporting Standards (IFRS), as adopted 
by the EU, in accordance with IAS 34. All amendments to the Standards that took effect as of 1 January 2007 were applied in preparing the interim
financial statements as of 30 September 2007. The accounting and valuation principles applied by the Group remain unchanged from the consolidated
financial statements as of 31 December 2006.

The consolidated interim financial statements are presented in thousand Euro (“TEUR“), which can lead to rounding differences. The majority of the
Group’s transactions are concluded in Euro. Numerous amounts and percentage rates presented in these consolidated interim financial statements
were rounded. The income and expenses of the Group are subject to immaterial seasonal fluctuations.

The consolidated interim financial statements were prepared in keeping with the principle of historical purchase and production costs, as modified
by the fair value measurement of land and buildings in accordance with IAS 40 as well as the fair value measurement of certain financial instruments. 

Property companies founded during 2006, which are included in the consolidation at the proportional share owned by the Group, own objects that
are classified as available for sale. These objects are valued at acquisition cost. 

Additional information on the accounting and valuation principles applied by the ECO Group is provided in the consolidated financial statements as
of 31 December 2006.

As indicated in the last consolidated financial statements, management believes that valuation, and above all the valuation of investment properties,
is connected with significant judgments and estimates. The valuation of properties is dependent on the valuation method used. Although expert 
opinions on the objects owned by the Group reflect international standards, it cannot be excluded that another valuation method would lead to a
different – and possibly lower – valuation for the properties owned by the Group. In addition to rental payments and the stability of these payment
flows over the long-term, the valuation of properties is based on the condition and location of the objects as well as other qualitative factors and
assumptions. It cannot be excluded that the negative development of one of these factors or assumptions would lead to a decline in the value of a
property, and thereby have a negative influence on the financial position and on the results of operations and the cash flows of the Group.

The Management Board has also made important forward-looking assumptions concerning the collectibility of receivables from the sale of properties.

A. Selected Explanatory Notes to the Condensed Consolidated Interim Income Statement

1. Earnings before interest and taxes (EBIT)

Revenues recorded by the ECO Group are comprised of the following:

Of the total revenues, TEUR 25,076 (1-9/2006: TEUR 20,587) were generated in Austria and TEUR 10,743 (1-9/2006: TEUR 5,783) in other countries.
Changes in the fair value of investment property totalled TEUR 13,487 (1-9/2006: TEUR 2,944).

Gains of TEUR 5,973 (1-9/2006: EUR 1,492) on the disposal of non-current assets resulted chiefly from the sale of properties and investments in other
companies from the Group’s trading portfolio.

Earnings before interest and taxes (EBIT) rose from TEUR 20,602 (1-9/2006) to TEUR 40,833, which represents an increase of TEUR 20,231.

Rental income

Operating costs charged on

TOTAL

1-9/2007 
TEUR 

29,369

6,450

35,818

1-9/2006
TEUR

22,498

3,872

26,370



2. Income tax expense 

The recording of transaction costs for the capital increase without recognition through profit or loss resulted in a tax credit of TEUR 3,328. This tax
credit was recorded directly to the consolidated balance sheet.

The provisions for taxes shown on the balance sheet are the result of temporary differences between the carrying amount of an asset or liability in
the consolidated interim financial statements and the relevant tax base. The calculation of these provisions was based on a tax rate of 25% or the
applicable local tax rate in the relevant foreign country. 

3. Earnings per share

No dividends were paid during the reporting period. 

B. Selected Explanatory Notes to the Condensed Consolidated Balance Sheet

4. Investment property

Investment property was measured at fair value. These fair values are generally based on the updated opinions prepared by independent property
experts in October 2007 as of the balance sheet date on 30 September 2007; these experts have no relationship to the ECO Group. The Group is 
currently involved in concrete negotiations to sell part of the German portfolio. For this reason, the fair value of this partial portfolio was not 
determined on the basis of the expert opinions for the individual objects but at the price that forms the basis for negotiations; this price exceeds the
expert opinions by EUR 5.3 million. The portfolio that is available for sale had a fair value of EUR 62 million as of 30 September 2007.

The Group has pledged most of the investment properties as collateral for loans.

One property acquired during the first quarter of 2007 represents a development project that was purchased from a related company. The objects
under construction totalled EUR 13 million, and are shown as additions to construction in progress. The agreed purchase price of EUR 13 million
(excluding transaction costs of EUR 0.6 million) – whereby EUR 5.5 million were outstanding as of 30 September 2007 – reflects the value stated in
an opinion prepared by an independent expert. 

Properties under construction include EUR 5.2 million of costs incurred for the development of an office building in Munich (estimated project 
volume: EUR 13.9 mill.), EUR 6.2 million of costs incurred for the construction of a specialty shopping centre in Germany (estimated project volume
EUR 7.9 mill.) and EUR 3.0 million of costs incurred for the construction of a senior citizens’ residence in Germany (estimated project volume 
EUR 16.1 mill.). The Group has concluded contracts with project developers for the construction of the above-mentioned projects.

