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K E Y  F I G U R E S

The fi nancial year of Retail Estates runs from 1 April to 31 March. The key fi gures  
below are consolidated fi gures incorporating the subsidiaries   
Retail Estates Luxemburg sa, Sablon nv and Wickes Land Development nv.   
 
TOTAL PORTFOLIO 31/03/06 31/03/05
Shop premises 181 189
Total gross m2 of shop premises 182 210 184 821
Estimated fair value in EUR (excl Distri-Land) 169 111 543 159 552 210
Total annual rental income in EUR 13 684 674 13 398 965
Average rent prices per m2 76.10 73.58
Occupancy rate 98.69% 98.78%
Total m2 premises under construction 6 024 5 672

KEY FIGURES 31/03/06 31/03/05
Net result per share 5.46 3.49
Distributable result per share 2.30 2.24
Operating return on equity 6.1% 6.7%
Return on equity 14.6% 10.1%
Number of shares 3 568 724 3 568 594
Gross dividend per share 2.30 2.24
NAV per share 37.32 34.17
Closing price 45.67 36.50
Average price 41.97 34.85
Gross dividend yield on closing price 5.0% 6.1%
Net dividend yield on closing price 4.2% 5.2%
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L E T T E R  TO  T H E  S H A R E H O L D E R S

Dear Sir/Madam,

In the past financial year investments in retail properties have been able to count on exceptional 

interest from investors both in the real estate market itself and on European stock markets.

Capital gains on investments in retail property and listed real estate companies are reaching 

historically high levels. The unprecedented low level of interest rates and a broad expectation that 

the economic recovery will be sustained along with increased consumer confidence are linked to 

this. In this context, Retail Estates nv implemented its investment policy cautiously, in line with 

recent years, while assigning priority to investments that offer sufficient long-term added value and 

return prospects, even if this meant that a larger number of offers had to be rejected. Moreover, 

several non-strategic premises that no longer meet the above requirements were sold.

Revenues from the sales were fully reinvested in new property investments, of which several were 

developed by the company’s own project team. 

Continued interest in the rental market for retail properties on out of town locations again produced 

a historically high occupancy level of 98.69%.

These favourable market conditions are reflected in various ways in our results. The operating result 

is EUR 8.6 million. The annual revaluation of properties by our property expert Cushman & Wakefield 

recorded capital appreciation of EUR 10.1 million. The 6.7% rise in property values can partly be 

explained by the indexing of rental prices and partly by effective increases in values observed in the 

market. Major capital gains of EUR 1.1 million, attributable to the value created by the firm developing 

projects for its own account, were also booked. The sale of retail outlets provided a capital gain of 

EUR 0.7 million relative to the book value of these premises.
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We cannot ignore the fact that the stock market price of our shares has risen sharply. With growth 

of 25.37%, Retail Estates nv is one of the strongest climbers in the property investment companies 

market. The company’s dividend policy plays an important part in this - after all, dividends are a 

barometer in financial markets that cannot be ignored for the value of our shares, which are in 

competition with other financial products. In line with recent years, the Board of Directors proposes 

to pay out EUR 8.2 million as a dividend, which represents the majority of the recurrent operating 

result of EUR 8.45 million. The dividend per share in this hypothesis will rise by 2.67% from EUR 2.24 

to EUR 2.30 per share.

In the financial and administrative area, however, the past financial year will principally be seen in 

terms of the transition to the international accounting system based on IFRS standards. The main 

impact of this is that the property portfolio is valued at ‘fair value’ which matches the sale value of 

the real estate. As a result of this, an amount of 2.5% of the investment value of the real estate was 

deducted from the company’s equity.

In the new 2006/2007 financial year, continued attention will be paid to expanding the property 

portfolio, in which the long-term yield and value-creation goals take precedence.

We thank our shareholders for their confidence and our employees for their efforts, both of which 

have contributed to our company’s result.

Jan De Nys Paul Borghgraef

Managing Director Chairman

L E T T E R  T O  T H E  S H A R E H O L D E R S
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R E TA I L  E STAT E S  I N  A  N U T S H E L L

INVESTMENT STRATEGY

Retail Estates nv is a niche fixed-capital 

investment firm (sicafi) that invests directly 

in retail properties located on the periphery 

of residential areas or along access roads to 

urban centres. Retail Estates nv buys these 

properties from third parties or builds and 

markets shop premises for its own account. 

