
Dear shareholder, 

On 31 March 2003, Retail Estates nv cele-
brates the fifth anniversary of its first listing on
the Stock Exchange. Therefore there is a great
temptation to take a look at the growth of the
company over recent years. It has conscious-
ly remained a niche player that initially had
the size of the average real estate certificate.
On this fifth anniversary, we can celebrate the
fact that the company has attained a scale
large enough to enable it to develop inde-
pendently from its former promoters. This
would not have been possible without the
growth of our portfolio of 68 properties 'free of
supplementary charges('), which had a value
of 39.02 million eur in 1988, increasing to 151
properties 'free of supplementary charges'
valued at 117.23 million eur in 2003. Growth is
perhaps itself not a target, but it has made it
possible to lay the basis for the valuation of
our share.

The financial year 2002/2003 was without
doubt a good year. The level of occupation
was 98.4%. Declining consumer confidence
will undoubtedly take its toll on the retail
trade, but we are convinced that the profile
of our tenants, who trade mainly in the middle
and lower price classes, are relatively resistant
to this. This is contributed to by the fact that
our tenants operate nationally and are less
sensitive to local market factors. It is significant
that the two bankruptcies that we have seen
this year among our tenants concerned small
to medium size enterprises (SMEs). The quality
of the locations meant that these shop 
premises were immediately relet.

Retail Estates nv will continue to invest in its
growth in 2003/2004, both by purchasing
properties and by the development of shop
premises for its own account. At a debt level
of 40.34% (incl. dividend), with a maximum of
50%, there is sufficient room for this. We are
also open to external growth, for instance
through an increase in capital and/or the
contribution of properties or real estate com-
panies by third parties. Our favourable track
record over the past five years provides the
confidence that is necessary to carry out such
transactions.

We also wish to thank our shareholders and
employees for their loyalty and confidence in
the expansion of our company.

Ternat, 28 April 2003
Jan De Nys
Managing Director

Letter to the
Shareholders
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(1) 'free of supplementary charges': value including all costs,

registration fees, fees and non-recuperable VAT.

'Purchaser cost': value excluding all costs, regestration fees,

fees and non-recuperable VAT.



Retail Estates nv is a real estate investment
company with variable capital, specialising in
investments in shop premises situated in the
outskirts of residential centres or along arterial
roads to city centres. The premises have a
built-up area of between 500 m2 and 10,000 m2

and are mainly let to retail companies or retail
chains(1).
On 31 March 2003 the portfolio consisted of 151
shop premises, throughout Belgium and Luxem-
bourg. These premises represent a total area of
139,003 m2 and a total value that is 'free of sup-
plementary charges' of 117.23 million eur
(Cushman & Wakefield Healey & Baker).
Retail Estates has been quoted on Euronext in
Brussels in the continuous market segment
since 31 March 1998.

Real estate policy

Retail Estates nv has positioned itself as an
investment company with variable capital
that is active in niche markets, which offers its
shareholders the opportunity of investing in
conformity with the trends of our time in a spe-
cific sector of the property market. This involves
shop premises, especially in out-of-town deve-
lopments that, because of the healthy bal-
ance of supply and demand, offer an attrac-
tive return and the prospect of extra value.

The shop premises are chosen firstly from the
point of view of the expectations of the user
concerning location, visibility, parking and
multi-functionality. This type of property is let
as a windproof and watertight shell. Retail
Estates nv is not responsible for installations or
maintenance, such as lighting, heating, false
ceilings, floor covering etc. Only structural
maintenance of the buildings and car parks

are carried out at the cost of Retail Estates nv.
This makes it possible to carry out the man-
agement of shops, which are spread over the
entire area of Belgium and the Grand Duchy
of Luxembourg, with a very small organisation.
Retail Estates nv follows in the footsteps of its
tenants, who are mainly chain stores, that is
nationally operating retail stores such as Lidl,
Blokker, Krëfel, Brantano etc. 
In an ongoing dialogue with its tenants and
taking their profitably criteria into account,
Retail Estates nv is building up a portfolio that
offers a balanced mix and guarantees a
good geographical spread.
The know-how and experience required by
this is available in-house. Previously the man-
agement gained experience in the develop-
ment departments of various Belgian retail
companies. Since it has taken control itself,
Retail Estates nv aims to position itself as an
independent, self-managed real estate invest-
ment company with variable capital, which
has consciously chosen to be a public limited
company. This is in line with its shareholding
structure: more than 75% of the shares were
placed in the market with private and institu-
tional investors.

Spreading the risk

Retail Estates nv is convinced that a spread of
the risks can be achieved by:
• Spreading its investment across the various

geographical regions of Belgium and the
Grand Duchy of Luxembourg. The limited
availability of premises in the Brussels region
means that, in practice, the investment is
spread equally between Flanders and the
Walloon region on the one hand and the
Grand Duchy of Luxembourg on the other;

• Taking into account the sector in which the
tenants are active. Ideally the investments
in shop premises destined for food, shoes
and clothing represent 30% of the total port-
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(1) retail chains are businesses with a central purchasing
system and various decentralised points of sale (chain
stores)
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folio, interior decoration 25% and other sec-
tors 15%;

• Paying particular attention to the age and
the level of maintenance of the buildings in
the portfolio and on acquisition, so as to
achieve an even distribution of the mainte-
nance costs.

Despite all efforts, investment in real estate is
never free of risk. Temporary vacancies can
lead to an interruption of rental income, while
major infrastructure works or the construction
of new shopping centres can have a positive
or negative influence on locations. A long-
term economic recession will certainly put
pressure on the profitability of the tenants and
therefore also on rent levels.
In addition, the value of shares is not only
influenced by company results, but also by
financial factors in the stock market that
affect the value of shares and property shares
in particular, such as interest rates and interest
in the stock market.

History - 5 years of Retail
Estates nv

Retail Estates nv was founded in March 1998
on the initiative of its former promoters, Mitiska
nv and KBC nv (then Cera Investment Bank),
who also launched the DistriLand real estate
share that also specialises in the shopping
mall market.

Retail Estates nv was the variable capital
investment company that profiled itself as a
niche player in sector for shop premises locat-
ed at the outskirts of major population cen-
tres. At the time of emission, the assets of the
investment company consisted of 68 premis-
es. The existing assets initially grew through
mergers and capital increases. A successful
increase in capital (SPO) was carried out in
April 1999. This made it possible to expand the
portfolio to 105 properties, with a total value
of approx. 75 million Euros.

In November 1999 activities were extended to
the Grand Duchy of Luxembourg. The
Luxembourg subsidiary company is not organ-
ised as an investment company with variable
capital status.

Since 1999 Retail Estates nv has gradually
grown by purchasing property, using long-
term financing within the legally permitted
debt limits. This limit was originally set at 33%
and since June 2001 has been increased to
50%. Growth has increased substantially, since
the variable capital company took manage-
ment into its own hands on 1 August 2002. 
22 shop premises were acquired for a sum of
17.08 million Euros during last financial year,
and additional initiatives were taken the con-
struction of shop premises on its own account,
as can be seen from the current projects in
Gent (St.-Denijs-Westrem) and Lier. In the cur-
rent market climate, a gross rental yield of 8%
to 8.5% is targeted for acquisitions and self-
financed developments.

Retail Estates Luxembourg sa:
Investments in the Grand
Duchy of Luxembourg 

With the exception of investments made in
the Grand Duchy of Luxembourg, all invest-
ments are made by Retail Estates nv. The
investments in the Grand Duchy of
Luxembourg are organised through a
Luxembourg public limited company, which
was set up for that purpose. The portfolio in
the Grand Duchy of Luxembourg consists of 5
shop premises and 2 small office properties,
which have a market value of 8.27 million
Euros, free of supplementary charges, and
7.69 million Euros with costs for the purchaser's
account.
The investments in this company were
partially financed by capital from the compa-
ny, amounting to 0.08 million Euros, and by an
intercompany loan of 3.27 million Euros that
was granted by the parent company, Retail
Estates nv, on 31 March 2003. 
This Luxembourg portfolio is completely man-
aged by the Retail Estates nv management
team. 
The Luxembourg company is not structured as
a company with variable capital and is there-
fore subject to Luxembourg company taxes. 
The majority of the tenants for the properties in
this portfolio are Luxembourg subsidiaries of
Belgian chains.



1. Important events during the financial year
2002/2003 

Investments and divestments

The portfolio of Retail Estates nv increased by
20% during 2002/2003, with the purchase of 22
more shop premises. The average initial return
on these premises was 8.48%, free of supple-
mental charges. These purchases were pur-
posely aimed at further improving the trade
mix. The relative importance of the shop
premises with licences for trading in clothing
and/or shoes rose from 22% to 29% of the
portfolio.

As part of the closing of the financial year on
31 March 2003, the portfolio was revalued by
Cushman & Wakefield Healey & Baker. The
result showed an increase in value of 1.84%,
when compared to an equivalent portfolio
from 31 March 2002.

Inflation in this period amounted to 1.35%
("health index" values from March 2002 com-
pared to March 2003) so that the increase in
value was greater than inflation. This valua-
tion must also be seen in the light of very
favourable level of occupancy, amounting
to 98.4%. No real estate properties were sold
during the financial year 2002/2003.

Rental

The level of occupancy of the portfolio is
98.4%.

Notable improvement works on buildings in
the portfolio

Aartselaar - Schelle

The shopping centre on the Boomsesteenweg
in Aartselaar-Schelle covers 8,172 m2 and is
leased to six different tenants. This building
was the largest risk in the portfolio that was
not protected by sprinklers. In order to obtain
improved conditions from the insurance com-
pany, among other factors, and in consulta-
tion with the largest tenant (BMS - Gamma), a
building permit was obtained for installing a
sprinkler system (automatic fire extinguisher
system) with a water reservoir at the rear in
the parking area. In addition, the area rented
by Gamma was altered in function to meet
the changing needs. A new 18-year lease at
an increased rent was signed with this tenant.
The investment of Retail Estates nv amounted
to 162,000 Euros incl. VAT. The other tenants
can also be connected to this sprinkler system.
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Dendermonde

In 2000 investments were made to split the
8,800 m2 premises (ground floor and first floor)
on the Mechelsesteenweg in Dendermonde
into 5 multi-functional units. Since the condi-
tion of the main roof (4,400 m2) was accept-
able, the originally planned renovation was
deferred. Subsequently it became apparent
that the roof covering needed to be com-
pletely replaced. The Board approved man-
agement's proposal to invest 287,000 Euros
(incl. VAT) in a new roof covering. It was
decided to book this amount to the invest-
ment already made in the premises.

Developments for the account of Retail
Estates nv

Gent (Sint-Denijs-Westrem)

In September 2002, a start was made on con-
structing a shopping centre situated at
Kortrijksesteenweg 1036, near Flanders Expo.
The entire shop section was leased in
advance to AS Adventure and Heytens. The
building (4,139 m2) is approaching completion
and will be taken into use on 1 June 2003. This
building will be included in the real estate val-
uation of 30 June 2003. On 31 March 2003 the
investment totalled 3,309,073.74 Euros. 

2. Post balance sheet items

2.1. Before the closing of the financial year on
31 March 2003, Retail Estates nv entered
into two agreements with suspended
conditions, with an eye to purchasing
shop premises in Lokeren (investment of
0.75 million EUR) or alternatively the pur-
chase of shop premises in Huy (investment
of 1.38 million EUR). Management expects
that the suspended conditions will be
realised during the first quarter of the cur-
rent financial year (2003/2004).

2.2. On 26 April 2003 an agreement was
entered into, whereby Retail Estates nv
obtained all the shares of Alcima nv,
which owns a garage complex in
Vilvoorde. After alterations, to be car-
ried out in 2004, this property will come
into use as two shop premises. The
expected investment in the acquisition
and alterations is 2.5 million Euros. The
property is located within the perimeter
of a zoning plan that provides for shop
premises there, so obtaining building
permission should not present much of a
problem.

P. 5



1. Overview of the results

The board of directors decided to publish the consolidated annual accounts as follows: 
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BALANS in EUR

ACTIVA 31/3/2003 31/3/2002 31/3/2001 31/3/2000

Formation expenses 143 088 379 534 615 980 852 426
Intangible assets 53 355 109 918 169 062 228 206
Tangible assets 120 605 953 98 824 276 91 967 753 83 115 151
Financial assets 114 114 114 114
Current asset 6 728 014 5 816 647 5 618 274 9 670 614
Total asset 127 530 524 105 130 489 98 371 183 93 866 511

LIABILITIES

EiShareholders’ equity 80 311 651 78 160 688 75 179 374 73 012 804
Provisions for deferred and 
latent taxation  202 830 152 522 36 176 59 804
Amounts payable after one year 42 379 603 22 558 311 18 839 908 9 915 741
Amounts payable within one year 3 972 297 3 727 131 3 823 140 10 375 234
Accrued charges and 
deferred income 664 143 531 837 492 585 502 928
Total liabilities 127 530 524 105 130 489 98 371 183 93 866 511

Income statement in EUR

31/3/2003 31/3/2002 31/3/2001 31/3/2000
Operating income

Operating result (+) (-) 6 704 277 6 277 649 5 757 967 5 747 112
Net current result 5 195 728 5 005 223 4 915 867 4 726 538

Result on the portfolio 1 868 724 2 901 675 1 886 947 9 842 669
Extraordinary result (4 734) (85 323) 0 (6 349)
Result of the year 7 059 718 7 821 575 6 802 814 14 562 858
Appropriation of the changes in (1 933 002) (2 506 306) (1 688 698) (12 236 287)

market value of elements in 
the portfolio

Deduction from reserves 
unavailable for distribution 0 0 0 2 314 551

Result of the year avaible 
for appropriation 5 126 716 5 315 270 5 114 116 4 641 122
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2. Comments on the annual accounts

ASSETS

The formation expenses of Retail Estates nv
amounted to 143,088 million EUR on 31 March
2003, while setup costs and fees, in the
amount of 1.18 million EUR, have primarily
been activated. These expenses consist of
466,789 million EUR for organisational costs in
setting up the real estate investment compa-
ny with fixed capital, as well as the organisa-
tional costs made within the framework of the
decision of 30 April 1999, for an increase of
capital by 715,440 million EUR. These organisa-
tional setup expenses are being written off at
the rate of 20% per year. The write-offs during
the past financial year amounted to 236,446
million EUR and come to an end in the finan-
cial year 2003/2004.

The tangible fixed assets have increased from
98.82 million EUR to 120.61 million EUR. This
largely concerns terrains and buildings, as
appraised by Cushman & Wakefield Healey &
Baker on 31 March 2003. As is standard prac-
tice with real estate investment companies
with fixed capital, the properties are included
at market value, 'costs for the vendor'. These
terrains and buildings are no longer being
depreciated since 28 March 1998. 
Changes in the market value of the properties
(per property) are reflected in equity capital,
under the heading unavailable reserves. The
results of the financial year are not influenced
by the adaptations in the market value of the
properties. The results of the financial year are
influenced only in those cases, where the
market value falls below the historical value.
Realised added values or losses in value are
integrally included in the results of the finan-
cial year.
The evolution of the real estate portfolio,
which increased from 97.69 million EUR to
117.23 million EUR, is a consequence of a
number of important investments, which pri-
marily occurred in the last quarter of the pre-
vious financial year. The real estate portfolio

was expanded with the following acquisitions:
2 shops on major approach roads in Marche-
en-Famenne, one shop on a major road in Lier
and another in Mechelen, a shopping centre
in Kuurne, and 11 shops that were acquired
from the Brimmo portfolio.

The summary annual accounts also report
financial fixed assets with associated compa-
nies, including the participation by Retail
Estates nv in Retail Estates Luxembourg sa, for
the amount of 1.9 million EUR, as well as a loan
of 3.27 million EUR, which was granted within
the framework of debt restructuring in this
company.

Current assets consist primarily of inventory,
that is real estate properties destined for sale
and the available liquid funds. The inventory
concerns a piece of unused land, which is not
considered of strategic value.

LIABILITIES

Equity capital has increased by 2.15 million
EUR, rising from 78.16 million EUR to 80.31 mil-
lion EUR. 

Under the status of a real estate investment
company with fixed capital, it is not neces-
sary to book a contribution to legal reserves.

All reserves, which were booked in the balance
sheet as liabilities, were taxed at the time that
the status of a real estate investment company
with fixed capital was attained.

Equity capital 78 160 688
from preceding FY
Profits for the FY 5 126 716
Fluctuations in 1 933 002
market value
Dividends (4 908 755)
as of 31 March 2002
Equity capital 80 311 651
for current FY



The booked provision for risks & costs is a pro-
vision for renovation works, which could not
take place during the preceding financial
year, but which were already in progress
and/or contracted out in the preceding
financial year.

The long-term debts, which amount to 
42.38 million EUR, consist mainly of various
loans with a fixed rate of interest (varying
between 4.5% and 6.5%) and a fixed term of
maturity, is of between 5 and 10 years.

The debts of less than one year amount to
3.97million EUR.

The company finances its activities on the one
hand with existing liquid funds and on the
other hand with credit lines, from which
advances are drawn on short notice. This
credit line is reduced annually by 123,947 EUR,
and as of 31 March 2003 it amounts to 
1.86 million EUR.