Properties under construction also include costs for the renovation and expansion of existing objects.

During the third quarter of 2007 a contract was signed for the acquisition of an office property in Wiesbaden. The purchase price totals EUR 8.0 million
and the closing date is set for January 2008, whereby the contractual conditions for the purchase of the property have not yet been fulfilled.

All properties held are rented through operating leases. Since the Group is active in the rental of properties, income and expenses are generated 
exclusively by the properties held. The Group is entitled to receive income from the rental of investment properties beginning on the date of 
acquisition.

The statement of non-current assets is attached as an appendix to these notes.

19/32

Share of profit attributable to

shareholders of the parent company

Number of shares

EARNINGS PER SHARE IN EUR

1-9/2007
TEUR

20,149

27,730,000 

0.73  

1-9/2006
TEUR

9,178

17,643,750 

0.52 



5. Properties available for sale

The Group concluded a joint venture contract with the conwert Group and the Pirelli Group on 19 July 2006 for the acquisition of properties from
Allianz Versicherung. The Pirelli Group withdrew from this contract on 21 December 2006 in exchange for a payment of EUR 6.0 million (share of the
ECO Group: EUR 3.0 mill.). The financing for these acquisitions was provided by a EUR 168.1 million credit from Eurohypo AG Germany through an
agreement dated 29 June 2006. A total of 77 properties were acquired through newly founded commercial partnerships, whereby six properties were
resold in 2006 and a further 20 properties, one development project and seven apartments were sold during the first three quarters of 2007. 

6. Investments in other companies

The parent company of the Group held shares in the following subsidiaries as of 30 September 2007:
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SHARES IN SUBSIDIARIES

AUSTRIA

ECO Business-Immobilien-Beteiligungen GmbH

EBI Beteiligungen GmbH

ECO Eastern Europe Real Estate AG

ECO CEE & Real Estate Development GmbH

Immobilien-Allianz Holding GmbH

ECO Finance Holding GmbH

Immobilien-Allianz Holding GmbH & Co. 

1040 Vienna, Prinz-Eugen-Strasse 32 OEG

Immobilien-Allianz Holding GmbH & Co. 

1050 Vienna, Siebenbrunnengasse 19-21 OEG

Immobilien-Allianz Holding GmbH & Co. 

1070 Vienna, Westbahnstrasse 28 OEG

Immobilien-Allianz Holding GmbH & Co. 

1090 Vienna, Schlickgasse 5 OEG

Immobilien-Allianz Holding GmbH & Co. 

1120 Vienna, Schönbrunner Schloßstrasse 38-42 OEG

Immobilien-Allianz Holding GmbH & 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 Fünf 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

Dibes Beteiligungsverwaltungs GmbH

ECO Business-Immobilien-Beteiligungen GmbH & Co., 

1010 Vienna, Opernringhof OEG

FOUNDING /
ACQUISITION 

IN 2007

Founding

Acquisition

STAKE

100%

100%

62%

62%

100%

100%

50%

50%

50%

50%

50%

50%

50%

50%

50%

50%

50%

50%

50%

50%

100%

CONSOLIDATION

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Proportionate consolidation

Full consolidation

PRIMARY BUSINESS
ACTIVITY

Holding company

Holding company

Holding company

Holding company

Holding company

Holding company

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties
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SHARES IN SUBSIDIARIES

AUSTRIA

ECO Business-Immobilien-Beteiligungen GmbH & Co., 

1030 Vienna, Schwarzenbergplatz 7+8 OEG

Kapital & Wert Immobilienbesitz AG

Brunn am Gebirge Realbesitz GmbH

St. Magdalen Projektentwicklungs- 

und Verwertungsgesellschaft m.b.H.

"MEZ" – Vermögensverwaltungs Gesellschaft m.b.H.

"MSU" Immobilientreuhand GmbH

"TPW" Immobilien GmbH

EB Immobilien Invest GmbH

EBI Beteiligungen GmbH & Co, 

1190 Vienna, Rampengasse 3-5 KEG

EBI Beteiligungen GmbH & Co, 

1110 Vienna Simmeringer Hauptstrasse 24 KEG

ECO Rechenzentren Vermietungs GmbH & Co KEG

ECO KB GmbH

GETINA Immobilien-Management GmbH

ECO Treasury GmbH

Immobilien Verwertungs GmbH

GERMANY

ECO Business-Immobilien Deutschland GmbH

DINAMI GmbH

Diak-Nd Pflege-Altenheime Besitz GmbH

ECO Einkaufszentrum Meitingen GmbH & Co. KG, Munich

ECO Fachmarktzentren GmbH & Co. KG, Munich

ECO Büroimmobilien GmbH & Co. KG, Munich

ECO Fachmarktzentrum Pocking GmbH & Co KG

ECO Real Estate Deutschland GmbH

Projektgesellschaft Kreiller Strasse 215 mbH

ECO Fachmarktzentrum Geiselhöring GmbH & Co KG

CZECH REPUBLIC

ECO Real Estate s.r.o., Brno

HUNGARY (HELD THROUGH ECO EASTERN EUROPE REAL ESTATE AG)