The outlets have a built-on surface area of 

between 500 m2 and 10,000 m2. 

The company operates in Belgium and 

Luxembourg and ensures that it has a proper 

geographical spread of its investments in 

these countries. An active investment policy 

is pursued. This means that shareholders have 

the opportunity to invest in various properties 

simultaneously via Retail Estates nv.

In past years, Retail Estates nv has 

concentrated on continuously strengthening 

the quality of its properties, partly 

through a good sector mix in its tenants’ 

retail activities. Retail Estates nv rents its 

properties in structural (i.e. shell) state, so 

that the furnishings, fittings and maintenance 

are arranged by the tenants. Retail Estates nv’s 

maintenance costs are essentially restricted to 

maintaining the car park and roof, and can be 

planned in advance. These activities cause no 

interruption or halt in the tenant’s activities, 

in contrast to practice in the office sector.

Its tenants are mainly well-known retail 

chains such as Aldi, Blokker group, Brantano, 

Carpetright, E5-mode, JBC, Heytens, Krëfel, 

O’Cool, Shoe discount, etc.

As at the end of March 2006, Retail Estates 

nv had 181 premises in its portfolio. The retail 

floor space amounted to 182,210 m2, while the 

occupancy level measured in rented square 

metres was 98.69%.

6,024 m2 of retail floor space is under 

development, and will only be counted in 

the calculation of the occupancy level at 

provisional delivery of the buildings.

Retail Estates nv offers an investment in a diversifi ed property 

portfolio.

Wilrijk - Boomsesteenweg 651
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The value of the property portfolio on 31 

March 2006 is estimated by the independent 

property expert at EUR 169.11 million at fair 

value (the value excluding transaction costs) 

and at EUR 174.03 million at investment value 

(the value including transaction costs). Retail 

Estates nv has invested a total of EUR 13.84 

million in ‘Distri-Land’ real estates certificates 

and currently holds 76.17% van of the ‘Distri-

Land’ real estates certificates issued. Moreover, 

Retail Estates nv has acquired 879 ‘Distri-

invest’ real estate certificates that are fully 

invested in retail warehouses, simular as 

‘Distri-Land’ certificates. The total investment 

that it holds directly via its property portfolio 

and indirectly through ‘Distri-Land’ and 

‘Distri-Invest’ real estate certificates is 

EUR 182.95 million. 

SHORT TERM OBJECTIVES 
Retail Estates nv wishes to make additional 

investments in expanding its property 

portfolio during the current financial year. In 

this context, it aims to take advantage of the 

opportunities the market currently offers in its 

view.

Private investors, surprised by the growing 

complexity of managing this type of property, 

frequently seek an opportunity to move 

from a direct investment in such property to 

securitized property. 

Retail Estates nv is convinced that, in the 

context of a heated retail properties market, 

the importance of own-account project 

development is rising for the company. These 

developments provide higher yields than the 

property market can offer today and offer 

the opportunity to expand the portfolio in 

a voluntarist way at locations where Retail 

Estates nv has already invested successfully in 

the past.

AN INVESTMENT IN RETAIL ESTATES NV

Retail Estates nv is a fixed-capital property 

investment company. A fixed-capital 

investment company is subject to a set of 

rules on spreading risks, distributing profits 

and debt management stipulated by Belgian 

Royal Decree(s). If the company respects these 

rules, it enjoys an exceptional tax regime 

which essentially means that it pays virtually 

no corporation tax on its earnings. The result 

available for distribution is therefore higher 

than for real estate companies that do not 

have this status. Retail Estates nv, as a fixed-

capital property investment company, holds 

R E TA I L  E STAT E S  I N  A  N U T S H E L L
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additional trump cards, such as a strongly 

diversified property portfolio and is established 

for an indefinite period. All of this contrasts 

with real estate certificate issuers that only 

possess restricted property portfolios and that 

sell their property portfolio after time elapses.