Liabilities with regard to taxes, salaries and
social security contributions amount to 1.12
million EUR. This amount consists largely of
unpaid corporation tax and a regimen 'exit
tax'. The company was subject to a tax audit
in the financial year 2001/2002, which cov-
ered various tax declarations regarding the
financial years 1998,1999 and 2000. As a con-
sequence of these audits, several adjusted
tax assessments were served on the compa-
ny, which mainly questioned the calculation
basis of the so-called 'exit tax'. The tax decla-
rations proceeded on the basis of an estimat-
ed value of the buildings, 'costs for the buyer',
there where the tax administration proceeds
from a higher valuation that approaches a
value 'costs for the vendor'. The company has
instituted complaints proceedings against
these tax assessments, and it has not received
any reply from the tax administration in this

regard. The Board of Directors of the compa-
ny takes a wait-and-see attitude with regard
to this matter.

Overview of the tax assessments received
and the corresponding provisions that have
been booked for the assessments:

(in EUR) Supplementary Booked Reserve
assessment provision 

IPO ’98 794 875 808 077 13 201
SPO ’99 325 564 319 297 -6 266
Total 1 120 439 1 127 374 6 934

The company has booked a provision under
the item 'liabilities with regard to taxes', which
exceeds the amount of the served assess-
ments by 6,934 million EUR. These provisions
cover all supplementary assessments, as well
as the surcharge that was assessed because
of insufficient/overdue advance payments.

The item other liabilities, in the summary annu-
al accounts, includes a proposal by the Board
of Directors for the payment of dividends for
the financial year that amounts and to 
5.09 million EUR.

The carry forward in the liabilities of the bal-
ance sheet consists of rental revenues with
regard to the following financial year and
unpaid interests.
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PROFIT-AND-LOSS ACCOUNT

The profit-and-loss account of the company
differentiates between:

• Operating profit
This result contains all company revenues
(contractual rental income, invoiced costs)
and financial revenues (interests received on
investments, excess rental income), minus
operating costs (costs of the maintenance
and management of the real estate portfo-
lio), financial costs (interests paid on debts)
and taxes. It represents the net profit from nor-
mal operations of the company.

The operating profit has risen from 7.82 million
EUR to 8.30 million EUR. This amounts to an
increase of 6.09%. The contractual rental
income rose due to annual inflation, as well as
due to an expansion of the portfolio.

Operating costs during the previous financial
year amount to 1.74 million EUR. They have
declined slightly with regard to the preceding
financial year, when they amounted to 1.78
million EUR, and this despite an increase in
rental income of 6.09%. 

Operating costs amounted to 21.04% of net
rental income (contractual rental income
minus invoiced costs), and consist primarily of
maintenance costs (0.37 million EUR), man-
agement costs (0.33 million EUR), costs associ-
ated with the stock market listing of Retail
Estates nv (0.21 million EUR) and fees of
amongst others advisers, assessors and the
auditors of the company (0.44 million EUR).

The termination of the outsourcing of our
management activities has, in itself, not led to
an increase in costs. The increased personal
expenses are compensated through a pro-
portional decline in the management costs
that are invoiced by third parties, costs that
will cease completely during the financial
year 2003/2004.

The financial costs have risen from 1.33 million
EUR, climbing to 1.46 million EUR. This increase
is a consequence of investments, within the
reserve of our debt level. Tax liabilities largely
concern Retail Estates Luxembourg sa, which
does not have the status of a real estate
investment company with fixed capital,
whereby it is subject to corporate taxation in
Luxembourg.

• Profits on the portfolio
This item summarises all movements in the real
estate portfolio, including:

- Realised profits and losses on the sale of
real estate properties;

- Changes in the market valuation of these
properties, as a consequence of value
assessments by real estate experts.

This profit on the portfolio is not distributed to
the shareholders. Instead it is booked in the
liabilities of the balance sheet, under the item
'unavailable reserves'.

The operating profit of the financial year
amounts to 5.19 million EUR. The profit on the
portfolio consists of variations in the added
value of the real estate assessments, reduced
by reductions in value. The result of the
increased valuations and the reduction of his-
torical valuations, which amounts to 1.93 mil-
lion EUR, is carried over to the unavailable
reserves, and reductions in value below the
historical acquisition value, namely for the
amount of 64,277 EUR, is booked against the
profits of the financial year. The allocatable
profits of the financial year, amounting to 5.13
million EUR, are not comparable to the 5.32
million EUR achieved in the preceding finan-
cial year, since that profit contained an
exceptional added value of 401,431 EUR,
which was derived from the sale of real
estate. The realisation of this added value
increased the allocatable profits by the
amount of 401,431 EUR during the preceding
financial year, which would only have
amounted to 4.91 million EUR, without this
extraordinary added value.
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1. Strategy

The leasing market is supported by active
takeovers and/or the expansion policies of
foreign retail trade companies. Various Retail
Estates nv tenants have been partially or
wholly taken over during the last 5 years.
Examples include the takeover of Vanden
Borre by King Fisher, Carpetland by Carpet
Right, Heytens Decor by Sandinvest, Tonton
Tapis by Kwantum/Macintosch, etc.
The acquiring parties boost the national
expansion of these companies and often
improve the creditworthiness of our tenants. 

The pressure from the decrease in consumer
confidence and the reduction in turnover is less
evident in retail chains than in small businesses,
where under-funding is a current feature. 
The Retail Estates nv management will continue
to follow a pro-active policy for weaker tenants,
including managing any possible changeover
of tenant. This policy has protected Retail
Estates nv from major rent collection problems
in previous years. The expectations are that
the growth in global rental income for similar
buildings will remain slightly above the rate of
inflation, as in previous years, and that on
lease renewal or re-leasing the upwards and
downwards movements will cancel each
other out.

Even with stable rental prices, an increase in
value for top locations is expected for shop
premises that have correct permits and are in
good condition. The management of Retail
Estates nv closely follows both of these factors
and it is expected that this policy will prove to
be an added value. By financing the con-
struction of shopping premises itself or con-
verting existing property to shop premises, the
management expects to achieve an increase
in value. The locations for such projects are
carefully chosen, bearing in mind the known
demand for new shopping space. The current

projects in Lier (converting a garage to shops)
and Gent (Sint-Denijs-Westrem - new con-
struction of a shopping centre) are good
examples of this.

2. Financial prospects

The proceeds from the increase in capital will
be used for new investments in real estate, in
accordance with the statutory goals. In ana-
logy with previous investments, an average
gross rental return of 8 to 8.5% will be assumed
for new investments.

For comparison we refer to the investments
amounting to 17.8 million Euros that were
made during the financial year 2002/2003,
which booked a gross rental return of 8.48%. It
is expected that initially approx. 4 million Euros
will be invested in real estate, for which agree-
ments have already been drawn up (see
page 5 - post balance sheet items). Approx.
10 million Euros will be applied for refinancing
a part of the investments that were made in
the fourth quarter of the 2002/2003 financial
year, which had been realised by means of
short-term loans.

Finally, the company has already identified a
number of other opportunities for which no
agreements have yet been made. These
come to a value of approx. 12 million Euros.
Discussions and due diligence is in progress for
these projects.

For the current financial year 2003/2004 and
based on the current market conditions, the
company expects that the operational result
of the previous financial year, in the amount
of 5,195,728.22 Euros, will be improved on. No
forecast can be made about the result
expected from the portfolio.



1. Principles – Public Limited Company

Retail Estates nv is a public limited company
that is managed for the exclusive benefit of
the shareholders and has an autonomous
management that works under the supervi-
sion of a Board of Directors. The shares are
widely distributed among the public (free
float above 75%) and the most important
shareholders, KBC Bank nv (10.88%),
Leasinvest International bv (5.32 %), Mitiska
Ventures nv (4.91 %) and Atlas Belgian Real
Estate nv (3.84 %), have concluded no mutu-
al shareholders agreement.

2. Board of Directors

The Board of Directors of Retail Estates nv
determines the strategy, the investments, the
divestments and long-term finance. The Board
of Directors prepares the annual and the
semi-annual accounts and the annual report,
of the real estate investment company with
variable capital Retail Estates nv, for the
Annual General Meeting. It approves merger
reports, it decides about the use of the avail-
able capital and it convenes the Annual
General Meeting.

The Board supervises the accuracy, the cor-
rectness and the transparency of reports to
shareholders, financial analysts and the pub-
lic, such as for instance prospectuses, annual
and semi-annual reports and press releases.

It delegates the daily management to direc-
tor, who is appointed by and regularly reports
to the board about the management and the
annual budget, and who presents the three-
monthly updates.

Two managers, who have been specially
engaged for this purpose, jointly check the
actions of the delegated manager.

The Board of Directors meets at least four
times each year, and whenever an unusual
event or exceptional operation requires a
meeting. The Board of Directors can only carry
out a valid discussion if at least half of the
members are present or are represented. If
this condition is not met, a new meeting can
be called that can have a valid discussion
about the agenda items that were on the pre-
vious meeting's agenda, if a minimum of two
directors are present or represented. There
are no special statutory rules about the deci-
sion-making process of the Board of Directors.

The Board of Directors consists of 6 directors,
whose mandates expire at the Annual
General Meeting in June 2003. The current
directors, with the exception of Mr. Gustaaf
Buelens, are candidates for re-election. The
mandates last six years and can be extended.

During 2002/2003 the Board of Directors met
four times.

The Board of Directors consists of the following
persons (including their most important func-
tion outside of Retail Estates nv.):

Delegated Directors
Jan De Nys, Director at Mitiska nv

Directors
Jean-Louis Appelmans, Director-General at
Leasinvest nv
Luc Geuten, Delegated Director at Mitiska nv
KBC Bank nv, represented by Philippe Haers,
Director on the real estate executive board of
KBC Bank nv

Independent Directors
Ivan Lippens, Delegated Director at rost
Invest nv
Gustaaf Buelens, Delegated Director at
Buelens nv

D. Corporate Governance
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The mandates of the independent directors
are compensated in the amount of 2,000
Euros per meeting. During the financial year
2002/2003 a total of 14,000 Euros was paid out
in compensations. The directors own 251,650
shares in the company.

Certain directors have director's mandates in
other companies and these could give rise to
conflict of interests with their mandates in
Retail Estates nv. In such cases the director is
requested not to take part in the discussions
and decision making, in accordance with
Article 523 of the Company Code. In con-
formity with Article 524 of the Company
Code, This also applies if the Board of
Directors must make a decision that might
give rise to conflict of interests with a major
shareholder in the company.

Such a situation, in which the procedure antici-
pated in section 523 of the Company Code
had to be observed, has occurred in the case
of two transactions during the previous financial
year (see explanation in section E).

3. Daily management - management

The management is responsible for rental,
maintenance and renovation of the shop
premises and for optimising the portfolio.

Under the leadership of the delegated
director, Retail Estates nv has expanded its
management team to carry out general
management, real estate management,
technical management and administrative
management, including the search for new
investments, preparation of acquisitions and
the construction of shop premises for its own
account. The real estate investment company
with variable capital aims to organise the
operational costs in conformity with the 

market and in such a manner that they do not
exceed 4% of the net rental income.
The agreement with Infradis Real Estate
Management nv, whereby the real estate
management was previously outsourced,
expires on 31 July 2003.

Within the Board of Directors, Mr. Luc Geuten
and Mr. Philippe Haers (representing KBC Bank
nv) jointly supervise the daily management, in
conformity with the provisions of the Royal
Decree of 10 April 1995. 

Third parties are employed on a recurring
basis by the real estate investment company
with variable capital for: 
• Financial and treasury management: an

agreement that is renewable on 31
March each year was entered into with
KBC Bank nv. In the financial year
2002/2003 the amount of 145,323.19 Euros
incl. VAT was paid as compensation.

• Fiscal advice: PricewaterhouseCoopers
Tax Consultants, who have a professional
alliance with the Commissioner of Retail
Estates nv. In the financial year 2002/2003
a compensation of 53,240.60 Euros incl.
VAT was paid.

4. Remuneration committee

A remuneration committee was established
within the Board of Directors and meets at
least once a year to approve the annual
budget. The committee is composed of Jan
de Nys, Delegated Director, and three direc-
tors, of whom two are independent.
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5. Commissioner

PricewaterhouseCoopers Bedrijfsrevisoren,
registered office 1932 St. Stevens-Woluwe,
Woluwedal 18 represented by Mr. Luc Discry.
The commissioner's mandate expires 6 June
2003. The Board of Directors will propose to
the Annual General Meeting on 6 June 2003
that the mandate of the retiring commissioner
is extended for a period of 3 years. This exten-
sion will expire after the Annual General
Meeting that approves the annual accounts in
2006. In the previous financial year a compen-
sation of 19,360.00 Euros incl. VAT was paid.

6. Real estate experts

In accordance with the Royal Decree of 10
April 1995, Retail Estates nv calls on experts for
the periodic valuation of its assets, each time
it prepares to issue shares, for listing on the
stock exchange, the purchase of other listed
shares, or if purchasing or selling immovable
properties. These valuations are needed to
determine the inventory value and to draw
up the annual accounts.
Every three months this is entrusted to
Cushman & Wakefield Healey & Baker
(Kunstlaan 58, bus 7, 1000 Brussels), represen-
ted by Mr. Koen Nevens. The deputy expert, in
case there is a conflict of interests concerning
Cushman & Wakefield Healey & Baker, is
Jones Lasalle (Montoyerstraat 10 bus 1, 1000
Brussels). In the last financial year there were
no events that required this procedure.

7. Depository bank

KBC Bank nv was designated the depository
bank for Retail Estates nv, as intended in
Article 12 and subsequent articles of the Royal
Decree of 10 April 1995, concerning real

estate investment companies with variable
capital. To this end it must:
• Ensure that Retail Estates nv immediately

collects the revenue from the sale of
assets. For this purpose, the persons
responsible for the daily management of
Retail Estates nv will immediately inform
KBC Bank nv of every real estate transac-
tion.

• Keep copies of the notarial deeds con-
cerning the properties of Retail Estates nv
and all documents connected to the
mortgages of these buildings. The depo-
sitory bank will store equivalent docu-
ments for those buildings that may be
located outside of Belgium.

Retail Estates nv must entrust KBC Bank nv with
the safekeeping of all movable assets and
cash. KBC Bank nv must:
• Ensure the safekeeping thereof and must

fulfil the usual obligations with regard to
the deposit of cash and the safe custody
of movable assets.

• At the request of Retail Estates nv, to
carry out the decisions it has made in
connection with these assets and in par-
ticular delivering alienated assets, paying
for purchased assets, collecting the divi-
dends and interest raised by these assets
and exercising the registration and
assigned rights attached to these assets.

• Make sure that the value of the transac-
tions with regard to the assets of Retail
estates nv is delivered within the usual
time.



Conflicts of interests have arisen in two situa-
tions during the financial year2002/2003 as a
result of the purchase of real estate.

1. Purchase of real estate from BOSTON nv –
shop premises in Mechelen

Extract from the minutes of the Board meeting
on 12 February 2003:
"Relating to Article 523 of the Company
Code, Mr. Luc Geuten, director of the com-
pany, declared at the start of the above
agenda item that he probably has a direct
financial interest in the possible purchase by
the company of the shopping centre premis-
es at Brusselsesteenweg 439, in Mechelen,
and leased to Scapino. This property is owned
by the public limited company Boston, man-
aged by Mr. Luc Geuten. Mr. Luc Geuten then
left the meeting and abstained from the dis-
cussion and the voting on this agenda item.
Mr. Jan de Nys also left the meeting.

Then Mr. Koen Nevens, a partner at Cushman &
Wakefield Healey & Baker and real estate
expert for the company, gave his valuation
report concerning the real estate named
above, in accordance with the conditions in
the Royal Decree of 10 April 1995. The shop
premises has a built-up area of approx. 1,000 m2

on a ground area of approx. 2,098 m2 and has
been leased to Scapino since 1997, who have
a shop selling shoes and clothing.

On the basis of the contractual rental of
101,643.17 Euros, which the expert considered
to be normal for that market, he valued the
property at 101,270,539.52 Euros, free of sup-
plementary charges. The rental income is thus
8% on the basis of the rent.

After reading and discussing the expert's valu-
ation report, the Board of Directors approved
the purchase of these premises at the value
arrived at by the expert, namely
101,270,539.52 Euros, free of supplementary

charges, and decided that this should take
place subject to normal market conditions.
The Board of Directors also decided that the
purchase price should be reduced by the
amount required to carry out the necessary
work on the roof and car park, an amount of
56,955.87 Euros. On the basis of the effective
rent paid since 1 April 2003 (106,454 Euros) the
return on the rental was 8.37%."

2. Purchase of real estate from BRIMMO nv,
11 shop premises at various locations.

Extract from the minutes of the Board meeting
on 12 February 2003:
"Relating to section 523 of the Company Code,
Mr. Luc Geuten and Mr. Jan d Nys, directors of
the company, declared at the start of the
above agenda item that they probably have a
direct financial interest in the possible purchase
by the company of 11 shop premises from
Brimmo nv. These properties are owned by
Brimmo nv, controlled by Brantano nv, where
both Mr. Luc Geuten (for Elba nv) and Mr Jan
de Nys (for Mitiska Ventures nv) sit on the Board
of Directors. Mr. Luc Geuten and Mr. Jan de Nys
then left the meeting and abstained from the
discussion and the voting on this agenda item.

Then Mr. Koen Nevens, a partner at Cushman &
Wakefield Healey & Baker and real estate
expert for the company, gave his valuation
report concerning the properties named
above, in accordance with the conditions in
the Royal Decree of 10 April 1995.

