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Our philosophy

We at UBM have only one thing in our mind: meaningful growth.
For our investors, for our partners and for Europe, which is
growing together. We invest in total solutions, make available
our market knowledge generated by our experience and participate with all our commitment to ensure that the project has an
absolute meaning. Convince yourself on the basis of an exiting
project in the neighbouring Czech Republic of the meaning of a
real estate solution from one source.
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Key data
of the UBM Group
UBM Realitätenentwicklung AG
Absberggasse 47, 1103 Vienna, Austria
Tel: +43 (0) 50 626-0
www.ubm.at

Your UBM contacts

BALANCE SHEET DATA IN € MILLION
Balance sheet total
Percentage of shareholders’ equity in the balance
sheet total as at 31.12
Investments
Depreciation and amortisation
STOCK MARKET DATA
Earnings per share in € 1)
Dividends per share in €
Pay out ratio in %

2005

Change
in %

2004

2003

109.0
58.0
14.1
9.9
8.5
2.7
2.6
9.6

–19.8
–13.2PP
38.2
6.5
–9.6
–
–2.6PP
–2.0PP

135.9
71.2
10.2
9.3
9.4
2.7
5.2
11.6

118.7
62.9
16.2
11.4
9.5
–
6.0
12.8

381.3

35.8

280.7

296.8

23.6
38.7
4.4

–7.3PP
11.8
18.9

30.9
34.6
3.7

27.1
16.0
3.0

UBM Styria/Carinthia
DI Dr. Jürgen Pichler
Mail: juergen.pichler@ ubm.at
Tel: +43 (0) 50 626-1729

3.2
0.88
27.6

UBM Tyrol/Vorarlberg
DI Peter Ellmerer
Mail: peter.ellmerer@ ubm.at
Tel: +43 (0) 50 626-3032

2.8
0,90
31.8

–0.9
2.2
3.7PP

3.1
0.88
28.1

UBM-Investor Services
VDir. Heribert Smolé
Mail: heribert.smole@ ubm.at
Tel: +43 (0) 50 626-1487

UBM in Hungary
DI Sarolta Koeves
Mail: sarolta.szabo-koeves@ ubm.at
Tel: +36 (1) 267 24 92

UBM in France
DI Martin Löcker
Mail: martin.löcker@ ubm.at
Tel: +43 (0) 50 626-1261

UBM Vienna/Lower Austria/
Burgenland
Mag. Edgar Rührlinger
Mail: edgar.ruehrlinger@ ubm.at
Tel: +43 (0) 50 626-1760

UBM in the Czech Republic
Mag. Margund Schuh
Mail: margund.schuh@ ubm.at
Tel: +42 (02) 510 132-32

UBM in Slovakia
Mag. Edgar Rührlinger
Mail: edgar.ruehrlinger@ ubm.at
Tel: +43 (0) 50 626-1760

UBM in Switzerland
Mag. Edgar Rührlinger
Mail: edgar.ruehrlinger@ ubm.at
Tel: +43 (0) 50 626-1760

UBM in Croatia
DI Dr. Jürgen Pichler
Mail: juergen.pichler@ ubm.at
Tel: +43 (0) 50 626-1729

1) Data for 2003 adjusted for share split in the ratio of 1:4

UBM Salzburg
Mag. Edgar Rührlinger
Mail: edgar.ruehrlinger@ ubm.at
Tel: +43 (0) 50 626-1760
UBM Upper Austria
DI Markus Lunatschek
Mail: markus.lunatschek@ ubm.at
Tel: +43 (0) 50 626-1712

UBM in Poland
Mag. Peter Obernhuber
Mail: peter.obernhuber@ ubm.at
Tel: +48 (22) 356 81 10
UBM in Germany
Münchner Grund
DI Arch. Lars Johannsen
Mail: lars.johannsen@ ubm.at
Dkfm. Thomas Maier
Mail: thomas.maier@ ubm.at
Tel: +49 (89) 74 15 05-0

CONTACT

PROFIT AND LOSS DATA IN € MILLION
Annual construction output
of which abroad in %
Earnings before interest and taxes (EBIT)
Earnings before taxes (EBT)
Consolidated net income
Net income for the year
Return on total capital in %
Return of shareholders’ equity in %
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Balance sheet structure