My-Box Kecskemet Ingatlan-Fejlesztö kft

My-Box Kisvarda Ingatlan-Fejlesztö kft

My-Box Debrecen Ingatlan-Fejlesztö kft

My-Box 4. Ingatlan-Fejlesztö kft

My-Box 5. Ingatlan-Fejlesztö kft

My-Box 6. Ingatlan-Fejlesztö kft

CYPRUS

Graforco Investments Limited

FOUNDING /
ACQUISITION 

IN 2007

Founding

Acquisition

Founding

Acquisition

Founding

Founding

Founding

Founding

Founding

Founding

Acquisition

STAKE

100%

97.84%

97.86%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

94.5%

94.8%

94.8%

94.8%

94.8%

100%

100%

94.8%

62%

24.80%

24.80%

24.80%

24.80%

24.80%

24.80%

62%

CONSOLIDATION

Full consolidation 

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Full consolidation

Equity consolidation

Equity consolidation

Equity consolidation

Equity consolidation

Equity consolidation

Equity consolidation

Full consolidation

PRIMARY BUSINESS
ACTIVITY

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Management

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Rental of properties

Project development

Project development

Project development

Project development

Project development

Project development

Holding company



Furthermore, 261,727 shares in Kapital & Wert Immobilienbesitz AG were acquired from minority shareholders during the first three quarters of 2007.
A registered capital increase by ECO Eastern Europe Real Estate AG in January 2007 reduced the holding from 100% as of 31 December 2006 to 50.2%
as of 30 June 2007. A total of 590,000 shares of ECO Eastern Europe Real Estate AG were acquired during the third quarter of 2007; this transaction
increased the holding to 62% as of 30 September 2007. These additions are included on the statement of changes in equity without recognition
through profit or loss. 

ECO CEE & Real Estate Development GmbH (a subsidiary of ECO Eastern Europe Real Estate AG) owns a stake of 40% in each of six Hungarian 
companies; these stakes were consolidated at equity. These companies will build and rent specialty shopping centres in Hungary. The project 
company My-Box Debrecen Ingatlan-Fejlesztö kft acquired land during the reporting period, and construction began during the third quarter of 2007.

The Group holds a stake of EUR 5 million in TPI Tourism Properties Invest AG, whose share capital totals EUR 50 million. This share capital is divided
into 50,000,000 shares, each of which represents an equal part of share capital.

During the third quarter of 2007 an agreement was signed for the assignment of participating interests in a German project company. This assignment
was concluded under the suspensive condition that the purchase price be paid in full, which will take place concurrent with the turnkey transfer in
operational condition of an office building in Munich. A prepayment of EUR 1.0 million was made on the agreed value of the object, which totals 
EUR 10.0 million.

The subsidiary EBI Handelsimmobilien Veranlagungs GmbH was purchased for TEUR 18 by Kapital & Wert Immobilienbesitz AG (share: 97.14%) and
Brunn am Gebirge Realbesitz GmbH (share: 2.86%), effective with the declaration of acceptance on 3 January 2006. This company was included in
the consolidated financial statements through full consolidation in accordance with the acquisition method. The date of initial consolidation reflects
the date of acquisition. This company acquired a building supply centre in Liezen for EUR 10.6 million following the initial recognition and a building
supply centre in Bad Fischau for EUR 16.8 million in April 2006. EBI Handelsimmobilien Veranlagungs GmbH was resold during 2006.

Acquisition of subsidiaries 2006
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DATE OF INITIAL CONSOLIDATION

NET ASSETS ACQUIRED

Properties

Adjustment of fair value

Fair value
Other receivables

Bank liabilities

Other liabilities

Minority interests

Consolidation differences

Total return consideration

NET CASH OUTFLOW FROM THE TRANSACTIONS

Cash payment

Bank deposits acquired

2006
TOTAL

30.09.2006
TEUR

36,399

12,992

49,391
475

(31,572)

(635)

17,659
(3)

5

17,661

(17,699)

38

(17,661)

2006
ST. MAGDALEN

30.06.2006
TEUR

23,620

6,222

29,843
321

(18,800)

(343)

11,020
0

0

11,020

(11,027)

7

(11,020)

2006
DINAMI

30.06.2006
TEUR

12,779

6,770

19,548
138

(12,772)