On the basis of the contractual rental of
1,037,409 Euros that the expert considered to
be normal for that market, he valued the prop-
erty at 12,956,549.14 Euros, free of supplemen-
tary charges. Therefore the return on the rental
is 8%. After reading the advice from the real
estate expert, the executive summary relating
to the title to ownership and permits from
Linklaters De Bandt and the roof report from
VHB, the Board of Directors decided to con-
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clude this agenda point to allow discussion
about the sale concerning:

- dropping the proposed purchase of a com-
mercial building in Halle.

- the level of rent of the commercial buildings in
Spa and Gembloux.

- proposed return on the investment to be
made."

Extract from the minutes of the Board meeting
on 18 February 2003:
"Relating to Article 523 of the Company Code,
Mr. Luc Geuten and Mr. Jan de Nys, directors of
the company, declared at the start of the
above agenda item that they probably have a
direct financial interest in the possible purchase
by the company of 11 shop premises from
Brimmo nv. These properties are owned by
Brimmo nv, controlled by Brantano nv where
both Mr. Luc Geuten (for Elba nv) and Mr Jan
de Nys (for Mitiska Ventures nv) sit on the Board
of Directors.

Mr. Luc Geuten and Mr. Jan de Nys took no part
in the telephone meeting and abstained from
the discussion and the voting on this agenda
item. On the basis of an altered proposal
regarding the sale and after reading and dis-
cussion in a meeting held over the telephone,
the Board of Directors approved the purchase
at a value of 10,646,137,68 Euros, free of sup-
plementary charges, and decided that this
should occur subject to normal market condi-
tions. The contractual rent price is 880,139 Euros
per annum, which will give a rental return of
8.27%."

F. Allocation of profits

The Board of Directors proposes to allocate
profits from the financial year as follows:

Profit to be allocated 4 884 121 EUR
from the financial year
Profit brought forward 403 072 EUR
from the previous year
Dividend payment 5 091 407 EUR
Profit from the financial year 195 786 EUR
to be carried forward

At the Annual General Meeting of shareholders
on 6 June 2003, the Board of Directors will pro-
pose payment of a dividend of 2.23 Euros gross
per share. The proposed net dividend will
amount to 1.90 Euros per share.

Concerning the arrangements for the amount
of distributable profit from Retail Estates nv,
there is a contradiction between the provisions
in the Company Code and those in the Royal
Decree of 10 April 1995. On the basis of Article
617 of the Company Code no payment made
can be made if this results in the value of the
net assets falling below the amount of capital
and the legal and statutory non-payable
reserves. Concerning the specific non-realised
surplus which, on the basis of the relevant pro-
visions, a real estate investment company with
variable capital must state, Article 57, par. 3 of
the Royal Decree of 30 January 2001 states on
applying the Company Code, that this will be
allocated to section III of the liable
"Revaluation surplus" and in principle remains
there as long as the goods to which they apply
are not sold. 

Compliance with Article 617 of the Company
code, which is a statutory provision ranking
above a provision in a Royal Decree, implies
that Article 62 of the Royal Decree of 10 April
1995 cannot be complied with. Article 62 states
that a real estate investment company with
variable capital must pay out a minimum of
80% of the net profit as reimbursement of the
capital. By net profit, when complying with the
provisions given, is meant the profit over the
financial year with the exclusion of the depre-
ciation included in the profit and loss account,
the reduction in depreciation and the increase
in value from selling fixed assets. This increase in
value is only excluded if it is reinvested within
four years from the first day of the financial
year in which the increase was realised.
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In a study published by Healey & Baker at the
end of 1998, about the European shop pre-
mises market on the outskirts of towns, Belgium
was placed in the category 'mature markets'.
After the eighties and early nineties, when
almost unrestricted development seemed
possible, a tightening up of legislation in the
mid-nineties resulted in an end to this prolife-
ration. Since that time many 'occasional
developers' have disappeared from the mar-
ket because of its increasing complexity. The
supply of new premises declined noticeably,
although demand remained constant. This
led to increasing rents and decreasing returns.
The shop premises market on the outskirts suc-
ceeded in establishing its own position, next to
that of city centre shop premises, offices and
semi-industrial properties. Rents of more than
100 Euros/m2 per year are paid for the best
locations, and the return on the top locations
is between 7.5 and 8%. If we compare that
with ten years ago, then top rents were 75
Euros/m2 per year and the return was between
9 and 10%, even for the best locations.

Both factors, the rising average rent and the
reduction in the average return, strengthen the
rising valuation of these premises in top loca-
tions. Today the Belgian market for shops on
the outskirts is characterised by great stability

for both investors and tenants. The hesitant
economic situation has so far had little impact
on the shopping centre sector, in contrast to
other property markets. The best barometer for
this is vacancy, which amounts to less than 2%
in the Retail Estates nv portfolio. Tenants in our
shop premises are very loyal to their points of
sale. This is a consequence of the location on
one hand, and on the other hand the socio-
economic permits that are in the name of the
building and not the tenant. In addition, our
buildings are rented as shells, our tenants invest
substantial amounts in the shop fittings, and
they are therefore less likely to move. The ten-
ants are mainly retail chains that, in recent
years, have taken possession of the best loca-
tions, often at the cost of local small businesses
that historically controlled theses locations. In
this sense, the development is comparable
with that in the main shopping streets in towns.

On the investment side we see that the
attractive relation of supply and demand has
led to institutional investors taking an increas-
ingly important place. Today, five institutional
investors are very active in this sector.

In general, there are very few integrated
shopping centres or 'retail parks' in Belgium, as
is the case for example near each conurba-
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tion in Great Britain or France. In our country
such retail parks are generally on a smaller
scale and mainly located in Wallonia. The
majority of the buildings are located along
the main arterial roads, or near residential
areas on the outskirts of conurbations.

In the Grand Duchy of Luxembourg the shop-
ping centres initially developed along the
arterial roads to Luxembourg city, with the top
location being the Route d’Arlon. The latter is
gradually being taken over by office deve-
lopment. In the meantime, improved roads
around the city meant that further locations
became available and local focal points,
such as Diekirch in the north of the country
and Foetz in the south, attracted their own
development projects. The tenants are mainly
the same retail chains that are active in
Belgium.

What do we predict is the future of this prop-
erty market? Is there still room for expansion?
For new construction we mainly have in mind
building up existing shopping areas. The new
vision on urban construction and regional
planning aims at a greater coherence and
clarity. More and more zones are being
explicitly designated as large shopping areas,

so that further extension is possible there. This
does not exclude that new developments will
often have a mixed purpose. Offices or resi-
dential accommodations on the upper floors
can give projects a greater chance of success.

In addition, Retail Estates nv has shown that
reassigning the use of existing buildings must
be seen as an important opportunity for the
future. Converting garages, large furniture
stores or industrial buildings to shops can lead
to a substantial added value for our share-
holders. The selection of suitable opportuni-
ties, the planning and the management of
such conversions are labour-intensive and
require the necessary expertise, but are
rewarded by a greater rental yield.
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1. Investment strategy and profile

Since 1998, Retail Estates nv has invested in
shop premises on the outskirts, so-called shop-
ping centres. An impressive portfolio has been
built up over 5 years, which consisted of 151
shop premises on 31 March 2003, amounting
to a total built-up shop floor area of 
139,003 m2. The gross market value on 31
March 2003 was 117.23 million Eur with no
additional costs payable by the purchaser.
The net market value was 105.51 million Eur,
with supplementary costs payable by the pur-
chaser.

When our shares were listed on the stock
exchange in March 1998, 68 buildings repre-
sented a total floor area of 60,531 m2 and a
gross market value of 39.01 million Eur. Since
then the floor area has more than doubled
and the real estate value has tripled. In the
meantime, atypical properties, such as ware-
housing and production properties, were sold 

with a view to focussing on shop premises on
the outskirts.
Compared to March 2002, the real estate
investment company with variable capital
has grown in value by 20% and in floor area by
15%, all through acquisitions. The self-financed
shopping centre with 4,139 m2 that is being
constructed at Sint-Denijs-Westrem, near to
Flanders Expo, is not yet included in these
figures. It will come into use on 1 June 2003.

The occupancy level remains around 98.4%.
Only a small property in Bressoux (250 m2), a
shopping centre in Izegem (1000 m2) and at
Jemappes (750 m2), and a part of shop prem-
ises in Diest (300 m2) were empty at the closing
of the financial year.
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Geographical distribution
At the creation of Retail Estates nv, more than
70% of the shop premises were situated in
Wallonia, which corresponds to the much
greater availability there. This ratio has now
been realigned, with 55% of the portfolio situ-
ated in Flanders, as against 39% in Wallonia.
The supply of shopping centre premises in the
Brussels area is very limited. It is also our inten-
tion to increase our shop premises in the
Grand Duchy of Luxembourg.

Type of building
Shopping centres are individual shop premis-
es that are situated in groups along public
highways. Each point of sale has its own park-
ing area, an entrance and exit to the public
highway and a clear identity. There are
always other shop premises of the same type
in the vicinity. Consumers travel by car from
one point of sale to the other.

Retail parks are shop premises that are part of
an integrated trading complex and are there-
fore grouped with other shop premises. All
premises make use of a central car park and
a common entrance and exit. So consumers
visit multiple stores without moving their
vehicles. There are generally 3 to 10 buildings
at such locations.
Individual shop premises are built in or on the
edge of residential centres. These are mainly
suitable for food stores because of their loca-
tion and easy parking possibilities. 
Premises intended for sale are premises that
will be sold in the short term and shop areas
under development are premises that are the
subject of a project for further development.

Geographical distribution – per m2

Type of building - per m2

Luxembourg4.02 %

Shop area in development 2.89 %

Retail parks
46.57%

Shopping
centres
43.11%

Individual shop premises
7.42%

Brussels region  1.14 %

Flanders 
55.46 %

Wallonia
39.38 %



Trading activities of the tenants
The acquisitions made over the last financial
year have favourably influenced the trade
mix. The portion of the shops selling shoes and
clothing rose considerably, from 22% to 29%.
Together with foodstuff retailers, they com-
prise 47% of the rented area and ensure a sta-
ble basis, because they are least sensitive to
the economic climate. In addition, the socio-
economic permits for these activities are the
most difficult to obtain, thus creating an
added value for these premises on the one
hand and a strong loyalty to the location on
the other.
The interior furnishings sector, which works with
large profit margins, enables major rent rises
when the economic situation is favourable,
but a decrease in consumer confidence hits
them the hardest. The miscellaneous catego-
ry includes electrical goods, toys, sport and
others.

Rent per m2

The average contractual rent per m2 is 71.76
Euros per year. When compared with 1998,
when the average rent per m2 was 61.15 Euros
per year, this means an increase of 17.35%.

The differences in rent are not only a conse-
quence of the characteristics of the location
involved, but often also of the duration of the
tenancy agreement that, in the best case, will
be reviewed every nine years and in the worst
case only after 18 or 27 years. The demand for
long-term leases can mainly be explained by
the substantial amounts that tenants invest in
their premises. Long-term contracts also have
the advantage that the tenant is bound to
the contractual rent and that they put their
continued operations at that sales point at
risk, if they wish to renegotiate.
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2003

2002

Trading activities of tenants per m2

Rent – per year/m2

Vacant 1.65%

Food 18.79%

Miscellaneous
18.15%

Interior / decorative 32.60%

Interior / decorative 37%

Clothing / shoes
28.80%

Clothing / shoes
22%

Vacant 1%

Food 20%

Miscellaneous 19%

<65 EUR 39.77%

Between 66 and 
70 EUR 9.89%

Between 70 and 75
Euros 11.00%

Between 75 and 80
EUR 6.67%

More than 80 EUR
32.67%



Age of the buildings
The 151 premises have an even age distribu-
tion. More than 40% of the premises were con-
structed or converted to shop premises less
than 10 years ago, and they are therefore
covered by a ten-year guarantee for any
structural faults.

All premises are included in a structural main-
tenance programme, in which the roofs are
systematically replaced every 12 to 15 years
and car parks every 15 to 20 years. The other
structural elements, such as walls and support
beams, are mainly from made of cellular con-
crete and steel, and have a much longer life
expectancy. We guarantee the tenants that
their shops can remain open as usual during
work on the roof or car park, so that these
works do not give rise to any rent losses for
Retail Estates nv.

Our buildings are rented without exception in
a windproof and watertight condition. All
other fittings and installations are the property
of the tenants and are maintained and
replaced by them. The major investments that
the tenants must make result in them result in
a high level of loyalty to their locations.

Type of tenant
The leasing policy for our premises was
focussed on retail chains and/or franchisees
from the very start of Retail Estates nv. A retail
chain is a large store with at least 5 points of
sale and a central administration.

In 1998, 82% was let to such retail chains. This
percentage has now risen to almost 91%. These
tenants are much less sensitive to changing
local market conditions than local and inde-
pendent small businesses. So, a local, tempo-
rary fall in turnover, for example caused by
road works, is no reason for cash flow problems
for a chain store, which could threaten the
prompt payment of rent. As they are generally

organised nationally, and even internationally,
they can count on a strong professional organ-
isation that can promote the appeal of each
individual sales point.

Retail chains also make substantial investments
in marketing activities that benefit the real
estate location.
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Age of the buildings per m2 / year

Type of tenant per m2

> 20 years 7.21%

Independents 7.50%

Retail chains
83.87%

Franchisees of
retail chains 6.98%

Vacant 1.65%

16 - 20 years 9.59% 0 -10 years 40.60%

11 - 15 years 42.61%
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Retailparks

Andenne
Maxi Toys

Rue de la Papeterie 19

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 81 074.16 EUR

Bouge (Namur)
Fast Food (Ot's), API (Phil &
co), Frice 2000 (Covee)

Rue de Sardanson 1

Total m2 of premises: 825 m2

Contractual rent prices at
31/3/03 : 93 495.69 EUR

Brugge
Redisco (Pronti), Frost Invest
(O'Cool), Piocheur (Blokker),
Leen Bakker, Pecotex

Fort Lapin 3-11

Total m2 of premises: 5 471 m2

Contractual rent prices at
31/3/03 : 402 983.22 EUR

Dendermonde
Belloli (Sleepy), Idé Belgium
(Idé), Leen Bakker, Fun
Belgium (Fun), Passage
Fitness

Mechelsesteenweg 136-140
Total m2 of premises: 8 880 m2

Contractual rent prices at
31/3/03 : 501 375.60 EUR

Champion (Namur)
Piocheur (Casa/Blokker), 
SCF (E5 mode) 

Champion KMO zone
Rue Louis Albert

Total m2 of premises: 2 024 m2

Contractual rent prices at
31/3/03 : 127 967.70 EUR

Fleron
Lidl

Rue du Bay Bonnet

Total m2 of premises: 750 m2

Contractual rent prices at
31/3/03 : 59 684.84 EUR

Froyennes
Meubles ED, Mobelco

Rue des Roselières 10-14

Total m2 of premises: 2 000 m2

Contractual rent prices at
31/3/03 : 118 804.75 EUR

Gilly (Charleroi)
Wibra, Cuirexpo (Salons de
stock)

Route de la Basse Sambre 713 a

Total m2 of premises: 1 910 m2

Contractual rent prices at
31/3/03 : 107 578.48 EUR

Herstal
Max Herstal (Liedts), PCBG
(Eurosolde)

Rue de Naiveux 40

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 97 285.58 EUR
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Retailparks

Hoeselt
Brantano

Bilzersteenweg 11a

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 53 316.72 EUR

Jemappes
leeg

Rue de l'Heaume 11

Total m2 of premises: 750 m2

Contractual rent prices at
31/3/03 : 0 EUR

Jemeppe sur Sambre
Brico, Brantano

Trieu des Cannes 1

Total m2 of premises: 2 300 m2

Contractual rent prices at
31/3/03 : 119 173.91 EUR

Kuurne
Leen Bakker, 
Ava Papierwaren

Ter Ferrrants 3

Total m2 of premises: 2 000 m2

Contractual rent prices at
31/3/03 : 134 403.19 EUR

Kortrijk 
Pecotex, Megapool, JBC, 
De Mambo

Ringlaan 32

Total m2 of premises: 5 322 m2

Contractual rent prices at
31/3/03 : 260 161.83 EUR

La Louvière
Brantano

Avenue de Wallonie 2

Total m2 of premises: 985 m2

Contractual rent prices at
31/3/03 : 70 840.00 EUR

Liège
Aldi, Decobel (Kwantum)

Boulevard de Froidmont 17-23

Total m2 of premises: 2 280 m2

Contractual rent prices at
31/3/03 : 158 407.58 EUR

Lier 
Aniserco (Tom & co), Decor
Heytens, New Vanden Borre,
DD Interieur (Euro Kitchen)

Donk 54/1-4

Total m2 of premises: 2 930 m2

Contractual rent prices at
31/3/03 : 223 271.72 EUR
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Retailparks

Marche-en-Famenne
Decobel (Tonton Tapis),
Frice 2000 (Covee)

Avenue de France 44

Total m2 of premises: 995 m2

Contractual rent prices at
31/3/03 : 68 170.00 EUR

Marche-en-Famenne
Maxi Toys, Max Marche
(Max Deco), Superconfex

Avenue de France 38-42

Total m2 of premises: 2 750 m2

Contractual rent prices at
31/3/03 : 225 281.61 EUR

Mechelen
Scapino

Brusselsesteenweg 439

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 106 454.00 EUR

Mechelen
Brantano

Brusselsesteenweg 439

Total m2 of premises: 906 m2

Contractual rent prices at
31/3/03 : 81 540.00 EUR

Messancy 
Idé Belgium (Idé), Gobrel
(Euro Matelas), LCD (Univers
du Cuir), Leen Bakker