Finance, assets
and capital structure
The balance sheet total of the UBM Group increased
during 2005 in comparison with the prior year by
35.8 % to approximately € 381.3 million. This substantial increase in the balance sheet total is attributable
to the intensive investment activity of the whole year
as well as to the extension of the scope of consolidation.
48

On the asset side of the balance sheet property, plant
and equipment represent the major part of, the
balance sheet total with a share of 51.1 % (2004:
54.5 %) and amounted as at the end of 2005 to
€ 194.9 million. The book value of the land and buildings (including buildings on third party land and
rights to land) increased in 2005 by € 45.3 million to
€ 186.7 million, whereby 51.1 % of the overall balance
sheet total is attributable to this item. Prepayments
received and plant under construction declined by
35 % to € 7.4 million. Financial assets were reduced
by 28.2 % to € 28.1 million, which was attributable
primarily to the deconsolidation of a company, the

in %
Fixed assets
of which property, plant and equipment
Current assets

real estate of which was sold. The structure and the
volume of the current assets have changed as follows:
the inventories held have increased by 108.4 % to
approximately € 41.8 million due to a higher level of
land and buildings designated for sale. Receivables
and other assets have risen by 69.1 % to € 97.9
million. This increase is due primarily to the refinancing and financing of various subsidiaries.

Shareholders’ equity
Liabilities
of which to banks
Balance sheet total in € million

2005
60.1
51.1
39.7

2004
70.6
54.5
29.1

2003
65.7
50.3
33.7

23.6
74.5
21.8

30.9
66.7
34.8

27.1
70.1
39.6

381.3

280.7

286.8

49
EBT (earnings before taxes) could be increased from
€ 9.3 million in the prior year to € 9.9 million. As at
the balance sheet date the shareholders’ equity therefore amounts to approximately € 90.1 million.
However, due to the increase in the balance sheet
total, the equity ratio declined to 23.6 % versus 30.9 %
in the prior year.
The provisions for benefits and pensions increased
from approximately € 1.7 million by € +0.4 million
to € 2.1 million. The other provisions in the amount
of € 17.3 million are attributable to a large extent to

provisions for buildings, with which, for example,
guarantee claims, construction damages, pending losses of foreign risks can be covered. During the fiscal
year under report the provisions increased by € 3.9
million.
Due to the issue of a loan in the amount of
€ 100.0 million (maturity 06/2005 to 06/2012) the
liabilities increased in total during the year under report by 54 % to approximately € 264.8 million. With
regard to the liabilities to banks there was a decline
(14.8 %) from € 97.7 million to € 83.2 million. Mainly
due to the increase of depreciation on fixed assets

from approximately € 3.2 million in the prior year to
€ 4.9 million, cash earnings in accordance with ÖVFA
rose by about € 1.5 million to € 14.0 million. The
cash flow from operating activities declined by approximately € 34.1 million to € –17.6 million following
an increase in both inventories and receivables. Investments in property, plant and equipment amounted
to € 38.0 million versus € 33.2 million in the prior
year, whereby the cash flow from investing activities
amounted to € –33.7 million. The cash flow from
financing activities amounting to approximately
€ 59.2 million represents the intensive investment
activity of the Group.

Consolidated statement of cash flow – short version
in € million
Consolidated net income
Cash earnings in accordance with ÖVFA
Cash flow from current operations
Cash flow from investment activities
Cash flow from financing activities

2005
8.5
14.0
–17.6
–33.7
59.2

2004
9.4
12.5
16.5
–0.3
–16.4

2003
9.5
16.0
19.9
–0.8
–16.0

Securities and liquid assets as at 31.12.

11.5

3.6

3.8

Structure sharpens the feeling for the
essential healthy structures are the backbone of all life / they give strength and
direction at a time which is characterised
by increasing uncertainty.
Management report

UBM Kürteil_6.6.RZ.qxd

07.06.2006

8:56 Uhr

Seite 50

Investments
made rapid progress, so that this showpiece project
of the UBM Group can be finally concluded successfully in 20 07. Furthermore, we have acquired a land
site in Lipno for the construction of a leisure centre.
In Austria the BT A office building in the Brehmstrasse was completed and transferred to the user
fully rented. In Poland we have concluded the restoration of the office building, Griffin House, and purchased a land site near Warsaw for the construction
of a residential complex. In Germany the construction
of two residential property complexes is underway,
and in Slovakia we have created the basis for an
additional positive entry into the market following
the successful sale of the logistics park in Senec.
Moreover, we have acquired real estate properties
with very profitable development potential in
Austria in Brunn am Gebirge, Schwechat and Graz.
In total the investments in property, plant and
equipment amounted to € 38.0 million; the financial
assets were reduced by € 11.0 million.