Investments in retail properties on city 

outskirts have become more attractive in 

recent years due to a stricter government 

licensing policy, the very limited supply of 

high-quality retail sites and growing demand, 

partly because of the internationalisation of 

the retail property market. Combined with the 

growing institutionalisation of the outlying 

retail properties investment market, this trend 

bolsters not only increased rents, but also the 

rising value of such properties. 

The Board of Directors is made up of 

representatives of institutional investors, 

independent directors and the management, 

who have each built up a specific knowledge 

in the property sector, so that investment 

decisions are taken expertly and with attention 

to shareholder value. With the Retail Estates nv 

share, each shareholder has an investment 

instrument which can be traded freely and 

can be cashed in at any time via Euronext 

Brussels. Retail Estates nv shares are wholly 

in the hands of the public and of a number 

of institutional investors. 32.95% of the stock 

is held by institutional shareholders who, in 

accordance with the transparency legislation 

and Retail Estates nv’s articles of association, 

have reported that they have stakes exceeding 

the threshold of 3% under the articles of 

association and the 5% stipulated by law.

Shareholders can always follow the 

development of their investments in the daily 

listings published in newspapers. The company 

also has a website (www.retailestates.com) 

with relevant shareholder information.

The net the asset value (NAV) is calculated by 

dividing the consolidated shareholders’ equity 

by the number of shares. The NAV, excluding 

the dividend of EUR 2.30, is EUR 35.02 on 

31 March 2006. This is an increase of 9.6% 

compared to EUR 31.93 the previous year. The 

value of the portfolio also rose by 6.67% during 

the past financial year. The average share price 

in the past financial year therefore includes 

a premium of 30% compared with the NAV. 

This is a situation that occurs in the majority 

of fixed-capital investment companies and in 

which premiums of 11% to 60% are recorded.
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I .  R E P O RT  O F  T H E  E X E C U T I V E  B OA R D

A. SIGNIFICANT EVENTS OF THE 
2005-2006 FINANCIAL YEAR AND 
POST-BALANCE SHEET EVENTS

A.1.  Significant events of 
the financial year

1. INVESTMENTS AND DISPOSALS

1.1. Investments

Retail Estates nv expanded its property 

portfolio by 10 retail premises with a total 

investment value of EUR 11.35 million. These 

outlets provide an annual rental income of 

EUR 0.92 million. 

Two stores, at Mechelen (Legio – DIY) and 

Sint-Niklaas (Fun – toys and seasonal goods), 

were developed by Retail Estates nv for its 

own account. Control was also acquired of 

Sablon nv, which owns a shopping centre at 

Quaregnon, along the strong retail axis that 

has developed beside the N51 road connecting 

Mons with Valenciennes. McDonald’s (fast 

food), MaxiToys (toy), Aubert (baby-care 

articles) and Pronti (shoes) have a presence 

in this shopping centre. A retail property 

was purchased in Spa and is let to Tom & Co 

(pet food). Finally, three outlets were bought 

from Superconfex nv, which sold its retail 

activities partly to C&A and partly to BR 

Bedding BV. The purchased outlets are located 

at Borsbeek, Gosselies and Mons. These were 

let to BR Bedding BV, which is continuing the 

Superconfex business in these premises.

1.2. Disposals

The favourable market conditions were also 

used to sell 18 non-strategic stores, which 

were sub-optimum from the viewpoint of 

managing the property portfolio. The net 

sale proceeds amounted to EUR 10.0 million. 

The outlets sold produced a rental income of 

approximately EUR 1.0 million.

The disposal mainly involved detached, smaller 

shops with a surface area of less than 1,000 m2, 

Retail Estates nv develops a signifi cant part of its portfolio for its 

own account

Sint Denijs Westrem - Kortrijksesteenweg 1036
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which were let to local businesses rather 

than retail chains. The premises concerned 

are located in Halle, Izegem, Maasmechelen, 

Waremme and Wommelgem. 

Retail Estates nv also sold its share in the 

Leisure centre on Stationsplein in Sint-Niklaas 

to an Irish property investor. The sale covers 

the 10 premises that Retail Estates nv had built 

in 2003 and which were mainly let for catering 

and leisure activities and, to a lesser extent, for 

retail activities.  