(291)

6,624
0

0

6,624

(6,655)

31

(6,624)

2006
EBI

03.01.2006
TEUR

0

0

0
16

0

(1)

15
(3)

5

17

(17)

0

(17)



The acquisition of the Geiselhöring subsidiary as of 1 January 2007 would have had no influence on consolidated revenues or consolidated earnings
because Geiselhöring was a project company during the period from January to May 2007. Immobilien Verwertungs GmbH has a different financial
year, with 30 September as the balance sheet date. The acquisition of this subsidiary as of 1 January 2007 would have increased consolidated 
revenues by TEUR 251 and consolidated earnings by TEUR 95. The takeover of the Graforco subsidiary at an earlier point in the 2007 financial year
would have had no effect on Group revenues or earnings because this entity is a holding company and was founded shortly before the acquisition.

Acquisition of subsidiaries 2007
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DATE OF INITIAL CONSOLIDATION

NET ASSETS ACQUIRED

Properties

Adjustment of fair value

Fair value
Properties under construction

Other receivables

Bank liabilities

Other liabilities

Minority interests

Consolidation differences

Total return consideration

NET CASH OUTFLOW FROM THE TRANSACTIONS

Cash payment

Bank deposits acquired

2007

TOTAL
30.09.2007

TEUR

9,081

789

9,869
97

497

(9,102)

(436)

924
0

0

924
925

(925)

1

(924)

2007
ECO IMMOBILIEN-

VERWERTUNG
30.06.2007

TEUR

5,289

788

6,077
0

0

(5,113)

(59)

905
0

0

905
905

(905)

0

(905)

2007
SPECIALTY SHOPPING CENTRE

GEISELHÖRING
01.06.2007

TEUR

3,791

1

3,792
79

496

(3,989)

(377)

1
0

0

1
2

(2)

1

(1)

2007

GRAFORCO
01.08.2007

TEUR

0

0

0
17

1

0

0

18
0

0

18
18

(18)

0

(18)



Four property companies were sold from the trading portfolio during 2007. The resulting effects on the Group are shown in the following table:

Sale of subsidiaries

Derivative financial instruments and recognition of hedges

The Group uses interest rate swaps and interest rate caps to hedge the financial risk arising from changes in interest rates. The ECO Group does not
use any derivative financial instruments for speculative purposes.

The effective portion of the changes in the fair value of derivative financial instruments that are used to hedge future cash flows is recorded directly
in equity; the ineffective portion is recognised immediately to the income statement. For interest rate caps, only the underlying value is used as a
hedge.

During the period from January to September 2007, TEUR 5,402 (1-9/2006: TEUR -850) was recorded under equity without recognition through 
profit or loss. As of 30 September 2007 retained earnings totalled TEUR 7,042 (30.09.2006: TEUR -869).

Loans from banks and other loans

The fair value of non-current liabilities is based on the actual interest rates for liabilities with the same term. The fair value of non-current loans from
banks with variable interest rates generally reflects the carrying amount of these items. The carrying amount represents the estimated fair value of
the financial instruments held by the Group. Management considers the risk arising from changes in the interest rates of financial assets and other
liabilities to be immaterial. The decrease in total bank loans from EUR 350.9 million as of 31 December 2006 to EUR 338.0 million as of 30 September
2007 comprised EUR 43.1 million of additional loans and loans assumed in connection with acquisitions as well as EUR 56.0 million of scheduled
repayments and repayments connected with the sale of objects during the first three quarters of 2007.
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DATE OF DECONSOLIDATION

NET ASSETS SOLD

Carrying amounts

Trade receivables

Provisions for deferred taxes

Other provisions

Loans from banks

Amounts due to joint venture partners

Other liabilities

Book gain

Total return consideration

NET CASH OUTFLOW FROM THE TRANSACTIONS

Cash payment

Bank deposits surrendered

2007
TOTAL

30.09.2007
TEUR

28,979

13

(21)

(8)

(16,417)

(9,963)

(97)

2,486

4,767

7,253

(7,473)

220

(7,253)

2007
KÄRNTNER STR.

30.06.2007
TEUR

14,182

3

(21)

0

(8,369)

(2,986)

(45)

2,765

3,339

6,104

(6,128)

24

(6,104)

2007
NAGLERGASSE

15.03.2007
TEUR

4,249

4

0

0

0

(4,334)

(5)

(86)

698

612

(646)

34

(612)

2007
PROJEKT 6

28.02.2007
TEUR

908

1

0

(5)

(692)

(234)

(16)

(38)

116

78

(89)

11

(78)

2007
PROJEKT 7
31.03.2007

TEUR

9,639

5

0

(3)

(7,356)

(2,409)

(31)

(155)

614

459

(610)

151

(459)



Individual bank credits are connected with covenants that require the Group to meet specific financial indicators. Management assumes it will be
possible to meet these obligations.