Investments and depreciation / property, plant and equipment
2005

2004

(in € million)

2003

Investments

Investments
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Depreciation

0
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Apart from the specific project fluctuations the
annual investment volume of the UBM Group
depends directly on the form of financing of the
relative projects, whereby the possible range extends from the construction project financed by
ourselves to financing through leasing contracts. In
principle, however, we pursue the objective by
means of an early relationship with the future user
and to keep the financing requirement low through
strategic partnerships and participations. At the
same time solid prerequisites are created for future
projects through the acquisitions of land sites, as
recently in Slovakia, the Czech Republic and Poland.
The investment volume of the fiscal year amounting
to € 38.7 million is € 4.0 million higher than that of
the prior year. In 20 05 the major emphasis was our
Andel City project, where a second office building
and a residential property complex were able to be
completed. Apart from the completion of these construction phases the further extension of the project

(in € million)

in € million
Total investments
Intangible assets
Property, plant and equipment
Financial assets

2005
38.7
–
38.0
0.7

2004
34.6
0.2
33.2
1.1

2003
16.0
0.7
14.4
0.9

Risk minimisation makes sense / detailed risk
analysis from the very beginning / know-how
about particularities of the market / consideration of individual influences / establishment
of exact forecasts / flexible spread of the
investment through diversification / with the
certainty of an experienced company.
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Risk management
Entrepreneurial action is permanently connected with
the evaluation of risks. It is therefore important to
recognise these risks at the right time and to take
measures actively with efficient control systems. Risk
management is an integral part of the operating action
of the UBM Group and is gaining increasing importance for the assurance of our operating success
through the expansion of our business activity both
from a sectoral as well as from a geographic point of
view. The UBM Group reacted at an early stage to
this challenge and has at its disposal an extremely
varied risk management system, which is regularly
adjusted to technical market and regulatory developments. The areas of responsibility of risk management are general processes, technology, development
and commercial aspects. For each area the competences have been really defined and experienced
employees appointed, who report directly to the
Board of Management. General risks, such as, for
example, the strategic risk which does not arise
within the course of our projects but result from the
business object of our Company, are dealt with by
the Board of Management in agreement with the
Supervisory Board.

Risk of market entry
Thanks to its many years of experience UBM knows
the ways of functioning and the peculiarities of the real
estate markets in Central and Eastern Europe. Apart
from the general development know-how, the
knowledge of demand, cyclicality as well as the legal
and overall economic general conditions of a country
minimise the risk of a false strategic decision. A detailed market and risk analysis of the corresponding
country precedes each stage of expansion. These expert opinions include the micro and macro economic
stage of development of the region or the relative real
estate market. The individual factors of influence are
above all decisive for the realisation of a project. In
this respect it is necessary to forecast the market
development correctly and to find in advance the
potential tenants. Instructions concerning the minimal
required degree of commercialisation increase the
security in the investment in a project. The broad
diversification of the UBM Group means that the entry
into new markets is assured through the solid basis of
the existing real estate portfolio. Our employees give
us the answer to all these questions, since they have

Management report
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Segment reporting
excellent qualifications and competence both in the
area of the real estate economy and the construction
sector as well as in technical and commercial matters.

Cyclicality of our markets
The real estate markets show in their demand development a strong cyclicality, which apart from overall
economic factors is also affected by the relative supply situation. Thanks to our broad sectoral as well as
geographic diversification we can set off regional
market fluctuations against each other and structure
our investment in a flexible manner. The possibility of
choosing between the sale or the rental of our properties permits us, moreover, to create a flexible
compensation for temporary unfavourable market
conditions.
52

Financing and currency risk
The strong internationalisation of our business activity
requires the consistent use of hedging instruments.
Our rental income is not only index-related but the

rental contracts of foreign properties, which were
almost exclusively concluded with international
groups, are, moreover, based on hard currency contracts, in order to minimise the risk of changes in the
rates of foreign currencies. We meet the interest risk,
which is often decisive for the future returns on a
property, with financing models geared to the relative
periods concerned, which secure and optimise the
specific project finance requirements. The choice of
the financing currency takes place depending on the
corresponding currency of the commercialisation,
whereby the currency risk is excluded.