2. DEVELOPMENT FOR ITS OWN ACCOUNT

2.1. Sint-Niklaas – Plezantstraat

Control was acquired of Retail Warehousing 

Management bvba (former Autobedrijf René 

bvba) on 28 December 2005. A plot of building 

land that was created after the demolition of 

a garage beside the arterial road to Hulst is 

used to build a new retail property of 1,248m2. 

This has since been let through a long-term 

lease to Aldi. Completion is expected towards 

the end of August 2006.

2.2.  Marche-en-Famenne – Rond point de la 

Pirire / Rue de France

On 28 March 2006, Retail Estates nv purchased 

a garage located beside the 6 stores that it 

already owned at this location. After extensive 

renovation and some new construction, three 

additional stores will be completed at this 

location. These have been let to LeenBakker, 

Ixina and Casa. Completion is expected 

towards the end of December 2006.

2.3.  Grand Duchy of Luxembourg – 

Sandweiler – Route de Luxembourg

The Luxembourg subsidiary of Retail Estates 

nv is expanding its existing retail park in April 

2006. The four retail premises being built have 

been let to MaxiToys, Casa, Zeeman and Exell.

3. RENTALS

Occupancy level and rent collection

The occupancy level of the Retail Estates nv 

portfolio is 98.69%. The vacancies comprise 

634 m2 of multi-purpose space, which is part of 

a shopping centre, and 1,750 m2 of retail space. 

It goes without saying that the occupancy level 

should be considered as a snapshot reflecting 

a series of changes that occurred during the 

I .  R E P O RT  O F  T H E  E X E C U T I V E  B OA R D
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past financial year. This does not imply any 

guarantee for the future, as the legislation on 

commercial lease is mandatory and includes 

a triennial opportunity for all tenants to give 

notice.

The past financial year saw only one tenant 

bankruptcy. This was Dream & Sleep nv, which 

rented a small retail outlet in Diest (no loss 

of rental income is expected). However, a 

provision of EUR 85,000 was set aside to cover 

the risk of bad debts by 4 specific tenants at 

the close of the accounts. These are all smaller 

businesses experiencing liquidity problems 

after the start-up of their activities in retail 

premises rented from Retail Estates nv, 

frequently at secondary locations.

4. INVESTMENT IN REAL ESTATE CERTIFICATES

4.1. “Distri-Land” real estate certifi cate

No additional certificates were purchased 

during the past financial year because Retail 

Estates nv believed that the certificate’s list 

price considerably exceeded its net asset 

value. Retail Estates nv holds 47,302 certificates 

out of a total of 62,100 certificates issued by 

the Distri-Land nv property company. Retail 

Estates nv only buys on the stock market 

provided that the certificate’s list price does 

not significantly exceed its estimated net asset 

value, which is mainly calculated on the basis of 

the underlying property value and depending 

on the certificate holders’ contractual rights to 

the value of this property. 

4.2.  “Wickes Tournai, Mechelen,…” real estate 

certifi cate 

‘Wickes Tournai, Mechelen, etc.’ real estates 

certificates are traded at regular Euronext 

Brussels auctions. Retail Estates nv wants these 

real estates certificates to remain negotiable. 

As of 2 January 2004, in the context of a public 

purchase offer, Retail Estates nv has offered 

holders of real estates certificates that it does 

not already hold the opportunity to sell their 
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certificates at the same price agreed with the 

Leasinvest Group and KBC Insurances nv via an 

affiliated company up to 30 November 2009. 

This is EUR 156 for each real estate certificate 

ex-coupon no. 16 relating to the operating 

profit of the 2003 financial year. During the 

past financial year, 28 additional certificates 

were acquired through the Euronext Brussels 

public auction, so that the number of real 

estate certificates held by Retail Estates nv 

on 31 March 2006 was 46,236 certificates, i.e. 

98.37% of all the issued real estates certificates. 

This means that there are still 764 certificates 

(1.63%) in public hands. As of 1 December 2009 

and only if the leasing company Bricorama nv 

has not exercised its purchase option and the 

certificate structure has not been liquidated, 

Retail Estates nv will continue to be the 

buyer of real estate certificates from the 

public at a price depending on the underlying 

liquidation value of the property as estimated 

by its property expert on the one hand and 

depending on the rights of certificate holders 

on the other, at liquidation.