In addition, miscellaneous loans totalling EUR 47.6 million were granted by insurance companies.

Receivables

Receivables arising from the sale of investment properties include EUR 0.3 million from a sale in 2006. 

Other receivables include prepayments of EUR 1.2 million for the acquisition of a stake in a project company. This item also includes current 
settlements with tenants (EUR 4.0 mill.), settlements with fiscal authorities (EUR 0.9 mill.) and accruals resulting from the valuation of derivatives
(EUR 10.0 mill.). A receivable of EUR 1.1 million due from an associated company is also included under other receivables.

7. Finance lease liabilities

The finance lease liabilities were created by the acquisition of a shopping centre in Germany and a specialty shopping centre in Austria. The average
lease term equals 15 years. As of 30 September 2007, the fair value of investment property obtained through finance leases totalled TEUR 24,086.

The lease obligations are denominated in Euro.

The fair value of lease obligations held by the Group approximates the carrying amount of these items.

8. Equity

Issued capital comprises the following: 

The issued shares are individual share certificates, and all shares are bearer shares. The share capital is fully paid in.

A resolution of the Annual General Meeting on 31 May 2005 approved an increase in the share capital of the company from a nominal value of 
TEUR 125,250 by a nominal value of TEUR 37,625 to a nominal value of TEUR 162,875 through the issue of 3,762,500 bearer shares. This capital
increase from authorised capital was recorded in the company register on 16 March 2006.

The Annual General Meeting of the company on 17 May 2006 approved an increase in share capital from a nominal value of TEUR 162,875 by a 
maximum nominal value of TEUR 87,125 to a maximum nominal value of TEUR 250,000 through the issue of a up to 8,712,500 bearer shares in
exchange for cash payment. A capital increase was carried out during June 2006 based on this authorisation, which raised the share capital of the
company from a nominal value of TEUR 162,875 by a nominal value of TEUR 62,125 to a nominal value of TEUR 225,000 through the issue of
6,212,500 bearer shares. The capital increase was recorded in the company register on 22 June 2006. 
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Common stock

TOTAL

NUMBER
OF SHARES

34,100,000

34,100,000

PER SHARE
EUR

10.00

30 SEPTEMBER
2007
TEUR 

341,000

341,000

30 SEPTEMBER
2006
TEUR  

225,000

225,000

NOMINALE VALUE NOMINAL VALUE ON



Capital increase

The Annual General Meeting on 22 May 2007 approved an increase in the share capital of the Company from a nominal value of EUR 250,000,000.--
by up to a nominal value of EUR 200,000,000.--through the issue of up to 20,000,000 bearer shares with participating rights beginning with the 2007
business year and as of 1 January 2007 in exchange for cash payment. Furthermore, this resolution defined a minimum issue price of EUR 10.-- per
share and called for observance of the material subscription rights of shareholders. A capital increase was carried out during June 2007 based on this
authorisation, which raised the share capital of the company 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 bearer shares. The capital increase was recorded in the company register on
30 June 2007.

Authorised capital

The Annual General Meeting on 22 May 2007 revoked the unused portion of authorised capital that was approved by the Annual General Meeting on
17 May 2006. Furthermore, the Management Board was authorised by the Annual General Meeting on 22 May 2007, in accordance with § 169 of the
Austrian Stock Corporation Act, to increase 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 equal to 100% of the proportional amount of share capital in one or more segments, also under the full or
partial exclusion of subscription rights or through indirect subscription rights as defined in § 153 (6) of the Austrian Stock Corporation Act, in
exchange for cash or contributions in kind. The Management Board was also authorised to determine the issue price and conditions in agreement
with the Supervisory Board (authorised capital). This authorisation is valid for a period of five years beginning on 22 May 2007, or up to 22 May 2012.
In addition, the Supervisory Board was authorised to make any necessary amendments to the Articles of Association that may be required by the 
capital increase. This resolution took effect when it was recorded in the company register on 30 June 2007. 

9. Cash flow statement

Investments and financing

Net cash flow from investing activities also includes payments of EUR 69.0 million for property acquisitions that were made in previous financial
years (prior period: EUR 92.1 mill.). The payments for the acquisition of three properties during the first three quarters of 2007 were not due as of
the balance sheet date. Cash inflows of EUR 26.2 million from the sale of properties in 2006 (prior period: EUR 24.1 mill.) are also included in this
amount.

Net cash flow from financing activities includes net proceeds of EUR 119.1 million (prior period: EUR 118.3 mill.). In addition, transaction costs of
TEUR 508 (prior period: EUR 0.0) from the capital increase were outstanding as of 30 September 2007.