Security of property
The security of the value of the real estate portfolio
is an important element for the economic development of the UBM Group. The property and facility
management division submits situation reports at
regular intervals as well as forecasts for the optimal
maintenance of the sites and the buildings, in order
to guarantee the work of commercialisation as well as
the sale in the longer term.

Board of Management
Risk management
GENERAL PROCESSES ISO 9001
TECHNOLOGY
DEVELOPMENT
COMMERCIAL ASPECTS

The primary segments are divided into the divisions of “project development and construction” and
“facility management”. This division also corresponds to the composition of the relative management.
A summary table showing the most important key data of the segments is presented in the segment
reporting of the consolidated financial statements.

Project development and construction
The “project development and construction” segment
includes the business activities of the following principle companies included in the UBM Group either
on a fully consolidated basis or at equity:
- UBM Realitätenentwicklung Aktiengesellschaft
- Ariadne Bauplanungs- und Baugesellschaft m.b.H.
- “Athos” Bauplanungs- und Errichtungsgesellschaft m.b.H.
- MBU Liegenschaftsverwertung Gesellschaft m.b.H.
- “UBM 1” Liegenschaftsverwertung Gesellschaft m.b.H.
- Rudolf und Walter Schweder Gesellschaft m.b.H.
- Logistikpark Ailecgasse GmbH
- UBM-Bohemia Projectdevelopment-PlanningConstruction, s.r.o.
- “Mazurska Development” Sp. z o.o.
- UBM Polska Sp. z o.o.
- UBM Green Development Sp. z o.o.
- Münchner Grund Immobilien Bauträger Aktiengesellschaft
- Immobilien- und Baumanagement Stark GmbH
& Co. Stockholmstraße KG
- CM 00 Vermögensverwaltung 511 GmbH
- Immo Future 6 - Crossing Point Smichov s.r.o.
- UBM Klánovice s.r.o.
- UBM-Bohemia 2 s.r.o.
- Andel City s.r.o.
- Ruzinov real s.r.o.
- Dictysate Investments Limited
- Ropa Liegenschaftsverwertung Gesellschaft m.b.H.
- “Zentrum am Stadtpark” Errichtungs- und
Betriebs-Aktiengesellschaft
- W 3 Errichtungs- und BetriebsAktiengesellschaft

- “Internationale Projektfinanz” Warenverkehrs& Creditvermittlungs Aktiengesellschaft
- GF Ramba Sp. z o.o.
- INTERCOM a.s.
- UBX Development (France) s.à.r.l.

53

During the year under report the annual construction
output of this segment declined by approximately
21.1 % to € 105.1 million. This represents the traditional operating core sectors of the UBM Group, to
which 96.4 % of the total annual construction output
is attributable.

Facility management
The facility management segment includes the following principle companies included in the UBM Group
either on a fully consolidated basis or at equity:
-

FMA Gebäudemanagement GmbH
FMB-Facility Management Bohemia, s.r.o.
FMH Ingatlanmanagement Kft.
“FMP Planning and Facility Management Poland”
Sp. z o.o.
- FMS Facility Management Slovakia s.r.o.
The share of the annual construction output for 2005
amounts to approximately € 3.9 million (3.6 %). We
nevertheless define this area as an independent
segment, since we can gain from the administration of
properties valuable experience regarding tenant
requirements, project conditions and infrastructural
requirements, which can be included directly into the
planning of future realisation projects.

Management report
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Outlook for 2006
Vienna office market

54

The forecasts for the world economy continue to
indicate unchanged high dynamic growth for 20 06
with regard to the economic drivers, the USA and
Asia. Moreover, as in the past fiscal year the greatest
risk is the development of the oil price. For the 25
member states of the EU this means an expected
increase in GDP of 2.1 %. The estimates for the
overall European region are somewhat lower at
1.9 % but still higher than the level of the prior year.
Apart from the increasing expenditure on investments and an unchanged strong level of exports,
private consumption should again recover somewhat in spite of a modest growth in real available
income. Germany, as the largest market in Europe,
will again be below the European average with
growth of 1.2 %, as will be France with 1.8 %.
(OECD and Eurostat).

in prices should remain comparatively moderate in
most countries according to the majority of the
forecasts.