Rue de la Vallée 100 - 108

Total m2 of premises: 4 325 m2

Contractual rent prices at
31/3/03 : 359 570.36 EUR

Mons
Euro Shoe Unie (Shoe
Discount)

Chaussée de Binche 129

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 47 807.42 EUR

Mons
Frost Invest (O'Cool)

Chaussée de Ghlin 12E

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 43 157.01 EUR
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31/03/03 31/03/02 31/03/01 31/03/00
Estimated investment value
(C&W H&B) 56 834 177,27 44 883 843,85 37 485 061,74 30 116 612,00

Estimated investment value  
per m2 (C&W H&B) 852,50 813,61 822,69 821,00

Contractual rent prices 4 705 531,57 3 765 424,92 3 022 438,70 2 584 150,00
Contractual rent prices/m2 71,38 68,26 67,74 70,00

Insured value 24 789 829 20 512 925 16 942 518 13 640 589
Acquisition price 37 629 251,28 30 040 727,54 24 718 983,83 19 222 903,83

Total m2 66 668 55 166 45 564 36 684

Overview of the Retailparks

Retailparks

Philippeville
Euro Shoe Unie (Shoe
Discount), Superconfex, Aldi

Rue de Neuville

Total m2 of premises: 2 936 m2

Contractual rent prices at
31/3/03 : 133 854.99 EUR

Sandweiler (GDL)
Aldi, Central Shoe (Primo), Passage Fitness, Stage Music, JBC,
Kneip Communications, SNCH

Route du Luxembourg

Total m2 of premises: 5 584 m2

Contractual rent prices at 31/3/03 : 666 770.90 EUR

Soumagne 
JBC

Avenue de la Résistance 318

Total m2 of premises: 1 000
m2

Contractual rent prices at
31/3/03 : 45 279.48 EUR

Rocourt
Pecotex, JBC, JF Outlet
Store

Chaussée de Tongres 116

Total m2 of premises: 3 000 m2

Contractual rent prices at
31/3/03 : 219 077.58 EUR

Spa 
Brantano

Avenue Reine Astrid 242

Total m2 of premises: 600 m2

Contractual rent prices at
31/3/03 : 51 000.00 EUR

Waremme
Max Barchon (Max Deco)

Rue de Huy 26-28

Total m2 of premises: 600 m2

Contractual rent prices at
31/3/03 : 47 743.25 EUR
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Baanwinkels

Aartselaar
Ceramega

Antwerpsesteenweg 65

Total m2 of premises: 1 980 m2

Contractual rent prices at
31/3/03 : 187 923.60 EUR

Aartselaar
Decobel (Kwantum)

Boomsesteenweg 119

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 82 960.21 EUR

Burenville 
Lidl

Rue Delchef/Rue St-Nicolas

Total m2 of premises: 850 m2

Contractual rent prices at
31/3/03 : 67 995.08 EUR

Aartselaar-Schelle
Pecotex, BMS (Gamma), LM &
Co (Ideal Salon), Baby 2000, ASL
(precair verhuurd), Idé Belgium
(Idé)
Boomsesteenweg 66-68, 86-90

Total m2 of premises: 8 172 m2

Contractual rent prices at
31/3/03 : 515 378.74 EUR

Dendermonde
Match

Leopold II-laan 69 - Oude
Vest

Total m2 of premises: 2 237 m2

Contractual rent prices at
31/3/03 : 224 471.91 EUR

Diest
Leen Bakker, Piocheur
(Casa/Blokker)

Leuvensesteenweg 166-168

Total m2 of premises: 2 000 m2

Contractual rent prices at
31/3/03 : 113 465.18 EUR

Diest
Dream &Sleep, Frost Invest
(O'Cool), leeg

Leuvensesteenweg 22-24

Total m2 of premises: 1 500 m2

Contractual rent prices at
31/3/03 : 74 603.73 EUR

Drogenbos
AS Adventure

Verlengde Stallestraat 200

Total m2 of premises: 2 050 m2

Contractual rent prices at
31/3/03 : 226 793.26 EUR

Dilbeek
Brantano

Ninoofsesteenweg 385

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 93 480.00 EUR
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Baanwinkels

Fontaine-L'Evêque
Match

Rue de Leernes  2

Total m2 of premises: 2 585 m2

Contractual rent prices at
31/3/03 : 106 234.79 EUR

Gembloux
Brantano

Chaussée de Wavre 42b

Total m2 of premises: 600 m2

Contractual rent prices at
31/3/03 : 45 000.00 EUR

Gosselies
Carpet Right

Rue Tahon

Total m2 of premises: 1 500 m2

Contractual rent prices at
31/3/03 : 79 758.00 EUR

Hasselt
Brantano

Genkersteenweg 217

Total m2 of premises: 750 m2

Contractual rent prices at
31/3/03 : 65 000.00 EUR

Halle
Almo 2000 (Pizza Hut),
Aniserco (Tom & co)

A. De Maeghtlaan 118

Total m2 of premises: 555 m2

Contractual rent prices at
31/3/03 : 52 349.71 EUR

Herent
Brantano

Brusselsesteenweg 4

Total m2 of premises: 796 m2

Contractual rent prices at
31/3/03 : 69 069.00 EUR

Herstal
Laurus, Fievet

Rue Laixhaut  78

Total m2 of premises: 1 062 m2

Contractual rent prices at
31/3/03 : 79 011.18 EUR

Herstal
Brantano

Rue A. Delsuphexe

Total m2 of premises: 966 m2

Contractual rent prices at
31/3/03 : 66 000.00 EUR

Kampenhout
Euro Shoe Unie (Shoe
Discount), Fabrimode
(Promo 800)

Mechelsesteenweg 42 - 44

Total m2 of premises: 1 539 m2

Contractual rent prices at
31/3/03 : 88 370.61 EUR

Kampenhout
Nordex, Premaman, Debrotex,
Piocheur (Casa/Blokker), 
B & C Keukens (Scala Keukens)

Mechelsesteenweg  89,91,93

Total m2 of premises: 2 997 m2

Contractual rent prices at
31/3/03 : 197 117.05 EUR
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Baanwinkels

Koersel
Castor (Gamma) 

P. Van Houtstraat 82

Total m2 of premises: 1 500 m2

Contractual rent prices at
31/3/03 : 92 442.58 EUR

Kuurne
Frost Invest (O'Cool), Belco
Investment, 
New Vanden Borre

Ringlaan 11

Total m2 of premises: 2 840 m2

Contractual rent prices at
31/3/03 : 171 869.00 EUR

Lessines
Dinod'ungo

Rue du Pont de Pierre 1

Total m2 of premises: 800 m2

Contractual rent prices at
31/3/03 : 46 811.49 EUR

Lier
Brantano

Antwerpsesteenweg 308

Total m2 of premises: 540 m2

Contractual rent prices at
31/3/03 : 45 860.00 EUR

Libramont
Max Libramont (Max Deco),
Lena Meuble

Rue du Flosse  4a

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 55 491.38 EUR

Lommel
Euro Kitchen

Binnensingel 19

Total m2 of premises: 800 m2

Contractual rent prices at
31/3/03 : 51 989.39 EUR

Maasmechelen
Frost Invest (O'Cool)

Rijksweg 178

Total m2 of premises: 850 m2

Contractual rent prices at
31/3/03 : 52 731.09 EUR

Malmedy
Frice 2000 (Covee), Nuits de
Rêve

Avenue Mon Bijou 58

Total m2 of premises: 990 m2

Contractual rent prices at
31/3/03 : 59 140.58 EUR

Mechelen
Primo Stadion, Idé Belgium
(Idé)

O. Van Kesbeeckstraat 7  

Total m2 of premises: 2 098 m2

Contractual rent prices at
31/3/03 : 163 182.56 EUR

Marche-en-Famenne
Brantano

Chaussée de Liège 13

Total m2 of premises: 600 m2

Contractual rent prices at
31/3/03 : 60 000.00 EUR
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Baanwinkels

Mechelen
Santana

Brusselsesteenweg 441

Total m2 of premises: 575 m2

Contractual rent prices at
31/3/03 : 55 357,29 EUR

Nivelles
Brico Belgium (Brico)

Avenue du Centenaire 40

Total m2 of premises: 991 m2

Contractual rent prices at
31/3/03 : 82 800,76 EUR

Gent 
(Sint-Denijs-Westrem)
Fun Belgium (Fun)

Kortrijksesteenweg 1178

Total m2 of premises: 1 920 m2

Contractual rent prices at
31/3/03 : 167 967,13 EUR

Péruwelz
Aldi

Rue Neuve Chaussée 167

Total m2 of premises: 600 m2

Contractual rent prices at
31/3/03 : 50 764,01 EUR

Gent 
(Sint-Denijs-Westrem)
Piocheur (Blokker), Disport International (Disport), Babyland
Distribution (Premaman)

Wallekensstraat 24-28

Total m2 of premises: 2 652 m2

Contractual rent prices at 31/3/03 : 207 069,13 EUR

Seraing
DADB (Leaderprice)

Rue Sewage

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 62 000,00 EUR

Seraing
Fabrimode (Promo 800),
Promocon

Boulevard Pasteur

Total m2 of premises: 660 m2

Contractual rent prices at
31/3/03 : 29 277,16 EUR

St. Agatha Berchem
Krëfel

Avenue Charles Quint 485

Total m2 of premises: 750 m2

Contractual rent prices at
31/3/03 : 108 738,01 EUR
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31/03/03 31/03/02 31/03/01 31/03/00
Estimated investment value
(C&W H&B) 53 056 086.11 45 452 684.57 41 552 321.20 44 415 967.39
Estimated investment value 
per m2 (C&W H&B) 859.70 837.85 808.95 756.79

Contractual rent prices 4 393 657.24 3 730 729.22 3 476 836.51 3 720 838.40

Contractual rent prices per m2 72.03 70.51 67.70 63.39

Insured value 22 948 106 20 171 948 19 099 933 21 823 306
Acquisition price 34 833 641.97 29 541 373.82 27 866 634.26 30 754 340.47

Total m2 61 715 54 249 51 366 58 690

Overzicht van de Baanwinkels

Baanwinkels

Sint-Niklaas
Fun Belgium (Fun), 
2 appartementen

Parklaan 50

Total m2 of premises: 1 556 m2

Contractual rent prices at
31/3/03 : 120 794.22 EUR

Soignies
Piocheur (Blokker) 

Rue de la Station 125

Total m2 of premises: 800 m2

Contractual rent prices at
31/3/03 : 39 882.55 EUR

Tienen
Brantano

Leuvenselaan 210

Total m2 of premises: 1 368 m2

Contractual rent prices at
31/3/03 : 68 200.00 EUR

Wommelgem
G.D. Slaapshop, Longchair,
Heritage Bathrooms
Antwerpen

Autolei 315-317

Total m2 of premises: 1 686 m2

Contractual rent prices at
31/3/03 : 122 817.51 EUR

Wanze
Superconfex

Chaussée de Tirlemont  17

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 43 489.35 EUR
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Individuele panden

Antwerpen
Aldi

Slachthuislaan 27

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 68 170.72 EUR

Aywaille
Profi

Rue du Chalet 95

Total m2 of premises: 820 m2

Contractual rent prices at
31/3/03 : 75 083.66 EUR

Bressoux
Laurus, leeg

Rue du Moulin 222

Total m2 of premises: 1 100 m2

Contractual rent prices at
31/3/03 : 67 642.83 EUR

Gent
Lidl

Fratersplein 11

Total m2 of premises: 800 m2

Contractual rent prices at
31/3/03 : 55 175.32 EUR

Châtelet
Profi

Rue des Français 153

Total m2 of premises: 970 m2

Contractual rent prices at
31/3/03 : 52 314.43 EUR

Gent
Lidl, Dikado

Fr. Van Ryhovelaan 148

Total m2 of premises: 1 290 m2

Contractual rent prices at
31/3/03 : 94 611.10 EUR

Genval
Delitraiteur (Louis Delhaize)

Rue des Volontaires  4

Total m2 of premises: 420 m2

Contractual rent prices at
31/3/03 : 29 837.91 EUR

Izegem
leeg

Roeselaersestraat 81

Total m2 of premises: 1 000 m2

Contractual rent prices at
31/3/03 : 0.00 EUR



2003

P. 32

31/03/03 31/03/02 31/03/01 31/03/00
Estimated investment value  
(C&W H&B) 7 342 511.03 7 350 835.07 7 129 574.49 8 150 214.53
Estimated investment value 
per m2 (C&W H&B) 691.39 692.17 671.34 659.25

Contractual rent prices 645 532.00 693 204.83 678 333.65 773 546.07

Contractual rent prices per m2 68.89 66.85 63.88 62.57

Insured value 3 948 941.00 3 948 941.00 3 948 941.00 4 597 061.00
Acquisition price 5 994 219.85 5 783 136.83 5 761 469.76 6 478 376.41

Total m2 10 620 10 620 10 620 12 363

Overzicht van de individuele panden

Individuele panden

Jupille sur Meuse
Profi

Rue Chafnay  5-7

Total m2 of premises: 730 m2

Contractual rent prices at
31/3/03 : 58 634.34 EUR

Maasmechelen
Lidl

Oude Baan

Total m2 of premises: 1 000 m2

Contractual rent prices at 31/3/03 : 71 959.39 EUR

Schaerbeek
Aldi

Jerusalemstraat 48-50

Total m2 of premises: 840 m2

Contractual rent prices at
31/3/03 : 38 183.72 EUR

Montignies-sur-Sambre
Aldi 

Avenue du Centenaire  5

Total m2 of premises: 650 m2

Contractual rent prices at 31/3/03 : 33 918.58 EUR
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31/03/03 31/03/02 31/03/01 31/03/00

Estimated investment value 
(C&W H&B) 117,232,774.28 97,687,363.49 86,805,028.04 82,995,841.06

Estimated investment value 
per m2 (C&W H&B) 843.38 813.82 792.65 763.53

Contractual rent prices 9,744,717.95 8,189,358.97 7,178,104.65 7,084,484.24

Contractual rent prices per m2 71.76 69.14 66.73 65.17

Contractual rent prices 
per m2 including estimate 9,912,889.64 8,333,152.70 7,570,460.98 7,125,921.90
rental value of unoccupied 
buildings

Insured value 51,686,876 45,005,654 42,267,457 40,418,667

Acquisition price 78,457,113.10 65,909,789.69 59,411,494.97 56,959,721.50

Total m2 of premises in portfolio 139,003 121,035 109,512 108,699

Total m2 of premises destined 
for sale (in m2) - 1,000 1,962 962

Total m2 of premises under 
development 4,139 3,140 5,240 -

(1) Unoccupied buildings are premises undergoing conversion and empty premises. These premises are often

let temporarily.

(2) Except for the insured value, these premises are not included in the calculations in the table above.

On 31 March 2003 all premises were let except: Diest (300 m2), Bressoux (250 m2), Izegem (1,000 m2) and

Jemappes (750 m2)



2. Report by the real estate expert

A record of the valuation report on 31 March
2003 prepared by Cushman & Wakefield
Healey & Baker, accredited real estate agent
and assessor, concerning the annual update
of the valuation of the Retail Estates nv port-
folio.

"On 31 March 2003 the gross value of the port-
folio amounted to 117,232,774.28 EUR. The
value of the portfolio has risen by 20% when
compared to 31/3/2002. This good perform-
ance is partially due to the purchase of the
Fort Lapin retail park in Bruges, 2 buildings in
Kuurne, 2 in Marche-en-Famenne, 10 from
Brimmo nv, of which 5 are in Wallonia and 5 in
Flanders and all are let to Brantano (sale &
leaseback), 1 in Mechelen, and a garage
converted to shop premises in Lier. A number
of these premises were assessed at more than
the purchase value. In addition, premises with
the socio-economic permit to sell shoes are
scarce. The addition of a considerable num-
ber of this type of premises increases the
trade mix and is clearly an added value for
the portfolio.

In relation to the appraisal of 31/3/2002, a "like
for like" increase in value of 1.84% was record-
ed. Inflation in this period amounted to 1.35%
("health index" March 2002 compared to
March 2003).

The yield method was used for the assess-
ment, as is normal for this type of property. This
means that the contractual rent (or rental
value if vacant) is multiplied with the yield to
arrive at a value 'deed in hand'.

In general the yields, such as were applied to
the assessment for 31/3/2002, were not
adapted. After critical analysis of the yields, a
slight increase in value was assessed for a few
premises, especially a number of premises
rented by Lidl, in which investments were
clearly made and which are very successful.

In addition the yield on the concentrations at
Kampenhout, Lier and Philippeville were
adjusted by 0.25%. These complexes are
leased to top rate retail chains and are part of
larger concentrations, which is seen as being
very attractive in the current market. These
increases in value are therefore fully in accor-
dance with business practice in the shopping
centre market. Although investors have
always been interested in this type of proper-
ty, this market seems to have an extra attrac-
tiveness recently. This can be explained by
the fact that the shopping centre sector still
offers an attractive return when compared to
the other real estate sectors. This makes it an
attractive product for the institutional investor
as well as private investors, who in previous
years regarded the stock market as an alter-
native. In addition, interest rates are excep-
tionally low, which can give greater leverage.

For the sake of completeness, we must report
that a small decrease in value was applied to
a few premises, including the building at Diest
that has stood vacant for a while after being
split up, and on the buildings at Izegem and
Jemappes, where a reduction in rent should
attract more local clients.