10. Contingent receivables and liabilities

The parent company of the Group has issued abstract guarantees, sureties and comfort letters as well as warranty und indemnity declarations on
behalf of subsidiaries in connection with financing for the property portfolio. Bank deposits of EUR 3.7 million have been blocked as collateral for
guarantees connected with the possible acquisition of a property and rental commitments.

In addition, ECO Eastern Europe Real Estate AG has made conditional offers for the purchase of development projects in Eastern Europe. Prior to the
preparation of these interim financial statements, ECO Eastern Europe Real Estate AG had purchased a development project (office and retail object)
in Ukraine for USD 11.1 million. The total volume of the project up to its expected completion at the end of 2008 is USD 25.5 million, whereby a 
contract was concluded with a developer for this work. The conditions stipulated in the other conditional purchase offers for development projects
had not been met up to the time these interim financial statements were prepared. 

The Group has granted no other additional guarantees, accepted no other liabilities and holds no other contingent liabilities on behalf of third 
parties, which are shown on or below the balance sheet, in addition to the above-mentioned contracts with project developers and obligations to
purchase participating interests or properties.

11. Operating leases

Investment properties are rented through operating leases, which have fixed terms and contractual index adjustments. Prepayments received are
recognised as income on a straight-line basis over the term of the relevant lease.
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Segment Reporting 

Information on primary segments

The members of management in key positions of the ECO Group have defined the distribution of business activities according to geographical 
criteria as the primary format for segment reporting. The major geographical regions are Austria, Germany and other European countries. This 
classification also reflects the Group’s planned expansion into eastern and south-eastern areas of Europe.

Segment revenues

There were no material inter-Group revenues. Revenues and income from the disposal of non-current assets were generated exclusively by transac-
tions with third parties. 

Segment earnings

Austria

Germany

Other

TOTAL

1-9/2007
TEUR

6,014

(40)

0

5,973

1-9/2006
TEUR

1,492

0

0

1,492

GAIN ON THE DISPOSAL 
OF NON-CURRENT ASSETS

1-9/2007
TEUR

25,076

10,525

218

35,818

1-9/2006
TEUR

20,587

5,586

197

26,370

REVENUES

Austria

Germany

Other

TOTAL

Not allocated

Income taxes

PROFIT AFTER TAX

1-9/2007
TEUR

20,973

7,257

190

28,421

(1,117)

27,304
(6,890)

20,414

1-9/2006
TEUR

11,514

1,340

523

13,376

(1,269)

12,107
(2,333)

9,773

TOTAL

1-9/2007
TEUR

(10,098)

(3,758)

(75)

(13,931)

402

(13,529)

1-9/2006
TEUR

(5,753)

(2,849)

0

(8,602)

107

(8,495)

FINANCIAL RESULTS

1-9/2007
TEUR

31,071

11,015

265

42,352

(1,519)

40,833

1-9/2006
TEUR

17,267

4,189

522

21,978

(1,376)

20,602

EBIT

C. Other Information

Transactions with related companies and persons

Transactions between the Company and its subsidiaries, which represent related legal entities, were eliminated during the consolidation and are not
discussed in these notes. Transactions between the Company and its subsidiaries are reported in the individual financial statements of the parent
company.
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Transactions from the delivery of goods and provision of services

During the financial year the parent company of the ECO Group conducted the following transactions with related companies and/or persons that
do not belong to the Group:

The acquisition costs for the acquired properties are supported by opinions prepared by an independent property expert. During the first nine months
of 2006, a property was acquired from the conwert Group and subsequently sold at a profit during the same year.

c) Transactions with Wiener Privatbank Immobilieninvest AG

Wiener Privatbank Immobilieninvest AG is a related company, which served as the lead manager for the capital increases carried out by ECO Business-
Immobilien AG in June 2007 as well as May and November 2006. This institution also served as the lead manager for the capital increase carried out
by ECO Eastern Europe Real Estate AG at the end of 2006. In this function, Wiener Privatbank Immobilieninvest AG received commissions of 
EUR 7.4 million (1-6/2006: EUR 4.9 mill.). These amounts were recorded in full under equity. Of the total commissions due to Wiener Privatbank
Immobilieninvest AG, EUR 351 million were outstanding as of 30 September 2007 (prior period of 2006: EUR 0.0 mill.). In its function as a clearing
agent for other consortium banks and manager of the private sales network, Wiener Privatbank Immobilieninvest AG passed on the major part of the
fees it received in the form of commissions, consulting expenses and charges for other services. Furthermore, Wiener Privatbank Immobilieninvest AG
receives a fee of TEUR 37.5 per quarter for capital market management services.

The ECO Group invests cash and cash equivalents with Wiener Privatbank Immobilieninvest AG at interest rates that equal or exceed the rates for
other invested funds. In addition, a depository for shares in Group companies is maintained with this bank.