4.3. “Distri-Invest” real estate certifi cates

879 ‘Distri-Invest’ certificates were bought 

at the stock market as an investment for 

EUR 0.25 million. This real estate certificate, 

similar to the ‘Distri-Land’ certificate, is fully 

invested in retail warehouses. These are 15 

premises spread throughout Belgium.

The Retail Estates nv stake (879 certificates out 

of a total of 43,879 issued certificates) is still 

very modest compared with the certificates 

mentioned above.

5. CAPITAL APPRECIATION OF THE PROPERTY PORTFOLIO

According to assessment of the property 

portfolio by its property expert Cushman 

& Wakefield, Retail Estates nv recorded 

important capital gains of EUR 10.1 million. 

These are attributable to various factors:

1.  1.  Indexation of the rents and the rent reviews 

as a result of rental renewals 

All rents are traditionally linked to the 

consumer price index. Inflation during the 

past financial year was a little higher than 

in recent years. With rental renewals, there 

were both rent increases and rent decreases. 

Nevertheless, the rent increases exceeded the 

rent decreases on balance.

2.  The rise in the value of commercial 

properties

I .  R E P O RT  O F  T H E  E X E C U T I V E  B OA R D
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In the broad property market it can be seen 

that investors’ attention is shifting from the 

office market and residential properties to 

retail properties. Much sharper demand from 

domestic and foreign investors is translating 

into considerable increases in value resulting 

from lower yield expectations.

3.  Creation of value through the development 

of property for the company’s own account 

Retail Estates nv is increasingly focusing 

on implementing property projects that 

it develops for its tenants. By doing so, no 

speculative positions are built up. Instead, only 

property that is let after redevelopment to pre-

selected candidate tenants is purchased. The 

cost of these developments is considerably 

below the market value of the premises 

created. In the past financial year, EUR 1.1 

million in added value was booked on such 

developments in Mechelen and Sint-Niklaas 

among other locations.

6.  CHANGES TO PROPERTY VALUATION IN THE LIGHT OF 

IFRS

In the context of the changeover in financial 

accounting to IAS/IFRS standards and the 

application of IAS standard 40 on recognising 

property investments and their valuation 

at fair value in the accounts, fixed-capital 

property investment companies must adjust 

how they present property assets in their 

balance sheets. Property investments will be 

valued at their fair value from now on.

Fair value is equal to the amount for 

which a building could be traded between 

knowledgeable and willing parties in normal 

competitive conditions. This value must be 

considered from the vendor’s viewpoint, after 

deducting the transfer costs.

Due to the many transfer of ownership 

procedures used in Belgium and the resulting 

transfer costs (from 0 to 12.5%), the actual 

transfer costs to be deducted are calculated by 

the independent property experts responsible 

for valuing the property holdings of fixed-

capital property investment companies.

To do this the experts first calculated the 

investment value of the property holdings 

(corresponding to the term ‘investment value’ 

used previously). They then estimated a level 

of transfer costs that should be paid in a 



A N N U A L  R E P O R T  2 0 0 6  R E T A I L  E S T A T E S

16

future hypothetical sale of a property, for the 

entire real estate sector. They next deduct 

this percentage from the investment value to 

calculate the fair value of the holdings, which 

will be presented in the fixed-capital property 

investment companies’ balance sheets from 

now on.

The experts fixed the weighted average of 

the transfer costs at 2.5% for transactions 

concerning buildings or portfolios of buildings 

whose total value is more than EUR 2.5 million. 

They based this on a representative sample 

of 220 market transactions that occurred 

between 2003 and 2005 worth a total amount 

of EUR 6.0 billion. This percentage will be 

reviewed annually and, if necessary, adjusted 

using tranches of 0.5%. The experts will report 

the deduction percentage in their regular 

reports to the shareholders.

Account is taken of transfer costs of 10 to 

12.5% depending on the Region in which the 

buildings are located for transactions on 

buildings located in Belgium, whose total 

value is less than EUR 2.5 million.