With regard to the rental market we ascertain
that the stability, which characterised the
shopping centre market in previous years,
remains. The shopping centre sector seems to
survive economic crises better than any other
market. As was stated in previous reports, it is
a typical characteristic of the market that the
tenants keep their leased premises. This is due
to the lack of new opportunities, whereby any
possible move is always linked to obtaining a
new permit. In addition, there remains a
healthy pressure on the market from albeit a
limited number of expanding chain compa-
nies. Krëfel, JBC, Brantano, Euro Shoe, are all
examples of national chain companies that
even in this difficult economic climate have
resolutely chosen to expand. Add to these the
take over of Carpet Land by Carpet Right,
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Myriadeco's expansion after taking over
Liedts, the entry of the French chain company
Gifi in Idé's capital and you see a lively market
with plenty of activity. This results in stable
rents and even an increase in rent at the bet-
ter locations. It is no coincidence that record
rents have been seen at a number of top
locations recently.

3. Explanation of the valuation of property of
closed-end investment companies

1. Position of Retail Estates nv

Retails Estates nv, as an investment institu-
tion, values its property from the point of view
of the investor, i.e. including transaction costs
such as registration fees, non-deductible VAT
and other transfer costs (no additional costs
payable by the purchaser). It also publicises
the value of its property in accordance with
the Commission for Banking and Finance,
excluding the transfer costs (purchasing
costs payable by the purchaser). On 31
March 2003 these amounted to 117.23 million
EUR and 105.50 million EUR respectively.

On 31 March 2003 the similar intrinsic value of
the shares, when valued with no additional
costs payable by the purchaser, was 32.95
EUR and 27.81 EUR, when valued with pur-
chasing costs payable by the purchaser.

So Retail Estates nv agrees with the large
majority of real estate investment companies
with variable capital (including those with
the largest property portfolios).
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2. Historic evolution of the revaluation of
shop premises

If one selects equivalents shop premises to
those that were present on 31 March of the
previous financial year, the hereinafter-men-
tioned values are arrived at. Particularly rele-
vant is the percentage increase in the value
of these premises over recent years. This
demonstrates the relative constant value of
this type of real estate.

+10,87 %

+2,11 %

+5,09 %

+8,84 %

Evolution 1998 – 2003

Number of premises Total portfolio



P. 37

1. Real estate investment company with 
variable capital – legal structure

The structure for real estate investment com-
pany with variable capital was set up by the
Royal Decrees of 10 April 1995 and 10 June
2001 and is designed to encourage communi-
ty investment in property. The concept of a
real estate investment company with variable
capital is based on that of the Real Estate
Investment Trust (USA) and the Investment
Institution in the Netherlands (Beleggings-
instellingen).

The intention of the legislator was that a real
estate investment company with variable
capital guarantees an optimal transparency
of the property investment and ensures the
payment of a maximum in cash flow, while
the investor enjoys a series of benefits.

The real estate investment company with vari-
able capital is under the control of the
Commission for Banking and Finance and is
subject to specific regulations, of which the
most notable are the following:
• To be a public limited company or a part-

nership limited by shares with a minimum
capital of 1,250,000.00 EUR.

• Liabilities are restricted to 50% of the total
assets. The Royal Decree of 10 June 2001
altered the maximum liability ratio for real
estate investment company with variable
capital by permitting a debt of 50% of the
assets. This also lays down the liabilities in
more detail (section VIII and IX on the lia-
bility side of the balance).

• Booking the portfolio against market value
without the possibility of depreciation.

• An annual valuation of the property assets
by independent experts which will be
updated at the end of the first three quar-
ters of the financial year.

• Spreading the risks; a maximum of 20% of
the assets in one property complex.

• An almost complete exemption from cor-
poration tax on the condition that the
80% of the profit is paid out.

• A tax-exempting advance levy of 15%, to
be retained when a dividend is payable.

The intention of all these rules is to reduce risk.
Companies that merge with a real estate
investment company with variable capital
are subject to a tax of 20.085% on the latent
increase in value and tax-free reserves, the so-
called exit tax.

2. Shop premises – legal structure

When purchasing and renting real estate for
trading activities, detailed attention must be
paid to the special legislation that directly or
indirectly applies to this aspect.

In particular, the legislation concerning the
commercial lease agreement (law of 30 April
1951), the law on commercial outlets (law of
29 June 1975), the regulation concerning
urban construction and spatial planning and,
in Flanders, the soil decontamination decree
(22 February 1995). Similar environmental leg-
islation is expected for Brussels and Wallonia.

Without going into all aspects of this legisla-
tion in this brief summary, we wish to expand
on a few principles that are regularly met in
practice.

2.1. Legislation concerning commercial lease
agreements

This commercial lease legislation contains a
series of conditions that deviate from the
common rent regulations and are an attempt
to create a balance between the interests of
the tenant and the landlord.
The commercial lease has a term of a mini-
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mum of 9 years and can be terminated by the
tenants at the end of each three-year period,
if they respect the notice period of six months.
Subject to complying with a number of for-
malities, the tenant has the legal right to
request renewal of the original lease for a
period of nine years. If the rent that will apply
after renewal of the lease is disputed, the par-
ties can consult the Justice of the Peace who
can appoint an expert to set the market rent.
In addition the legislation does not prevent
the landlord from offering the premises for rent
to a competitor of the tenant when the rent is
reviewed. In such a situation the tenant has
the right, in the case of an equivalent offer, to
receive preference over the competitor.

In accordance with the commercial rent laws,
the landlord always has the right to refuse the
renewal of the lease in the case of:
1. Bankruptcy or gross negligence by the

tenant;
2. The landlord wishing to use the property

himself;
3. The landlord wishing to assign the property

a use that excludes any form of trading;
4. The landlord wishing to reconstruct the

property The renewal can also be refused if
the landlord wishes to trade from it himself.

In practice, these conditions allow, as long as
the legal procedures are followed, the leasing
and/or sale of shop premises under market
conditions, without damaging the continuity
of the business.

2.2 Law for commercial outlets

The Law of 29 June 1975 concerning commer-
cial premises, the so-called "socio-economic
regulations", attempts to find a balance
between protecting the shopkeepers in the
city centre and developing large-scale retail
trade on the outskirts. This remains difficult, yet
is subject to advance authorisation given by

the local authority on the advice of a national
commission comprised of civil servants. In 1994
the standards given in this law for the type and
area of shop premises were tightened.

The authorisation applicable to this legislation
is issued for a definite area of the building, for
the sales area and for specific commercial
activities (foodstuffs, clothing, furnishings etc).
The authorisation is tied to the premises for
which it was issued.

When the tenant leaves, the landlord can
relet the building without new authorisation
being required, as long as the new tenant
carries out the same commercial activities. If
the landlord wants to rent to a tenant who
wishes to carry out notably different activities
than are allowed on the premises under the
permit, then the landlord must obtain a new
authorisation for the new use beforehand. If,
as a consequence of expansion of the sales
area within existing shop premises, the area
limits are exceeded, then an authorisation is
also needed in advance.

This is also the case when shop premises that
already have a permit expand the built-up
area. 
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Only for shop premises in certain major conur-
bations are there more flexible regulations.
The supply of such property is scarce. The his-
torial real estate assets of the investment
company with variable capital shows only a
few examples of this kind.

The outgoing Verhofstadt I cabinet had pre-
pared a bill that would have made consider-
able changes to this law. The discussions on
this subject failed in the parliamentary com-
mittee.
A new government will have to submit a new
bill if they wish to do so.

2.3 Urban development and town and coun-
try planning - environment

The regulations concerning urban design and
the environment fall under the authority of the
regional authorities, so that variances may
arise both in the creation of these regulations
and in their interpretation.

When the regional plans were drawn up no
specific conditions were included concerning
large-scale shop premises on the outskirts as
this phenomenon was then unknown. These
shop premises then sprang up in residential
areas and also in industrial areas (incl. the SME
zones).

According to the regional plans, retail trade is
expressly allowed in residential areas. In indus-
trial areas only complementary businesses are
permitted (eg. co-operative restaurants).

Particulaly in the Flanders region, the creation
of new shop premises in industrial areas is cur-
rently being avoided. The current regional
regulations for urban development make not
only the construction of a building subject to
permits, but also certain usages and changes
of use of an existing building (eg. converting
an industrial building to shop premises).

In addition, the local authorities in all areas
took the initiative to use the Special Plan of
Action (BPA) conditions to restrict the siting of
new shop premises or at least to have them
integrated into existing built-up areas. Over
the last few years three regions have expand-
ed the regulations. Recently in Wallonia the
new Walloon Code of Urban Planning (CWAT-
UP) was passed. In Brussels it was the Regional
zoning plan. In Flanders, the Town and
Country Structure Plan outlined a new spatial
planning that in time will replace the regional
plans and BPAs. Positive elements in all these
decree initiatives are that they provide clarity
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and legal certainty about the possibilities of
siting large-scale shopping centres on the out-
skirts of towns.

The combination of the application of the
stricter laws on commercial premises and
these tendencies in urban design and town
and country planning have a strongly limiting
effect on the construction of new commercial
properties and result in the increase in the
value of existing property. The increase in the
value of existing property is accelerated.

The compliance with the environmental and
exploiting permit regulations, as far as is appli-
cable, is the responsibility of the manager/
tenant of the shop premises.

In Flanders, for the transfer of sites (such as
transfer of ownership, but also entering into or
ending of a lease of longer than 9 years or
leasing a site at risk for longer than 1 year and
for an immovable lease) a soil certificate is
required in accordance with the soil deconta-
mination decree of 22 February 1995. For sites
at risk (i.e. where now or in the past certain
installations or activities take/took place that
might have caused soil pollution) a preparato-
ry soil analysis is compulsory, possibly followed
by further investigation and, in the worst case,
by decontamination. Normal shop installations
(e.g. car parks and refrigerating equipment)
are not considered to be a risk.

In the Brussels and Wallonia regions there is
not yet a general ruling, with the exception of
some regulations in the General Regulations
for Labour Protection such as stopping the
development of several specific garages.

2.4. Impact on the organisation of Retail
Estates nv

The Retail Estates nv management has the
necessary professional experience to be able
to cope with these problems in a pro-active
manner. In particular, all acquisitions are
checked for compliance with the legislation
and regulations stated above and the man-
agement of the portfolio aims to realise opti-
mal conformity.

This policy results in a portfolio in which the
risks are minimised, and relations with the
authorities and tenants are adapted in con-
formity with this policy.
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As of 1 August 2002, the company has 5 full-
time employees who organise the daily run-
ning of the company under the supervision of
the delegated manager. This ended outsourc-
ing of the most important activities of the com-
pany, related to the management of the port-
folio, the prospects for expanding the portfolio
and the administrative management.

The members of the management team work
together in daily consultation. The tasks are
shared as follows: 

Jan de Nys, Managing Director, responsible
for the general management and also for the
investment and financing policy, external
communication and investor relations.

Barbara de Jaeger is responsible for the gen-
eral financial and administrative manage-
ment and in particular the budgeting and
reporting.

Dirk Adriaenssen, Real Estate Manager, heads
the real estate department and is responsible
for entering and renewing lease agreements
and assists the managing director in acquiring
property.

Fabienne Duchateau carries out general
property administration management and in
particular protecting the rental income,
recovery of costs and tenants obligations.

Johan Janssens manages technical services
and is also responsible for prospecting for new
investments.

D. Management organisation
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A. Stock exchange information

Retail Estates nv is listed under the continu-
ous segment of Euronext Brussel. Since 27
December 2001 Retail Estates nv has been
listed in the Next Prime segment of Euronext
Brussel.

Stock Exchange Quotation
Since the autumn of 2002, Belgian real estate
investment companies with variable capital
have seen an increase in the stock exchange
quotations, partly supported by a continual
decrease in long-term interest rates (OLO 10
years) from approx. 5.4% in the spring to 4.0%
at the end of the financial year.

The price of Retail Estates nv shares during the
previous financial year followed the general
tendency of Belgian real estate investment
companies with variable capital. Including the
effect of detaching the coupon (beginning of 

July 2002), the price increase on an annual
basis is comparable with that of other real
estate investment companies with variable
capital.

Opening price 28.95 EUR (01/04/2002)
Highest price 33.00 EUR (27/12/2002)
Lowest price 26.50 EUR (26/07/2002)
Closing price 32.60 EUR (31/03/2003)

Volume traded
The average volume per day over the last
financial year was 1,504 shares, giving an
increase of 26% over the average volume dur-
ing the 2001/2002 financial year. Taking an
average value per share for the last financial
year of 29.75 EUR, an average amount of
approx. 45,000 EUR in shares was traded each
day. The highest volume traded was on 1 July
2002 - approx. 66,500. 
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It is proposed to pay a net dividend of 1.90
EUR to shareholders. The total distribution by
Retail Estates nv over the last financial year
amounted to 5,091,407 EUR (gross dividend).
The dividend will be payable from 27 June
2003 over the counter of the KBC Bank nv and
ING on production of coupon 7. If market
conditions for the financial year that began
on 1 April 2003 remain unchanged, the com-
pany aims to achieve a return enabling a dis-
tribution of a minimum of 5.1 million EUR. To
date no circumstances are known about that
will impede this profit.

C. Premiums and discounts

The intrinsic value of a share, when the real
estate is valued with no additional costs
payable by the purchaser, the method used,
rose from 32.08 EUR on 31 March 2002 to
32.95 EUR on 31 March 2003. The source of
this increase is a non-realised increase in
value, the result of a higher valuation in the
financial year-end report from Cushman &
Wakefield Healey & Baker: in Luxembourg
the portfolio as a whole was valued approx.
100,000 EUR higher, in Belgium the increase
was a total of approx. 1,870,000 EUR.

The intrinsic value per share, with costs for the
purchaser's account, calculated on the basis
of the net property valuation by Cushman &
Wakefield Healey & Baker, rose from 27.16
EUR on 31 March 2002 to 27.81 EUR on 31
March 2003.

As can be seen, the stock exchange quota-
tion does not always agree with the Net
Asset Value. For Retail Estates nv, the shares
have previously been listed both above and
below this value.

D. Shareholders

Taking account of the transparency declara-
tions received and the information already in
the possession of Retail Estates nv, the most
important shareholders as of 31 March 2003
are:

General public 75.05%
KBC Bank nv 10.88%
Leasinvest International bv 5.32%
Mitiska Ventures nv 4.91%
Atlas Belgian Real Estate nv 3.84%

B. Dividend en aantal aandelen 

Gegevens per aandeel (geconsolideerd) 31/03/2003 31/03/2002 31/03/2001 31/03/2000
Bedrijfsopbrengsten 3,76 3,50 3,22 3,19

waarvan huren 3,71 3,48 3,19 3,18
Bedrijfsresultaat 2,94 2,75 2,52 2,52
Operationeel resultaat 2,28 2,19 2,15 2,07
Resultaat op de portefeuille 0,82 1,27 0,83 4,31
Uitzonderlijk resultaat (0,002) (0,04) 0 (0,003)
Resultaat van het boekjaar 3,09 3,43 2,98 6,38
Bestemming v/d schommeling

i/d marktwaarde (0,85) (1,10) (0,74) (4,35)
Te bestemmen resultaat 2,25 2,33 2,24 2,03

Kerncijfers per aandeel 31/03/2003 31/03/2002 31/03/2001 31/03/2000
Aantal aandelen 2 283 142 2 283 142 2 283 142 2 283 142
Beginkoers 28,95 27,07 26,50 34,25
Slotkoers 32,60 28,95 27,07 26,50
Bruto dividend 2,23 2,15 2,12 2,03
Netto dividend 1,90 1,83 1,8020 1,7255

Dividendrendement 7,34 % 8,02 % 8,50 % 8,29 %
Return 12,60 % 6,94 % 2,15 % -22,63 %
Pay out 99,31 % 92,35 % 94,65 % 99,86 %
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KBC Bank nv (www.kbc.be) is a subsidiary of
KBC Bancassurance Holding, that includes the
activities of KBC Bank nv, KBC Verzekeringen
and KBC Asset Management. The KBC Groep
wants to be a profitable multi-channel insurer
with a geographical focus on Europe. In West
Europe the KBC Group has a prominent posi-
tion in Belgium and, as yet is only present in
other countries in a limited form. In Central
Europe, KBC is one of the leading groups pro-
viding financial services. KBC concentrates on
four activities, namely retail and private bank
insurances, services to business, asset manage-
ment and market activities. It is the explicit aim
of KBC to create long-term shareholder value.
Through Directie Vastgoed (BVG), KBC Bank
nv is active in the general property market
and in the domains of property financing,
immovable leasing, real estate securitisation,
real estate investment and real estate promo-
tion in particular. Over several years KBC Bank
nv has become one of the most important
financial institutions in the area of real estate
business in Belgium.
Leasinvest (www.leasinvest.be) is a private
company offering business solutions to clients,
partners and investors in the area of commer-
cial real estate . The company is active in real
estate investment, financing and develop-
ment for different types of properties.
Leasinvest directly and indirectly manages
real estate assets of approx. 500 million EUR.
Leasinvest is a 100%-subsidiary of the diversi-
fied group Ackermans & van Haaren.
Through its subsidiary, Leasinvest International
bv, Leasinvest has a 5.32% participating interest
in Retail Estates nv. Leasinvest also has a 40.77%
participating interest in Leasinvest Real Estate
cva, a real estate investment companies with
variable capital that they set up and intro-
duced on Euronet in July 1999. Leasinvest Real
Estate cva manages a high-quality portfolio of
office and warehouse properties to the value
of 250 million EUR. The buildings are mainly on
the outskirts of Brussels, Antwerp and Ghent.
Mitiska Ventures nv is a 100% subsidiary of
Mitiska nv (www.mitiska.com), the Belgian
stock exchange listed participation company
active in speciality retail businesses.