Properties available for sale and certain investment properties are managed by RESAG Business Immobilienverwaltung GmbH (formerly WPB Facility
Management GmbH; formerly Kapital & Wert Facility Management GmbH). RESAG Business Immobilienverwaltung GmbH is a subsidiary of Wiener
Privatbank Immobilieninvest AG. One object held as investment property was managed by Dr. Marhold Immobilienverwaltung GmbH up to the end of
2006; this firm is also a subsidiary of Wiener Privatbank Immobilieninvest AG. The majority of property management fees totalling TEUR 371 are 
charged out to tenants; these charges totalled TEUR 346 for the first three quarters of 2007. As of 30 September 2007 receivables of EUR 0.6 million 
(1-9/2006: EUR 0.4 mill.) were due from these management companies. PDcz brno s.r.o., in which conwert Management GmbH holds a stake of 60%,
manages the Group’s property in the Czech Republic, whereby the related management fees are charged to ECO Management GmbH.

Commercial Gesellschaft für Vermögensanlagen Gesellschaft m.b.H., another holding of Wiener Privatbank Immobilieninvest AG, brokers insurance
policies and coverage for the Group. The related fees were not carried by the Group.

The ECO Group uses IMMOROHR Zinshausvermittlung Ges.m.b.H. and MAK Immobilien Ges.m.b.H., which are subsidiaries of Wiener Privatbank
Immobilieninvest AG, to broker property transactions and rent space. The costs connected with rentals are carried by the tenants. The ECO Group
received invoices totalling EUR 0.3 million (1-9/2006: EUR 0.0 mill.) for the brokerage of property transactions during the reporting period. These 
services are directly related to the sale of properties classified as available for sale.

Kerbler & Kowar Holding GmbH provided construction planning and supervisory services totalling EUR 0.0 million (1-9/2006: EUR 0.0 mill.) for 
several properties classified as available for sale during the first three quarters of 2007.

In addition, conwert Deutschland Immobilien GmbH is the tenant in one property located in Germany and pays monthly rent of EUR 2,300.00 for this
space.

Kerbler & Kowar Holding GmbH

2007
TEUR

5,481

2006
TEUR

0.00

OUTSTANDING LIABILITY

1-9/2007
TEUR

13,598

1-9/2006
TEUR

0.00

ACQUISITION OF PROPERTIESA) ACQUISITION OF PROPERTIES

1090 Wien, Liechtensteinstr. 89 Verwaltungs GmbH

TRIMMOBILIEN ALPHA Immobilien-invest GmbH

2007
TEUR

750

0.00

2006
TEUR

0.00

0.00

OUTSTANDING RECEIVABLE

1-9/2007
TEUR

750

1,000

1-9/2006
TEUR

0.00

0.00

SALE OF PROPERTIESB) SALE OF PROPERTIES
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Other transactions

ECO Business-Immobilien AG owns a 10% stake in the share capital of TPI Tourism Properties Invest AG. On 22 May 2007 a resolution was passed
that increased share capital to EUR 50 million. The remaining shares in this company are owned by conwert Immobilien Invest AG and Wiener
Privatbank Immobilieninvest AG. The activities of TPI Tourism Properties Invest AG will focus primarily on the rental of tourism objects.

Management contract

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 (1-9/2007: EUR 1.0 mill.; prior period: 
EUR 5.2 mill.), while the management fee will equal 0.6% for the first EUR 1 billion and 0.5% thereafter (1-9/2007: EUR 2.9 mill.; prior period: 
EUR 2.5 mill.). For each property sold, ECO Management GmbH will receive a maximum transaction fee of 1.75% (1-9/2007: EUR 0.00 mill.; prior
period: EUR 0.8 mill.). The assessment base for the management fee represents the monthly carrying value of properties in the IFRS financial 
statements. 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. 

A management fee equal to 0.6% of the carrying amount of non-current assets was agreed for activities related to the proportionately consolidated
trading portfolio. During the first three quarters of 2007, EUR 0.4 million each (1-9/2006: EUR 0.2 mill.) was paid to ECO Management GmbH and
conwert Management GmbH. A transaction fee of 2% was also defined for each acquisition or sale related to the trading portfolio. ECO Management
GmbH received EUR 0.0 million for property acquisitions during the reporting period (1-9/2006: EUR 2.1 mill.). If the total selling price of the trading
portfolio exceeds EUR 263 million by the end of 2008, ECO Management GmbH is entitled to receive a performance bonus of 5% of the amount over
EUR 263 million. During the first nine months of 2007, ECO Management GmbH and conwert Management GmbH each received payments of 
EUR 0.8 million (1-9/2006: EUR 0.0 mill.).

The invoices for all fees arising from this management contract include value added tax.

Of these transaction and management fees, EUR 1.1 million (prior period: EUR 2.9 mill.) were recorded under liabilities as of 30 September 2007. 