Real estate economy 2006
The trends in the worldwide office market which
were already registered in 20 05, will continue
during 20 06. The rate of growth should increase
constantly. As a result of the continuing rise in
demand and a decline in supply, the quota of rented
space will increase. This development appears to be
positive above all in America. In contrast with this
the outlook for Europe is slightly less optimistic. For
this reason a stabilisation of the market situation is
assumed.

In view of the growing economy in the European
region economic experts expect an acceleration of
growth to 2.4 % in Austria. This growth will be supported above all by exports and the rising level of
investments. On the other hand, consumer demand
from private households will continue to remain sluggish with an increase of only 2 %. In 2006 the inflation rate is expected to amount to 1.9 % insofar as
the crude oil prices do not move unexpectedly on
the world markets. The situation on the labour
market will continue to remain difficult. According to
Eurostat the unemployment rate should remain unchanged at 5.2 %. (Wifo).
The economic development in the new EU member
states in Central and Eastern Europe will increase
during 20 06. The gross domestic product will
increase on average by 4.4 %. Consumption should
increase at an accelerated rate. Investments should
increase substantially as a result of the recent
expansive monetary policy. Above all, however,
foreign trade should increase significantly as a result
of the economic recovery in the eurozone. The rise

Cycle of rental prices in Europe
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Hamburg, Paris, Lyon, London City, Helsinki
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Stockholm, Oslo, London West End, Budapest

As a result of the low rate of completion of new
office buildings and an increase in the volume of
rentals, a slight decline in the direction of 6.0 % is expected with regard to empty floor space. The office
rents will stabilise independent of the situation. Barely
44 % of the approximately 84,000 m 2 of office space
which will be completed during the first half year
2006 has already been rented. It is expected that in
2006 the total supply of floor space in Vienna will
decline to 177,000 m 2. The achievable returns in the
Vienna office market could decline somewhat due to
the high demand for real estate investments. In this
respect the income for property in good locations
and in average locations could converge further with
each other.

Corporate outlook
In 20 06 the successful course of the UBM Group
will be continued with the further extension of the
sectoral and geographic diversification. Apart from
our home markets of Austria, the Czech Republic,
Poland, Hungary, France, Germany, Slovakia and
Switzerland, we shall also realise our market entry
into Romania, Bulgaria and Croatia and shall also
prepare for the markets in the Ukraine and in
Russia.
In Germany we will continue to place our emphasis
on the residential sector and conclude the residential
property projects in Schwabing and Munich Riem,
Munich. In Poland the start of construction is planned
for a housing estate near Warsaw, and a hotel project
is already underway in Krakow. In Krakow we assured
for ourselves an attractive land site for an additional
housing estate. In the Czech Republic the last construction phases of Andel City will constitute the
major emphasis. In the autumn of this year a hotel
project will be undertaken in Pilsen. In Slovakia, as a
result of a cooperation agreement with a Slovakian
partner, we have secured the commercialisation pos-

sibilities for a large number of land sites in the
neighbourhood of Senec. In Switzerland we are constructing an operational building for an international
logistics company in the neighbourhood of Zürich. A
logistics building should also be constructed in Croatia.
In Austria the Salzburg-Lehen project will be implemented and in Vienna we are continuing with the
successful project of the construction of the building
phase C in the Brehmstrasse.
Apart from this variety of projects with a large volume
of investment, we also intend to realise some smaller
projects of local importance.
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The major portion of our construction output is attributable to the countries of the Czech Republic,
Germany and Poland. Within the framework of our
quarterly reports we shall give detailed information
on the development of the projects and their effect
on the course of the overall business.
For the fiscal year 2006 we are expecting a total
construction output of approximately € 148 million;
the satisfactory development of the results and thus
also the dividend policy of the prior years should be
continued.

Events following the balance sheet date
No significant events have occurred since the balance
sheet date.

Vienna, April 18, 2006
Mag. Karl Bier
Dipl.-Ing. Peter Maitz
Heribert Smolé

Management report
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KEEN PERCEPTION
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TOMÁS PALICKA
Managing Director Village Cinema
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