Atlas is an open-end investment company
under Belgian law with various compartments
in movable assets and liquidities. One of these
compartments, Belgian Real Estate, concen-
trates its investment policy in the real estate
sector in Belgium. Management of the invest-
ments of this open-end investment company
is delegated to Degroof bank.
With the exception of KBC Bank nv, Mitiska
Ventures nv, Leasinvest International bv and
Atlas Belgian Real Estate nv no other share
holder has declared to have more than 3% of
the shares issued by Retail Estates nv in their
possession.

E. Financial calendar

The Annual General Meeting of shareholders
and the publication of the annual accounts for
2002/2003 will take place at the offices of Retail
Estates nv, Industrielaan 24, on Friday 6 June 2003
at 3.30 p.m.

Dividend payable 27 June 2003
Notification of quarterly 
statement (I) September 2003
Notification of half-year 
statement December 2003
Notification of quarterly 
results (III) March 2004
Notification of annual accounts 
for 2003/2004 financial year May 2004
Annual General Meeting 
for 2003/2004 financial year 4 June 2004

F. Liquidity provider

From 28 June 2001 to 31 March 2003
Vermeulen-Raemdonck acted as liquidity
provider. In the 2002/2003 financial year an
amount of 12,100.00 EUR incl. VAT was paid.
From 1 April 2003 KBC Securities will act as
market promotor, to promote the saleability of
the shares.
Payment amounts to 15,125,00 EUR incl. VAT
for 6 months.
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IV. Financial data
A. Consolidated accounts
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VI. Autorisation comme document de référence
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VII. Miscellaneous
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ASSETS in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Fixed Assets 120 802 510 99 313 842 92 752 909 84 195 897

I. Formation expenses 143 088 379 534 615 980 852 426
II. Intangible assets 53 355 109 918 169 062 228 206
IV. Tangible assets 120 605 953 98 824 276 91 967 753 83 115 151

Land and buildings 117 232 781 97 687 370 86 805 028 82 995 841
Plant, machinery and equipment 16 432 7 304 88 280 105 937
Furniture and vehicles 7 211 794 8 915 13 373
Leasing ans similar rights 40 455 0 0 0
Assets under construction 3 309 074 1 128 807 5 065 530 0

V. Financial assets 114 114 114 114
Other financial assets 114 114 114 114

Amounts receivable and 
cash guarantees 114 114 114 114

Current assets 6 728 014 5 816 647 5 618 274 9 670 614

VII. Inventories and contracts in progress 16 916 596 987 16 916 0
Stocks 16 916 596 987 16 916 0

Immovable properties destined for sale 16 916 596 987 16 916 0
VIII. Amounts receivable within one year 271 343 202 208 61 083 210 151

Trade debtors 71 329 80 874 23 652 108 101
Other amounts receivable 200 014 121 334 37 431 102 050

IX. Investements 0 4 000 000 1 432 150 7 622 127
Other investments 0 4 000 000 1 432 150 7 622 127

X. Cash at bank and in hand 6 278 723 962 487 3 991 511 1 540 933
XI. Deferred charges and accrued income 161 032 54 965 116 614 297 403

TOTAL ASSETS 127 530 524 105 130 489 98 371 183 93 866 511

2003
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LIABILITIES in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Shareholders' equity 80 311 651 78 160 688 75 179 374 73 012 804

I. Capital 30 097 573 30 097 573 30 097 573 30 097 573
Issued capital 30 097 573 30 097 573 30 097 573 30 097 573

II. Issued premium 16 193 171 16 193 171 16 193 171 16 193 171
IV. Consolidation differences 34 020 907 31 869 944 28 888 630 26 722 060

Provisions for deferred and latent taxation 202 830 152 522 36 176 59 804

IX. Provisions for liabilities and charges 202 830 152 522 36 176 59 804
Major repairs and  
major maintenance works 202 830 152 522 36 176 59 804

Creditors 47 016 043 26 817 279 23 155 633 20 793 903

X. Amounts payable after one year 42 379 603 22 558 311 18 839 908 9 915 741
Financial debts 42 379 603 22 558 311 18 839 908 9 915 741

Leasing debts and  
similar obligations 21 293 0 0 0
Credit institutions 42 358 311 22 558 311 18 839 908 9 915 741

XI. Amounts payable within one year 3 972 297 3 727 131 3 823 140 10 375 234
Current portion of amounts 
payable after one year 19 868 0 0 0
Financial debts 1 859 201 1 983 148 2 107 095 7 188 912

Credit institutions 1 859 201 1 983 148 2 107 095 7 188 912
Trade debts 465 779 343 284 379 757 94 784

Suppliers 465 779 343 284 379 757 94 784
Taxes, remuneration and  
social security 1 255 210 1 293 932 1 225 511 2 970 166

Taxes 1 238 852 1 288 113 1 214 256 2 970 166
Remuneration and social security 16 359 5 818 11 255 0

Other amounts payable 372 238 106 766 110 777 121 372
XII. Accrued charges and deferred income 664 143 531 837 492 585 502 928

TOTAL LIABILITIES 127 530 524 105 130 489 98 371 183 93 866 511



2003
A. Consolidated 

accounts 

b. Consolidated income statement Retail Estates nv

P. 48

in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Current result

I. Operating income 8 575 533 7 997 684 7 347 235 7 278 754
Turnover 8 480 132 7 947 032 7 276 500 7 272 151
Own construction capitalized 12 500 0 0 0
Other operating income  82 901 50 651 70 735 6 603

II. Operating charges 1 871 256 1 720 035 1 589 268 1 531 642
Services and other goods 1 166 237 1 137 929 1 113 679 1 234 061
Remuneration, social security  
costs and pensions (1) 246 639 87 534 109 737 52 072
Depreciation 306 380 307 435 317 706 279 662
Reductions in trade  
receivables 6 638 6 630 -4 846 -2 228
(increase +, decrease -)
Provisions for liabilities and charges 50 308 116 346 -23 628 -91 961
(increase +, decrease -)
Other operating charges (2) 95 054 64 163 76 620 60 036

III. Operating result (+) (-) 6 704 277 6 277 649 5 757 967 5 747 112

IV. Financial income 108 013 212 363 281 031 285 065
Income from current assets 81 240 129 861 279 013 256 380
Other financial income 26 774 82 502 2 018 28 685

V. Financial charges 1 534 033 1 389 539 1 123 131 1 302 590
Debt charges 1 456 691 1 323 020 1 073 987 1 275 685
Other financial charges 77 342 66 518 49 144 26 905

VI. Income taxes -82 529 -95 250 0 -3 049
Income taxes -82 529 -95 250 0 -3 049

VII. Net current result 5 195 728 5 005 223 4 915 867 4 726 538

(1) Increases in the heading 'Remuneration, social security costs and pensions' are a consequence of an increase in the
number of staff members, since the company is fully self-managing since the 1st of August.

(2) The assessment notices for advance levies on properties, which are recuperated from the tenants, are deducted
from the item 'Other operating charges', and therefore are not booked under the item 'Other operating income'.
For the financial years ending in 2003, 2002, 2001 and 2000, the following amounts were  recorded:
- 2003 : 583.645 EUR
- 2002 : 548.363 EUR
- 2001 : 278.421 EUR
- 2000 : 318.493 EUR
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in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Results on the portfolio

VIII. Gain or loss on disposal of 
elements of the portfolio 0 401 431 198 248 -79 067

Property assets 0 401 431 198 248 -79 067
Buildings and real rights 
on buildings 0 401 431 198 248 -79 067

Gains 0 555 969 202 477 13 384
Losses 0 -154 538 -4 229 -92 451

IX. Change in market value of 
elements of the portfolio 1 868 724 2 500 244 1 688 699 9 921 736

Property assets 1 868 724 2 500 244 1 688 699 9 921 736
Buildings and real rights  
on buildings 1 868 724 2 500 244 1 688 699 9 921 736

Gains 2 385 231 2 457 915 1 592 916 1 301 309
Added values, as a consequence 
of takeovers and mergers 0 0 0 10 934 978
Losses (1) -516 507 42 329 95 783 -28 027
Incorporation in capital 0 0 0 -2 286 524

X. Result on the portfolio 1 868 724 2 901 675 1 886 947 9 842 669

(1) The heading 'Losses', under item IX, "Change in a market value of elements of the portfolio" consist of: 
- A reversal of increases in the historical value through revaluations, for the amount of 452,230 EUR
- A decline in the market value, beneath the historical acquisition value, for the amount of  64.277 EUR
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in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Extraordinary results

XI. Extraordinary income 18 929 27 598 0 1 531

Reversal of depreciations on 
intangible FA and tangible FA 0 14 096 0 0
Other extraordinary income 18 929 13 502 0 1 531

XII. Extraordinary charges 23 663 112 921 0 7 880

Losses on disposal 
of fixed assets 0 2 229 0 0
Other extraordinary charges 23 663 110 692 0 7 880

XIII. Extraordinary result -4 734 -85 323 0 -6 349

Result for appropriation

XIV. Result of the year 7 059 718 7 821 575 6 802 814 14 562 858

XVI. Appropriation of the changes in market 
value of elements in the portfolio 1 933 002 2 506 306 1 688 698 9 921 736

Transfer to reserves not 
available for distribution 1 933 002 2 506 306 1 688 698 12 236 287
Deduction from reserves 
unavailable for distribution 0 0 0 -2 314 551
(on the condition that these  
reserves remain positive)

XVII. Result of the year avaible  
for appropriation 5 126 716 5 315 270 5 114 116 4 641 122

Annual Report
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Financial data at 31 March 2003

Consolidation criteria

The consolidated annual accounts are prepared in conformity with the Royal Decree of 30
January 2001, regarding consolidated annual accounts of companies.

The consolidated annual accounts include the accounts of the parent company and those of
its subsidiaries, as prepared at the end of the financial year.

The consolidation is carried out in accordance with the following consolidation method:

"Integral consolidation"
Integral consolidation consists in integrally taking over the assets and liabilities of subsidiary
companies, as well as costs and revenues.

Interests of third parties are reported both in the balance sheet and in the profit-and-loss state-
ment as a separate item.

This integrated method is used when the parent company disposes over exclusive control, and
when a participation is of a durable nature, when the subsidiary is not established in a country
where limitations with regard to the transfer of dividends are in force, and insofar as the activi-
ties are not so essentially different that an inclusion of the figures would give an unreliable pic-
ture.

Group of consolidated companies

Integrally consolidated companies

Retail Estates nv consolidates: Held share of Change in percentage
the capital of capital held

Retail Estates Luxembourg sa 100 % 0
Boulevard Royal 8
L-2449 Luxembourg
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-  The financial year consists of 12 months,
starting on 1 April 2002 and concluding on
31 March 2003.

-  Retail Estates nv has assumed the statute
of a real estate investment company with
fixed capital on 27 March 1998. As a con-
sequence of this, the material fixed assets
(including material fixed assets that are
subject to property leasing) have been
valued at market value, as has been
determined by a real estate expert on 31
March 2003. The revaluation amounts that
are a consequence of this have been
booked under the item 'unavailable
reserves', in conformity with the new
accounting regulations that are applica-
ble as a consequence of the special pro-
visions, which are applicable on the basis
of Article 15 of the law of 7 July 1975, with
regard to the annual accounts of compa-
nies, as explained below.

-  Special provisions have been granted for
the preparation of the annual accounts, in
accordance with a deviating organisa-
tional scheme.

-  The requested deviation serves to assign
unrealised profits in the investment portfo-
lio to an unavailable reserve, a possibly
negative balance of which is taken into
profits and, as a consequence of this, to
utilise an adapted structure for the profit
and loss statement, in which a difference is
made between operational profits, the
profit on the portfolio and extraordinary
profits.

Annual Report
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The bookkeeping and the annual accounts
are prepared in conformity with the spirit
and the objectives of the provisions of the
Royal Decree of 10 April 1995, regarding real
estate investment companies with fixed
capital.

Since Retail Estates nv is of the opinion that
the legally prescribed scheme for the annual
account, such as is applicable to real estate
investment companies with fixed capital, is
not well-adapted to the specific character-
istics of the sector, it has requested that a
deviation from the scheme be permitted in
the preparation of its annual accounts.

The most important characteristic of this
divergent scheme concerns a restructuring
of the profit calculation around two core
areas:

Operating profits 
It is the intention to report the recurrent
operational profits, which are generated by
the management of the portfolio of rental
properties. Consequently this includes the
financial revenues and costs. The item
depreciation is kept, so as to be able to
achieve a correct valuation with regard to
other activities.

Portfolio profits
The intention is to report all bookkeeping
and other transactions, with regard to the
value of the portfolio, in the profit-and-loss
statement.
The increases or decreases in value realised
are clarified through a separate reporting
thereof; they are determined with regard to
the last valuation in the balance sheet or, if
it should be more recent, of the acquisition
value. 
All the changes in the market value of the

portfolio are included in the profit-and-loss
statement in an 'ad hoc' item. As a conse-
quence of this treatment, and the item
'reassessment value of equity capital' disap-
pears and is transferred into the item
'unavailable reserves'.
The profit for the financial year is therefore
reliably defined as the sum of the operating
profits, the profits on the portfolio and
extraordinary profits.
The application of the proposed structure of
the annual accounts may not have as a
consequence that unrealised added values
are distributed. The handling of profits for a
specific financial year will therefore either
add or deduct unrealised profits from the
unavailable reserves. If the unavailable
reserves should be insufficient for compen-
sating a negative result in the valuation fluc-
tuation during the course of the financial
year, then this negative result will be
included in the profit calculation.

Formation costs
The formation costs and the costs of increas-
ing capital, adapting the statutes, etc. are
amortised at a rate of 20% per year. 

Tangible fixed assets
Immovable properties (including leased
immovable properties)
The immovable, tangible fixed assets are
valued at acquisition cost, at the time that
they are acquired, including supplementary
costs and non-recuperable VAT.
The immovable properties that are in con-
struction, reconstruction or expansion, and
will be valued at the cost price, including
supplementary costs, registration fees and
non-recuperable VAT, which is prorated on
the basis of the progress in the works.
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Without prejudice to the obligations in con-
formity with Article 7 of the Law of 17 July
1975, regarding the bookkeeping and the
annual accounts of companies, a real
estate investment company with fixed capi-
tal must prepare an inventory at least once
every year, as well as every time that it issues
shares, or when it buys shares outside of the
official stock exchanges. 

An expert will prepare a precise assessment
of the following components of the fixed
assets, at the end of each financial year:

• The immovable properties, property
fixtures, and commercial rights on immov-
able properties that are held by the real
estate investment company with fixed
capital or, as the case may be, by a real
estate company that is under its control;

• The option rights on immovable properties
that are held by the real estate invest-
ment company with fixed capital or, as
the case may be, by a real estate com-
pany that is under its control, as well as
the immovable properties to which these
rights apply;

• The rights from contracts, including subor-
dinated rights, whereby one or more
immovable properties are leased to the
real estate investment company with
fixed capital, or, if such should be the
case, to a real estate company over
which it has control.

These valuations are binding for the real
estate investment company with fixed cap-
ital in its preparation of the annual reports.

At the end of each of the first three quarters
of the financial year, the expert also
updates the total valuation of the above-
mentioned immovable properties of the
real estate investment company with fixed
capital, or, if such should be the case, of

the companies over which it has control, on
the basis of market developments and the
individual characteristics of the correspon-
ding immovable properties.

The immovable properties are therefore
accounted for in the annual report at the
value that is assessed by the real estate
expert, 'free of supplementary charges',
that is including costs, registration charges
and fees.

The Board of Directors does have the com-
petence to withhold the valuation based
on' costs for the purchaser', which is a value
that is also estimated by the real estate
expert, that is now including costs, not
including registration charges and fees.

In deviation from the Articles 27bis §1, 28 §3
and 34, first paragraph, of the Royal
Decree of 8 October 1976 (as is presently in
force after the various amendments),
regarding the annual reports of companies,
the decreases in value and the increases in
value due to revaluations of the immovable
properties are inventoried, as determined
by the expert and approved by the Board
of Directors.

In deviation from the Articles 28 §2 and 30,
of the Royal Decree of 8 October 1976
regarding the annual reports of companies,
the real estate investment company with
fixed capital does not carry out deprecia-
tion on buildings, on the effective rights on
buildings, or on the immovable properties
that are given in leasing to the real estate
investment company with fixed capital.
Provisions will be created for the costs of
maintenance and large repairs, for
instance on roofing or for the repair of car
parks, if the planned repairs have not taken
place in the corresponding financial year
and, if through extraordinary circumstances
they have been delayed to the following
financial year.

Annual Report

A. Consolidated 
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Financial data at 31 March 2003

Tangible fixed assets, other than real estate
Those tangible fixed assets, other than real
estate, whose utilisation is limited in time,
are valued at the acquisition cost, after
deduction of a linear depreciation that is
based on the expected service life.
Depreciation is booked for 12 months in the
financial year in which the investment took
place. If the financial year should amount
to more or less than 12 months, then depre-
ciation will be prorated.