In practice, Retail Estates nv considers its 

property portfolio as a unit, which in a 

hypothetical disposal would be sold off as a 

unit or at most divided into a limited number 

of parts, and whose value would be above 

the stated threshold of EUR 2.5 million. In 

the retail properties market, higher prices 

were offered by institutional investors, who 

prefer to purchase a diversified retail portfolio 

with various tenants at different locations, 

rather than the labour-intensive purchase of 

individual retail properties.  

However, a limited number of non-strategic 

stores are not saleable within such a larger 

whole, whose value they would affect 

negatively incidentally. This involves stores 

that were transferred to the ‘Assets held for 

sale’ item at an overall value of EUR 6.9 million 

on the balance sheet. Since the individual 

value of these premises is below the threshold 

of EUR 2.5 million, this amount had the 

complete transfer costs deducted.

This deduction of 2.5% results in EUR 5.3 

million for Retail Estates nv, or EUR 1.47 per 

ordinary share. This reduction is deducted from 

the ‘Shareholders’ equity’ and assigned to the 

item ‘Impact on the fair value of the estimated 

I .  R E P O RT  O F  T H E  E X E C U T I V E  B OA R D
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transfer costs and rights from a hypothetical 

disposal of property investments’. The Boards 

of Directors of the fixed-capital property 

investment companies, under supervision of 

their auditors, will determine the accounting 

details for the new acquisitions of property 

investments.

In line with the view adopted by the large 

majority of fixed-capital property investment 

companies, this write-down was assigned 

directly to the shareholders’ equity and not to 

the income statement.

7.  DECISIONS OF EXTRAORDINARY GENERAL MEETING OF 

10 AUGUST 2005

The extraordinary general meeting of 10 

August 2005 made the following decisions:

1.  A renewal of the Board of Directors’ power to 

increase the company’ issued share capital 

was approved.

2.  The Board of Directors was permitted to 

increase the issued capital by a maximum of 

EUR 80,293,315.

3.  Approval of a merger through the acquisition 

of Retail Warehousing nv by Retail Estates 

nv. The entire net assets of the acquired 

company (both assets and liabilities) are 

transferred to the acquiring company. 

Retail Warehousing nv’s property was thus 

transferred to Retail Estates nv’s portfolio, i.e. 

the buildings in Wilrijk (Boomsesteenweg 

649-651), Vilvoorde (Schaarbeeklei 115) and 

Sint-Niklaas (Leopold II-laan).

4.  As result of this merger, the capital of the 

acquiring company was increased by EUR 

515.07 to bring it to EUR 80,293,830.07 with 

the creation of 130 shares so that the total 

now amounts to 3,568,724 shares. These 

new shares were allocated to Retail Estates 

Luxembourg sa and sold on the stock 

market.

8. RISK FACTORS 

The management tries to limit the risk factors 

to a minimum, but this does not eliminate the 

fact that a number of risks must actually be 

taken into account:

1. Market value of the property

The value of the portfolio is assessed quarterly 
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by an independent expert. It goes without 

saying that a fall in value leads to a fall in 

the company’s equity. The value of retail 

properties on the outskirts of towns is mainly 

determined by the commercial value of the 

property locations. As a result of the shortage 

of well-located sites, the evolution of supply 

and demand are exerting upward pressure, 

both in the market for private investors and 

among institutional investors. Values are 

generally inflation-proof due to rent indexing, 

but are also interest-sensitive because of the 

high level of debt with which many investors 

work.

2. Developments in de rental market

Various risks obviously arise in this area, 

not only in the field of vacant properties, 

but also as regards rentability, the quality 

of tenants, building ageing and the trend in 

supply and demand in the rental market. Of 

course, rental payment risks also exist despite 

precautions taken by management, which 

tries to do everything possible to review the 

creditworthiness and reliability of tenants 

in advance. Tenants’ creditworthiness can 

also undergo significant changes, however, 

during the course of the lease, without the 

lessor being able to terminate the relationship 

unilaterally. After all, legislation on commercial 

lease agreements provides extensive long-

term protection for tenants.