Information on trading in ECO shares is provided in the report filed in accordance with § 48 d (4) of the Austrian Stock Exchange Act.

Remuneration for the Management Board and key employees 

The Management Board was comprised of Friedrich Scheck, Wolfgang Lösch and Wolfgang Gössweiner during the reporting period. These persons
represent the Company together or with an officer.

The members of the Supervisory Board:

n Franz Zwickl (Chairman)

n Alexander Schoeller (Vice-Chairman)

n Johann Kowar (Vice-Chairman)

n Günter Kerbler, as of 22 May 2007

n Franz Hörmann 

n 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. The members of the Management Board received no remuneration.

Vienna, 15 November 2007

The Management Board

Friedrich Scheck, CEO Wolfgang Lösch, COO Wolfgang Gössweiner, CFO
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The correction phase that took hold of the international property market during the spring of

this year continued into the third quarter. Although there were brief signs of recovery during

September and October, further declines followed in November. The IATX index of the Vienna

Stock Exchange paralleled the EPRA/NAREIT Europe benchmark index, losing roughly 30% in

value this year. 

The ECO share also continues to trade at a significant discount, and well below its net asset

value (NAV). At the end of September 2007 the share price equalled EUR 9.94, while the NAV

had risen to EUR 12.04 per share by this time – a further sign that the company’s strong 

operating performance is still not reflected in the share price. The inherent value of ECO and

the steady pursuit of its business strategy were recognised by analysts during the third 

quarter of 2007, with Sal. Oppenheim and Erste Bank giving the ECO share a buy rating in their

latest reports. These experts also underscore the company’s access to promising transactions

that are not interesting for larger competitors, but will play a key role in increasing the value

of the ECO portfolio. The ECO share is considered to have an upward potential in the two-digit

range over the mid-term.
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STOCK EXCHANGE DATA

Number of shares

Share price at the end of the period

Market capitalisation

Earnings per share

Price/earnings ratio

Substance value (NAV) per share

Substance value (NNNAV) per share2)

Return on equity (ROE)

Return on capital employed (ROCE) 3)

Equity ratio

Gearing (net debt to equity)

30.09.2007

34,100,000

9.94

338,954,000

0.97

10.25

12.04

12.48

8.27

7.26

48.89

73.61

EUR

EUR

EUR

EUR

EUR

%

%

%

%

30.09.2006

22,500,000

12.60

283,500,000

0.69

18.26

11.41

11.72

6.19

5.41

35.70

147.58

31.12.2006

25,000,000

13.30

332,500,000

0.99

13.43

11.79

12.23

8.77

7.65

36.67

132.21

FINANCIAL CALENDAR

Annual results for 2007

Results for the first quarter of 2008

Annual general meeting

Results for the second quarter of 2008

Results for the third quarter of 2008

Annual results for 2008

28 March 2008

21 May 2008

21 May 2008

26 August 2008

25 November 2008

26 March 2009

DEVELOPMENT OF THE SHARE PRICE 
FROM 3/05 BIS 9/07

DEVELOPMENT AS OF 28.09.2007*

Since the initial public offering 
(17.03.2005)

Since the initial public offering per year

6 months

12 months

2007

Market capitalisation (TEUR)

-5.24% 

-2.10%

-31.80%

-22.40%

-25.26%

338,954

CONTACT

Friedrich Scheck

Chief Executive Officer

T  +43 1 535 21 99

E scheck@eco-immo.at

Peter Pechar

Head of Investor Relations

T  +43 1 535 21 99

E pechar@eco-immo.at

1) Annualised profit; 2) Equity attributable to shareholders of the parent company plus deferred tax liabilities and the difference to the fair

value of the trading portfolio; 3) Calculated on the basis of EBIT

15,0

14,5

14,0

13,5

13,0

12,5

12,0

11,5

11,0

10,5

2005 2006 2007

n  Inherent value per share (NAV/share)
n  Adjusted substance value per share (NNNAV/share) 

12.23
11.79

10,0

9,5

9,0

8,5

11.52
10.95

12.48
12.04

as of 30 September 2007

SHAREHOLDER STRUCTURE

public float

conwert 
Immobilien Invest AG

> 24.1 %

< 75.9 %

Investment Highlights

n Attractive and balanced portfolio comprised primarily of office and retail properties

n Stable core markets in Austria and Germany as well as growth opportunities in the 

CEE region

n Increase in the value of the portfolio through active asset management

n Unique positioning between pure property developers and long-term buy-and-hold 

investors

n Impressive track record

n Experienced management with branch expertise

The Share

1)

1)

1)

1)
*Calculation according to the BVI-method



Contacts

ECO Business-Immobilien AG

Albertgasse 35

A-1080 Vienna

Austria

tel +43 / 1 / 535 21 99

fax +43 / 1 / 535 21 99 - 99

office@eco-immo.at

www.eco-immo.at