On an annual basis, the following deprecia-
tion percentages are applicable:

Linear
depreciation

Installations, machines 20 %
and equipment

Furniture 10 %
Rolling stock 25 %
IT materials 33 %

Purchases for a unitary price of less than 
2,500, exclusive of VAT, are taken into costs
on the date of their acquisition and for the
corresponding financial year.

For tangible fixed assets, other than real
estate, whose utilisation is not limited in time,
depreciation is booked when there is a
durable reduction in value. Such items can
also be revalued.
At the moment of sale, or a discontinuation
of utilisation of tangible fixed assets other
than real estate, the acquisition cost and
depreciation that is applicable to these
assets are removed from the accounts and
the increase or decrease in value is reported
in the profit-and-loss statement.

Fixed assets under construction
Fixed assets under construction include the
costs of new and/or restructuring works,
including the acquisition value of the terrain.

After the first valuation is carried out, after
the final acceptance of delivery of the con-
struction works, the corresponding value is
fully booked under the item 'Grounds and
buildings'.

Financial fixed assets
The financial fixed assets are valued on the
basis of their market value. 
Financial fixed assets are valued at the
acquisition cost at the time of acquisition,
not taking into account the supplementary
costs that burden the profit-and-loss state-
ment. The Board of Directors will make a
decision, as to whether these supplementary
costs will be activated or not, and also over
what period they will be written off, if such
should be the case.

In deviation from the Articles 29 §2, first para-
graph, and 34, first paragraph, of the Royal
Decree of 8 October 1976 regarding the
annual reports of companies, decreases in
value and increases in value that are due to
revaluations of the financial fixed assets,
which are held in associated real estate
companies and real estate investment insti-
tutions, will be inventoried every time that
the inventory is prepared.
The added values are booked directly in
Section III of the liabilities, under 'Added
value of reassessment'.
The Articles 10 and 14 §1 of the Royal
Decree of 8 March 1994, with regard to the
bookkeeping and annual reports of certain
institutions for collective investment that
have adjustable participation rights, are
applicable to the valuation of financial fixed
assets that are held in associated real estate
companies and in real estate investment
institutes.

Article 34, paragraph 3, of the Royal Decree
of 8 October 1976, with regard to the annual
reports of companies, is not applicable.
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Inventories
Real estate properties that are not viewed
as strategically important will be sold and
are listed in Section VI, Inventories and
orders in execution, under the heading A5,
Immovable properties destined for sale. They
are valued at their book value, or at the
market value, if the latter should be lower on
the balance sheet date. 

Receivables
Receivables with a term of a maximum of or
more than 1 year are valued at their nominal
value, on the deduction of those receivables
that are dubious or cannot be collected.

Investments
Investments are valued at their acquisition
value, under exclusion of the supplementary
costs that will be included in the profit-and-loss
statement. Decreases in valuation will be
applied, whenever the realisable value is lower
than the market value on the day of closing.
On 31 March 2003, the company does not own
any of its own shares.

Provisions for risks and costs
Each year the Board of Directors examines
the necessity for making provisions, which
are designed to cover the risks and costs
that are inherent to a real estate investment
company with fixed capital.

The provisions for repairs and large mainte-
nance works are determined on the basis of
those decisions, which the Board of Directors
has taken for carrying out such repair and
maintenance works. The company must pro-
vide for an ongoing replacement of roofing
and the maintenance of car parks, over a
period that is equivalent to the remaining
economic life of the corresponding property
components. The costs of such works are
estimated in function of standard market
prices, as well as the surfaces of the roofing
and parkings that must be repaired.

Debts

Since its recognition as a real estate invest-
ment company with fixed capital, the
company has organised its finances on the
basis of a negative pledge and pari passu,
that is to say that no securities were granted
for bank financing concluded with the
banks, and that the company has obligated
itself to grant the same guarantees and
securities to all its bankers, if it should guar-
antee its debts with mortgages or other
securities.
The debts are valued at their nominal value.

f. Important differences
between the valuation rules of
summary accounts and the
consolidated annual report

The valuation rules that are applicable for
Retail Estates nv are integrally included in
the consolidated figures.

Retail Estates Luxemburg sa does not have
the statute of a real estate investment com-
pany with fixed capital. The terrains and
buildings are booked in summary accounts
of Retail Estates Luxemburg sa at their acqui-
sition value. The supplementary costs are
also activated. Buildings are depreciated by
the linear method over a period of 50 years. 

For the purpose of consolidation, the
accounts of Retail Estates Luxemburg sa are
adapted to the valuation rules of Retail
Estates nv:

- Depreciation is eliminated;
- The value of the terrains and buildings is

harmonised with the estimated value,
'costs for vendor'.

Annual Report
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VII. STATEMENT OF FORMATION EXPENSES Period

Net carrying value as at the end of the preceding period 379 534
Movements during the period

- Depreciation (236 446)
Net carrying value at the end of the period 143 088
Of which: - Expenses of formation or capital increase, loan issue   

expenses, reimbursement premium and other formation costs 143 088
- Reorganization costs

1. Research &
development

VIII. STATEMENT OF INTANGIBLE ASSETS expenses
a) ACQUISITION COST
At the end of the preceding period 422 146
Movements during the period
-  Acquisitions, including fixed assets, own production
At the end of the period 422 146

c) DEPRECIATION AND AMOUNTS WRITTEN DOWN
As at the end of the previous period 312 228
Movements during the period
- Recorded 56 563
At the end of the period 368 791

d) NET CARRYING VALUE AT THE END OF THE PERIOD 53 355
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1. Land 2. Plant, 3. Furniture 4. Leasing 6. Assets 
& buildings machinery & vehicles & other under con-

& equipmant similar struction
rights

IX. STATEMENT OF TANGIBLE FIXED
ASSETS

a) ACQUISITION COST
As at the end of the 
preceding period 73 853 951 48 464 883 0 1 128 807
Movements during the period
- Acquisitions, incl.fixed assets,

own production 17 676 687 12 472 7 228 49 669 2 180 267
At the end of the period 91 530 638 60 936 8 110 49 669 3 309 074

b) REVALUATION SURPLUSES
As at the end of the  
preceding period 30 315 405
Movements during the period
- Recorded 2 385 230
- Reversals (452 229)
At the end of the period 32 248 406

c) DEPRECIATION AND AMOUNTS

WRITTEN DOWN
As at the end of the 
preceding period 6 481 986 41 160 88 0
Movements during the period
- Recorded 64 277 3 344 811 9 215
At the end of the period 6 546 263 44 504 899 9 215

d) NET CARRYING VALUE AT 117 232 781 16 432 7 211 40 455 3 309 074
THE END OF THE PERIOD

Of which: 
- Land and buildings
- Written back as 

superfluous
- Written down after sales 

and disposals 40 455

Annual Report
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Financial data at 31 March 2003

X. STATEMENT OF FINANCIAL FIXED ASSETS 2. Others

2. Amounts receivable
NET CARRYING VALUE AT THE END OF THE PRECEDING PERIOD 114

NET CARRYING VALUE AT THE END OF THE PERIOD 114

XI. STATEMENT OF CONSOLIDATIED RESERVES Period
Consolidated reserves at the end of the previous period 31 869 944
Movements:

Shares of the group in the consolidated income 217 961
Other movements
Reclassification of added values, due to revaluation  
of reserves unavailable for distribution 1 933 002

Consolidated reserves at the end of the financial period 34 020 907

XIII. STATEMENT OF AMOUNTS PAYABLE                        Amounts payable with a residual term of
A. ANALYSIS OF THE AMOUNTS ORIGINALLY 1. Not more 2. Between 3. Over

PAYABLE AFTER ONE YEAR ACCORDING than 1 year 1 and 5 5 years 
TO THEIR RESIDUAL TERM years

Financial debts
3. Leasing and other similar obligations 19 868 21 293
4. Credit institutions 23 634 144 18 724 167
TOTAL 19 868 23 655 436 18 724 167

XIV. RESULT Period Preceding
period

A. NET TURNOVER
A2. Aggregate turnover of the group in Belgium 7 827 662 7 342 278

B. AVERAGE NUMBER OF PERSONS EMPLOYED
in units, AND PERSONNEL CHARGES
B.1. Consolidated enterprises and fully 

consolidated enterprises
B.11. Average number of persons employed

Employees 5 2
B.12. Personnel charges

Remunerations and social charges 246 639 87 534
B.13. Average number of persons employed in Belgium 

by the enterprises concerned 5 2

XV. RIGHTS AND COMMITMENTS NOT ACCRUED IN THE BALANCE SHEET Period
A. Substantial commitments to acquire fixed assets 2 130 000

Shop property in Lokeren +/- 750,000, in Huy +/- 1,380,000

XVII. FINANCIAL RELATIONSHIPS WITH DIRECTORS OR MANAGERS OF
THE CONSOLIDATION ENTERPRISE Period
A. Total amount of remunerations granted in respect of their responsibilites in the 14 000

consolidation enterprise, its subsidiary companies and its affiliated companies,
including the amounts in respect of retirement pensions granted to former 
directors or managers
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The participation in Retail Estates Luxemburg sa was acquired on 29 October 1999. The first consoli-
dated annual report was consequently created on 31 March 2000. The first consolidated cash flow
statement refers to figures from the financial year that closed on 31 March 2001.

31/3/02 31/3/01 31/3/00 31/3/99
- 31/3/03 - 31/3/02 - 31/3/01 -31/3/00

1. Cash flow from operating activities
I. Operational profit 5 195 728 5 005 223 4 915 867 4 693 207
II. Profit realised on the portfolio 0 401 431 198 248 -79 067
III. Profits from fluctuations in market value -64 277 -6 062 1 0
IV. Extraordinary profits -4 734 -85 323 0 -6 349
V. Depreciation, value declines and provisions 427 604 422 376 289 231 159 737
VI. Changes in operating capital 299 710 -18 916 -1 145 917 4 185 217

Cash flow from operating activities 5 854 030 5 718 730 4 257 430 8 952 745

2. Cash flow from investments
Investments / disinvestments
Land and buildings -17 676 687 -8 382 098 -2 121 954 -25 636 616

Erection costs, immaterial fixed assets 
and other material fixed assets -2 249 637 4 028 071 -5 065 531 -607 957
Financial fixed assets 0 0 0 -6 628 338
Real estate destined for sale 580 071 -580 071 -16 916 180 519

Cash flow from investments -19 346 253 -4 934 099 -7 204 401 -32 692 392

3.Cash flow from financing activities
Increase of capital and emission premium 0 0 0 28 278 834
Change of financial debts, > 1 year 19 821 293 3 718 403 8 924 167 0
Change of financial debts, up to 1 year -104 079 -123 947 -5 081 817 4 833 924
Dividends -4 908 755 -4 840 261 -4 634 778 -4 471 211

Cash flow from financing activities 14 808 459 -1 245 805 -792 428 28 641 546

Net flow of liquid funds  1 316 236 -461 174 -3 739 399 4 901 899
and investments 

4. Flow of liquid funds and investments 
Liquid funds and investments 
on the balance sheet date 6 278 723 4 962 487 5 423 661 8 724 232
Liquid funds and investments and start of FY 4 962 487 5 423 661 9 163 060 3 822 333

Net flow of liquid funds and investments 1 316 236 -461 174 -3 739 399 4 901 899

Annual Report
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Financial data at 31 March 2003

In  accordance with legal and regulatory
requirements, we are pleased to report to
you on the performance of the audit man-
date which you have entrusted to us.

We have audited the financial statements as
of and for the year ended 31 March 2003
which have been prepared under the
responsibility of the board of directors and
which show a balance sheet total of EUR
127.530.523,93 and a profit for the year of
EUR 7.059.717,94. The financial statements of
the subsidiary included in the consolidation
with a balance sheet total of EUR
4.141.318,83 and a profit for the year of EUR
189.958,43 have been audited by another
statutory auditor, on which we have based
our report. 
We have also carried out the specific addi-
tional audit procedures required by law.

Unqualified audit opinion on
the financial statements

We conducted our audit in accordance
with Belgian auditing standards, as issued
by the "Institut des Reviseurs
d'Entreprises/Instituut der Bedrijfsrevisoren".
Those standards require that we plan and
perform the audit to obtain reasonable
assurance about whether the financial
statements are free of material misstate-
ment, taking into account the legal and reg-
ulatory requirements applicable to financial
statements in Belgium.
In accordance with those standards, we
considered the company’s administrative
and accounting organisation, as well as its
internal control procedures.  Company offi-
cials have responded clearly to our requests
for explanations and information.  We exam-

ined, on a test basis, evidence supporting
the amounts in the financial statements.  We
assessed the accounting principles used
and significant estimates made by the com-
pany, as well as the overall presentation of
the financial statements.  We believe that
our audit provides a reasonable basis for our
opinion.
In our opinion, taking into account the appli-
cable legal and regulatory requirements in
Belgium, the financial statements present
fairly the company’s net worth and financial
position as of 31 March 2003 and the results
of its operations for the year then ended,
and the information given in the notes to the
financial statements is adequate.

The directors' report contains the information
required by law and is consistent with the
financial statements.

22 May 2003
The statutory auditor
PricewaterhouseCoopers 
Reviseurs d’Entreprises / Bedrijfsrevisoren 
represented by
Luc Discry
Bedrijfsrevisor
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ASSETS in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Fixed Assets 117 734 944 96 847 065 91 114 347 83 150 199

Formation Expenses 143 088 379 534 615 980 852 426

Tangible assets 112 329 323 90 644 998 84 055 835 75 669 321
Land and buildings 108 960 860 89 513 099 78 971 080 75 632 616
Plant, machinery and equipment 11 724 2 299 10 310 23 332
Furniture and vehicles 7 211 794 8 915 13 373
Leasing and similar rights 40 455 0 0 0
Assets under construction 3 309 074 1 128 807 5 065 530 0

Financial assets 5 262 533 5 822 533 6 442 532 6 628 452
Affiliated enterprises 5 262 419 5 822 419 6 442 418 6 628 338

Participating interests 1 990 139 1 990 139 1 990 139 1 990 139
Amounts receivable 3 272 279 3 832 279 4 452 279 4 638 199

Other financial assets 114 114 114 114
Amounts receivable and cash guarantees 114 114 114 114

Current Assets 6 792 841 5 637 825 5 110 173 9 309 902

Inventories and contracts in progress 16 916 596 987 16 916 0
Stocks 16 916 596 987 16 916 0

Immovable properties destined for sale 16 916 596 987 16 916 0

Amounts receivable within one year 234 264 209 062 59 802 180 410
Trade debtors 86 669 96 841 22 542 78 360
Other amounts reveivable 147 595 112 221 37 260 102 050

Investments 0 4 000 000 1 239 468 7 436 806
Other investments 0 4 000 000 1 239 468 7 436 806

Cash at bank and in hand 6 219 679 775 229 3 445 498 1 287 426

Deferred charges and accrued income 321 981 56 547 348 489 405 260

TOTAL ASSETS 124 527 785 102 484 890 96 224 520 92 460 101

a. bilan

In conformity with Article 105 bis of the Corporation Act, a shortened version of the statutorily
required annual report was included in this annual report of Retail Estates nv. The annual report
and the annual accounts of Retail Estates nv, and the report of the Commissioner, have been
submitted and are also available at the registered headquarters of the company. The
Commissioner has declared his approval of the statutory annual accounts of Retail Estates nv
without reservation.

Annual Report
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LIABILITIES in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Shareholders' equity 72 452 180 70 824 114 68 275 263 66 989 046

Capital 30 097 573 30 097 573 30 097 573 30 097 573
Issued capital 30 097 573 30 097 573 30 097 573 30 097 573

Issued premium 16 193 171 16 193 171 16 193 171 16 193 171
Reserves 25 965 649 24 130 298 21 877 546 20 659 570

legal reserves 34 200 34 200 34 200 34 200
reserves not available for distribution 25 662 179 23 826 828 21 574 076 20 356 100

Other 25 662 179 23 826 828 21 574 076 20 356 100
reserves available 269 270 269 270 269 270 269 270

Profit carried forward 195 786 403 072 106 973 38 732

Provisions for deferred and latent taxation 129 461 115 837 36 176 59 804

Provisions for liabilities and charges 129 461 115 837 36 176 59 804
Major repairs and major
maintenance works 129 461 115 837 36 176 59 804

Creditors 51 946 144 31 544 938 27 913 081 25 411 251

Amounts payable after one year 42 379 603 22 558 311 18 839 908 9 915 741
Financial debts 42 379 603 22 558 311 18 839 908 9 915 741

Leasing debts and 
similar obligations 21 293 0 0 0
Credit institutions 42 358 311 22 558 311 18 839 908 9 915 741

Amounts payable within one year 8 919 724 8 471 895 8 595 490 15 004 209
Current portion of amounts
payable after one year 19 868 0 0 0
Financial debts 1 859 201 1 983 148 2 107 095 7 188 912

Credit institutions 1 859 201 1 983 148 2 107 095 7 188 912
Trade debts 454 588 299 008 355 169 94 784

Suppliers 454 588 299 008 355 169 94 784
Taxes, remuneration and social security 1 122 421 1 174 217 1 182 188 2 964 363

Taxes 1 106 063 1 168 398 1 170 932 2 964 363
Remuneration and social security 16 359 5 818 11 256 0

Other amounts payable 5 463 645 5 015 522 4 951 038 4 756 150

Accrued charges and deferred income 646 817 514 733 477 683 491 301

TOTAL LIABILITIES 124 527 785 102 484 890 96 224 520 92 460 101
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in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Current result

Operating income 7 934 208 7 402 790 6 760 612 7 044 713
Turnover 7 827 662 7 342 278 6 671 355 7 041 078
Own construction capitalized 12 500 0 0 0
Other operating income 94 046 60 512 89 257 3 635

Operating charges 1 760 513 1 547 477 1 466 319 1 477 648
Services and other goods 1 153 734 1 070 248 1 069 728 1 216 874
Remuneration, social security  
costs and pensions (1) 246 639 87 534 109 737 52 072
Depreciation 249 519 247 993 253 926 253 926
Reductions in trade  
receivables 6 638 6 630 -4 846 -2 228
(increase +, decrease -)
Provisions for liabilities and charges 13 624 79 661 -23 628 -91 961
(increase +, decrease -)
Other operating charges (2) 90 359 55 411 61 402 48 965

Operating result (+) (-) 6 173 695 5 855 313 5 294 293 5 567 065

Financial income 321 680 442 662 538 866 399 287
Income from financial fixed assets 214 754 238 720 270 019 0
Income from current assets 80 188 121 478 266 829 370 602
Other financial income 26 738 82 464 2 018 28 685

Financial charges 1 533 254 1 389 071 1 122 905 1 270 096
Interests and other debt charges 1 456 685 1 323 019 1 073 818 1 243 688
Other financiel charges 76 569 66 052 49 087 26 408

Income taxes -8 989 0 0 -3 049
Income taxes -8 989 0 0 -3 049

Net current result 4 953 133 4 908 904 4 710 254 4 693 207

(1) Increases in the heading 'Remuneration, social security costs and pensions' are a consequence of an increase in the
number of staff members, since the company is fully self-managing since the 1st of August.