3. Structural state of the buildings

The management does everything possible to 

anticipate these risks and, to this end, adopts 

a consistent policy on the major repairs that 

are the lessor’s responsibility. In practice, these 

are mainly limited to renovating car parks and 

roofs.

4. Financial risks

These are the risks for the company ensuing 

from the development of interest rates. The 

company pursues a prudent policy, as a result 

of which this interest rate risk is restricted to 

minimum. 

Funding is arranged in the long term in the 

form of ‘bullet loans’: i.e. loans whose capital 

must be repaid in full after 5 to 8 years. In view 

of the company’s low debt ratio, refinancing 

these loans on the due date should not 

basically present any problem.

5. Permits

The value of retail properties on the outskirts 

I .  R E P O RT  O F  T H E  E X E C U T I V E  B OA R D
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of towns is largely determined by the presence 

of all of the urban planning permits and 

licences under legislation on retail permits 

for the desired purpose of the premises. The 

management pays the necessary attention 

to this issue when acquiring and developing 

stores. If a new retail activity has to be 

authorised for the premises due to external 

circumstances, modifications to previously 

granted licences and permits must be applied 

for. Obtaining such modifications is often 

a time-consuming and opaque process. 

The management tries to limit the risks 

in such situations by maintaining realistic 

expectations of lease renewals.

9. USE OF FINANCIAL INSTRUMENTS

On the advice of the Board of Directors, the 

management pursues an active policy of 

monitoring and limiting the interest rate risk. 

Retail Estates nv uses ‘Interest Rate Swaps’ 

to hedge the interest rate risk on long-term 

loans contracted with a variable interest 

rate. The maturity of these instruments is co-

ordinated with the maturity of the underlying 

loans. The variable interest rate is swapped for 

a fixed rate of interest. In total, such contracts 

have been arranged for the interest on a 

borrowed amount of EUR 21,975,000. The loans 

concerned mature in the period from March to 

November 2009.

A.2 Post-balance sheet events

On 18 May 2006, a fire completely destroyed 

the shop premises at Lokeren, which was let to 

Brantano nv. Retail Estates nv is insured for this 

type of risk. Both rebuilding and the temporary 

loss of rental income are sufficiently insured 

in practice. Because reconstruction can only 

be performed after new building permits are 

issued, it is difficult to identify a rebuilding 

schedule. A period of 12 to 18 months seems 

unavoidable at first sight. 

 

B. CORPORATE GOVERNANCE

1. Introduction

Since 2005, Retail Estates nv has paid particular 

attention to Corporate Governance and has 

made the code of conduct in the Corporate 

Governance Code (hereinafter called `the 

Code’) the subject of a separate chapter in the 
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company’s annual report, in compliance with 

the requirements in appendix F of the Code. 

The Corporate Governance Charter (internal 

operation and organisation of the Board of 

Directors) can be found on the website www.

retailestates.com. (corporate information- 

‘about Retail Estates’- corporate governance). 

This Charter is supplemented by the Protocol 

for the prevention of insider trading and is 

in line with the European Directive and the 

Belgian Royal Decree of 5 March 2006 on 

Market Abuse, which came into operation on 

10 May 2006.

 2. Public limited company

Retail Estates nv selected the legal form of 

a public limited company from the outset, 

because this provides the best guarantees 

for equal treatment of all shareholders. 

Moreover Retail Estates nv has developed its 

own administrative system, which monitors 

the general, real estate and administrative 

management.

3. Board of directors

3.1. COMPOSITION

The Board of Directors of Retail Estates nv 

consists of 8 directors: the chairman, 6 non-

executive directors and 1 executive director, 

the managing director.

Of the 8 directors, 3 directors qualify as 

independent, which satisfies the conditions 

of section 524 §4 of the Belgian Companies 

Code and the independence criteria stated in 

Appendix A of the Code.

The composition of the Board of Directors 

should guarantee that the decisions taken 

are in the interests of the company. In 

particular, members are elected who possess 

relevant knowledge of the retail trade, 

property investment and funding, plus the 

management of listed companies in general 

and fixed-capital investment companies 

in particular. It is therefore important for 

the members of the Board of Directors be 

complementary in terms of knowledge and 

experience. To enable the Board of Directors 

to operate efficiently, the number of Board 

members is restricted to a maximum of 10.
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The reference shareholders are represented 

by Messrs. Borghgraef and Haers on behalf of 

the KBC Bank and Mr Tinant on behalf of the 

Arco group.