(2) The assessment notices for advance levies on properties, which are recuperated from the tenants, are deducted
from the item 'Other operating charges', and therefore are not booked under the item 'Other operating income'.
For the financial years ending in 2003, 2002, 2001 and 2000, the following amounts were  recorded:
- 2003 : 583.645 EUR
- 2002 : 548.363 EUR
- 2001 : 278.421 EUR
- 2000 : 318.493 EUR
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in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Results on the portfolio

Gain or loss on disposal of elements  0 401 431 198 248 -79 067
of the portfolio 

Property assets 0 401 431 198 248 -79 067
Buildings and real rights  0 401 431 198 248 -79 067
on buildings 

Gains 0 555 969 202 477 13 384
Losses 0 -154 538 -4 229 -92 451

Change in market value of elements   1 771 074 2 246 690 1 217 976 8 412 456
of the portfolio 

Property assests 1 771 074 2 246 690 1 217 976 8 412 456
Buildings and real rights  1 771 074 2 246 690 1 217 976 8 412 456
on builings

Gains 2 200 297 2 117 598 1 122 193 1 301 309
Added value advance a 0 0 0 9 425 698
consequence of takeovers 
and mergers
Losses -429 224 129 092 95 783 -28 027
Incorporation in capital 0 0 0 -2 286 524

Result on the portfolio 1 771 074 2 648 121 1 416 224 8 333 389

Résultats exceptionnels

Extraordinary income 18 929 13 502 0 1 531
Other extraordinary income 18 929 13 502 0 1 531

Extraordinary charges 23 663 112 921 0 7 880
Losses on disposal of fixed assets 0 2 229 0 0

Other extraordinary charges 23 663 110 692 0 7 880

Extraordinary result -4 734 -99 419 0 -6 349

Result for appropriation

Result of the year 6 719 472 7 457 606 6 126 478 13 020 247

Appropriation of the changes in market 1 835 351 2 252 752 1 217 976 8 412 456
value of elements in the portfolio

Transfer to reserves not avai. for distribution 1 835 351 2 252 752 1 217 976 10 727 007
Deduction from reserves not available for 0 0 0 -2 314 551
distribution 

Result of the year available for appropriation 4 884 121 5 204 854 4 908 502 4 607 791
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in EUR 31/03/2003 31/03/2002 31/03/2001 31/03/2000

Appropriation account

Result to be appropriated 5 287 193 5 311 827 4 947 234 4 673 511
Result of the year available 
for appropriation 4 884 121 5 204 854 4 908 502 4 607 790
Result brought forward 403 072 106 973 38 732 65 721

Result to be carried forward -195 786 -403 072 -106 973 -38 732
Gain to be carried forward -195 786 -403 072 -106 973 -38 732
Loss to be carried forward 0 0 0 0

Distribution of result -5 091 407 -4 908 755 -4 840 261 -4 634 778
Dividends 5 091 407 4 908 755 4 840 261 4 634 778
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Financial data at 31 March 2003

I. STATEMENT OF FORMATION EXPENSES
Net book value at the end of the preceding period 379 534
Movements during the period
- Depreciation (236 445)
Net book value at the end of the period 143 088
Detailling:
-  Expenses of formation or capital increase, loan issue expenses and other  143 088

formation expenses
- Reorganization costs

1. Land and 2. Plant, 3. Furniture 4. Leasing and 6. Assets
buildings machinery & vehicles other similar under

& rights construction
equipment

III. STATEMENT OF TANGIBLE 
FIXED ASSETS

a) ACQUISITION COST
At the end of the preceding 69 881 732 42 515 883 0 1 128 807
period
Movements during the period
- Acquisitions, including  17 676 687 12 472 7 228 49 669 2 180 267

produced fixed assets
At the end of the period 87 558 420 54 987 8 110 49 669 3 309 074

b) REVALUATION SURPLUSES
At the end of the preceding   26 113 352
period
Movements during the period
- Recorded 2 200 297
- Reversals (364 946)
At the end of the period 27 948 703

c) DEPRECIATION AND AMOUNTS  
WRITTEN DOWN
At the end of the preceding  6 481 986 40 216 88 0 
period
Movements during the period
- Recorded 64 277 3 047 811 9 215
At the end of the period 6 546 263 43 263 899 9 215

d) NET BOOK VALUE AT THE END  
OF THE PERIOD OF THE PERIOD 108 960 860 11 724 7 211 40 455 3 309 074
Whereof:
- Land and buildings
- Plant, machinery and 

equipment 
- Furniture and vehicles 40 455
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IV. STATEMENT OF FINANCIAL FIXED ASSETS
1. 3.

Affiliated Other
entreprises entreprises

1. Participating interests and shares
a) ACQUISITION COST

At the end of the preceding period 1 990 139
Movements during the period
- Acquisitions
- Sales and disposals
- Transfers from one heading to another
At the end of the period 1 990 139

NET BOOK VALUE AT THE END 1 990 139
OF THE PERIOD

2. Amounts receivable
NET BOOK VALUE AT THE END OF 3 832 279 114
THE PRECEDING PERIOD
Movements during the period
- Additions
- Reimbursements (560 000)
- Value adjustment entries
- Reversed value adjustments
- Exchange differences
- Other

NET BOOK VALUE AT THE END OF 3 272 279 114
THE PERIOD

VI. INVESTEMENTS: OTHER INVESTEMENTS AND DEPOSITS
Period Preceding

Period
Term deposits with credits institutions 0 4 000 000
falling due

- less or equal to one month 0 4 000 000
- between one month and one year 0 0
- over one year 0 0
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VII. DEFERRED CHARGES AND ACCRUED INCOME
Period

Analysis of heading 490/1 of assets if the amount is significant
Costs to be carried over 148 824
Other 173 158

VIII. STATEMENT OF THE CAPITAL
Amounts Number

of shares
A. CAPITAL 
1. Issued capital

- At the end of the preceding period 30 097 573
- Changes during the period -
- At the end of the period 30 097 573

2. Structure of the capital
2.1 Different categories of shares

Shares without record over nominal value 30 097 573 2 283 142
2.2 Registered shares and bearer shares

Registered 2 283 142

E. AMOUNT OF AUTHORIZED CAPITAL, NOT ISSUED 20 636 889

X. STATEMENT OF AMOUNTS PAYABLE Amounts payable current portion
A. ANALYSIS BY CURRENT PORTIONS 1. Not more 2. Between 3. Over

OF AMOUNTS INITIALY than 1 year 1 one 5 5 years

PAYABLE AFTER MORE years

THAN ONE YEAR

Financial debts
3. Leasing and similar 

obligations 19 868 21 293
4. Credit institutions 23 634 144 18 724 167

TOTAL 19 868 23 655 436 18 724 167
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C. AMOUNTS PAYABLE FOR TAXES,
REMUNERATION AND SOCIAL SECURITY

Period
1. Taxes

Expired taxes payable
Non expired taxes payable 1 100 063
Estimated taxes payable 6 000

2. Remuneration and social security
Amounts due to National Office of Social Security
Other amounts payable relating te 
remuneration ans social security 16 359

XI. ACCRUED CHARGES AND DEFERRED INCOME
Period

Analysis of the heading 492/3 of liabilities if the amount 
is material

Payable interests 308 959
Receipts from prepayments on rent 230 886
Other 106 972

XIII. OPERTAING RESULTS
Period Period Period

31/03/03 31/03/02 31/03/01
C1. EMPLOYEES RECORDED IN THE

PERSONNEL REGISTER
Total number at the closing date 5 1 2
Average number of employees in 2,8 1,8 1,9
full-time equivalents
Number of actual working hours 4 810 3 012 3 308

C2. PERSONNEL CHARGES
Remuneration and direct social benefits 165 807 67 841 72 886
Employers' contribution for social security 52 794 15 983 21 604
Other personnel charges 28 038 3 710 15 246

D. AMOUNTS WRITTEN OFF
2. Trade debtors

- Recorded 55 885 6 630 0
- Reversal (49 247) 0 (4 846)

E. PROVISIONS FOR LIABILITIES AND CHARGES
Increases 129 461 115 837 36 176
Decreases (115 837) (36 176) (59 804)

F. OTHER OPERATING CHARGES
Taxes related to operations 47 400 48 498 37 483
Other charges 42 959 6 912 23 920
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XV. INCOME TAXES Period
A. Analysis of heading 670/3

1. Income taxes of the current period 6 000
a) Taxes and withholding taxes due or paid
c) Excess of income tax prepayments and withholding taxes capitalised

(included in heading 450/3 of liabilities) 6 000
2. Income taxes on previous periods 2 989

a) Additional charges for income taxes due or paid 2 989

B. IN SO FAR AS TAXES OF THE CURRENT PERIOD ARE MATERIALLY AFFECTED BY DIFFERENCES  
BETWEEN THE PROFIT BEFORE TAXES as stated in the annual accounts and THE ESTIMATED 
TAXABLE PROFIT The company is subject to the statute of a real estate investment 
company with fixed capital since 27/03/1998. As a consequence, the company is 
subject to the specific taxation regime of that statute.

XVI. OTHER TAXES AND TAXES BORNE BY
THIRD PARTIES Period Preceding

Period
A. The total amount of taxes charged during the period 1. To the
enterprise (deductible) 197 565 15 479

2. By the enterprise 432 982 198 122

B. Amounts retained on behalf of third parties for
1. Payroll withholding taxes 58 798 25 143
2. Withholding taxes on investment income 733 733 723 225

XVII. RIGHTS AND COMMITMENTS NOT ACCRUED IN THE BALANCE SHEET Period
Substantial commitments to acquire fixed assets 2 130 000

Shop property in Lokeren +/- 750,000 EUR, in Huy +/- 380,000 EUR

XIX. FINANCIAL RELATIONSHIPS WITH Period

C. Other enterprises controlled directly or indirectly by the sub. B
mentioned persons

4. The amount of direct and indirect remuneration and pensions,  
included in the income statement, as long as this disclosure does not 
concern exclusively or mainly, the situation of a single identifiable person
- to the directors and managers 14 000

XVIII. RELATIONSHIPS WITH AFFILIATED ENTERPRISES AND 1. Affiliated 
ENTREPRISES LINKED BY PARTICIPATING INTERESTS entreprises

Period Preceding

Period

1. Financial fixed assets
Investments 1 990 139 1 990 139
Other amounts receivable 3 272 279 3 832 279

7. Financial results
from financial fixed assets 214 754 238 720
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d. Free translation of the statutory auditor’s report for the year
ended 31 march 2003 to the shareholders' meeting of the
company retail estates nv

Annual Report

In  accordance with legal and regulatory
requirements, we are pleased to report to
you on the performance of the audit man-
date which you have entrusted to us.
We have audited the financial statements as
of and for the year ended 31 March 2003
which have been prepared under the
responsibility of the board of directors and
which show a balance sheet total of EUR
124.527.784,84 and a profit for the year of
EUR 6.719.471,77. We have also carried out
the specific additional audit procedures
required by law.

Unqualified audit opinion on the financial
statements
We conducted our audit in accordance with
Belgian auditing standards, as issued by the
"Institut des Reviseurs d'Entreprises/Instituut
der Bedrijfsrevisoren".  Those standards
require that we plan and perform the audit
to obtain reasonable assurance about
whether the financial statements are free of
material misstatement, taking into account
the legal and regulatory requirements appli-
cable to financial statements in Belgium.
In accordance with those standards, we
considered the company’s administrative
and accounting organisation, as well as its
internal control procedures.  Company offi-
cials have responded clearly to our requests
for explanations and information.  We exam-
ined, on a test basis, evidence supporting
the amounts in the financial statements.  We
assessed the accounting principles used and
significant estimates made by the company,
as well as the overall presentation of the
financial statements.  We believe that our
audit provides a reasonable basis for our
opinion.
In our opinion, taking into account the appli-
cable legal and regulatory requirements in
Belgium, the financial statements present

fairly the company’s net worth and financial
position as of 31 March 2003 and the results
of its operations for the year then ended,
and the information given in the notes to the
financial statements is adequate.

Additional certifications
We supplement  our report with the following
certifications which do not have any impact
on our audit opinion on the financial state-
ments:

• The directors' report contains the informa-
tion required by law and is consistent with
the financial statements.

• Without prejudice to certain formal
aspects of minor importance, the
accounting records are maintained and
the financial statements have been pre-
pared  in accordance with the legal and
regulatory requirements applicable in
Belgium.

• There are no transactions undertaken or
decisions taken in violation of the compa-
ny’s  statutes or the Companies’ Code that
we have to report to you.  The appropria-
tion of results proposed to the general
meeting complies with the legal and statu-
tory provisions.

Antwerpen, 22 May 2003
The statutory auditor
PricewaterhouseCoopers 
Reviseurs d’Entreprises / Bedrijfsrevisoren 
represented by
Luc Discry
Bedrijfsrevisor
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La Commission Bancaire et Financière a
autorisé, à la date du 13/05/03, l'utilisation
du présent rapport annuel à titre de docu-
ment de référence pour tout appel à l'é-
pargne publique par la société, jusqu'à la
publication de son prochain rapport annuel,
au moyen de la procédure d'information dis-
sociée. Dans le cadre de cette procédure,
le présent rapport annuel doit être accom-
pagné d'une note d'émission pour constituer
un prospectus au sens de l'article 129 de la
Loi du 04 décembre 1990. Ce prospectus
doit être présenté pour approbation à la
Commission Bancaire et Financière en vertu
de l'article 129 de la Loi susmentionnée.
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VII. Miscellaneous

Availability of the annual report

This annual report includes future-oriented
declarations, which include but do not limited
themselves to the use of such words as
"believe", "anticipate", "expect", "intend",
"plan", "strive", "estimate", "can", "will" and
"continue", as well as comparable expres-
sions.

Such future-oriented declarations are associ-
ated with known and unknown risks, insecuri-
ties and other factors, which can lead to a

situation where the real results, financial con-
dition, performance or realisations of Retail
Estates nv and/or Retail Estates Luxemburg sa,
or the results of the sector, differ substantially
from the expected results, performances or
realisations that have been expressed or are a
part of the above-mentioned future-oriented
declarations. In view of these insecurities, is
recommended that investors do not make
decisions on the basis of such future-oriented
declarations.

Future-oriented declarations

This annual report is available in the Dutch
language and in French. Retail Estates nv
has checked the translation and the con-
cordance between the official Dutch and
the French language version. The Dutch ver-
sion takes precedence, in case of a contra-
diction between the Dutch and the French
versions. 

Retail Estates nv has also made an electronic
version of this annual report of available on
its website (www.retailestates.com), which

has provided for informational purposes
only. An English language version of this
report will also be available there at the end
of May 2003. Only the printed annual report
that has been published in Belgium in accor-
dance with the applicable legislation and
regulations is legally valid, and Retail Estates
nv is not responsible for the precision of the
annual report that is made available via the
Internet. Other information that is found on
the website of Retail Estates nv is not a part
of this annual report.
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VIII. General information

Name Retail Estates nv 

Status Real estate investment company with fixed 

capital established according to Belgium law

Address Industrielaan 24-B, B-1740 Ternat, Belgium

Telephone +31 (0)2 / 583 19 59

Fax +31 (0)2 / 581 09 42

E-mail info@retailestates.com

Website www.retailestates.com

Trade Registry Brussels 550.780

VAT number BE 434 797 847

Incorporated on 12 July 1988

Status as real estate investment 

company with fixed capital granted on 27 March 1998

Statutory period of establishment Unlimited

Management Internal

Auditors PricewaterhouseCoopers - auditors

represented by Mr. Luc Discry

Financial year closing 31 March

Capital 30,097,537.42 EUR

Number of shares 2,283,142

General Meeting 1st Friday of the month June

Share listing Euronext - continuous market

Depository bank KBC Bank

Financial services KBC Bank and ING Belgium

Value of real estate portfolio 117.23 million EUR

Real estate expert Cushman & Wakefield Healey & Baker

Number of properties 151

Type of properties Peripheral shopping real estate