A brief overview of the composition of the 

Board of Directors of Retail Estates nv:

Chairman

Paul Borghgraef (°1954): Chairman of the Board 

of Directors, member of the Remuneration 

committee

office address: Krefima - Mechelsesteenweg 

150 - 2018 Antwerp

end of mandate: 2009

remuneration 2005/2006: EUR 36,000

most important other positions: Director of 

KBC Group nv, Centea nv and Chairman of the 

Board of Krefima

Executive director (2)

Jan De Nys (°1959): Chief Executive Officer (CEO)

office address: Retail Estates nv – Industrielaan 

6 – 1740 Ternat

end of mandate: 2009

remuneration 2005/2006: no additional 

remuneration

most important other positions: Director of 

Mitiska nv and Bouw en Immobiliëngroep Maes

Non-executive directors (3)

Luc Geuten (°1943): Director

office address: Mitiska nv – Pontbeekstraat 2 

– 1702 Groot-Bijgaarden

end of mandate: 2009

remuneration 2005/2006: EUR 4,500

most important other positions: Delegated 

director from Mitiska 

Philippe Haers (°1957): Director

office address: KBC bank nv – Havenlaan 12 

– 1080 Brussels

end of mandate: 2009

remuneration 2005/2006: EUR 6,000 

most important other positions: Property 

Management Director of KBC Bank

Marc Tinant (°1954): Director

office address: Arcofin – Livingstonelaan 6 

– 1000 Brussels

end of mandate: 2009

remuneration 2005/2006: EUR 3,000

most important other positions: Director and 

member of Group Management Committee of 

Arco, member of the Board of Directors and the 

Audit committee of Dexia sa
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Jean-Louis Appelmans (°1953): Independent 

Director, member of the Remuneration 

committee

office address: Leasinvest Real Estate Comm.

VA – Mechelsesteenweg 34 – 2018 Antwerp

end of mandate: 2009

remuneration 2005/2006: EUR 4,500 

most important other positions: Delegated 

Director from Leasinvest Real Estate comm. VA, 

Dexia Immo Lux sa

Yvan Lippens (°1960): Independent Director, 

member of the Remuneration committee

office address: Frost Invest nv / O’Cool – 

Baarleveldestraat 8 - 9031 Drongen

end of mandate: 2009

remuneration 2005/2006: EUR 4,500

most important other positions: Delegated 

Director from Frost Invest nv (O’Cool) 

Victor Ragoen (°1955): Independent Director, 

member of the Remuneration committee

office address: New Vanden Borre nv – 

Huysmanslaan 107 – 1651 Lot

end of mandate: 2009

remuneration 2005/2006: EUR 7,500

most important other positions: Delegated 

Director from New Vanden Borre nv 

3.2. OPERATION OF THE BOARD OF DIRECTORS

3.2.1.: General

The Retail Estates nv Board of Directors 

determines the strategy, investments, 

disposals and acquisitions as well as the 

long-term funding. The Board of Directors 

prepares the annual and interim financial 

statements and the annual report of the 

property investment company Retail Estates 

nv for the General Meeting of Shareholders. It 

approves merger reports, decides on the use 

of the authorised capital and convenes the 

ordinary and extraordinary general meetings 

of shareholders. It supervises the details, 

accuracy, and transparency of communications 

to shareholders, financial analysts and public 

as communicated through prospectuses, 

annual and interim reports and press releases. 

It delegates day-to-day management to the 

managing director who reports to it regularly 

on the management and the annual budget 

and who presents a quarterly update.
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(2)  Remuneration for executive directors: fixed at a flat rate, no additional fee for attendance. The cost of the remuneration package 
for the managing director (as head of Retail Estates) in the 2005-2006 financial year amounted to EUR 140,000 plus EUR 19,965 as 
expenses for a company car and mobile phone.

(3)  For non-executive directors: EUR 1,500 for each Board of Directors meeting and attendance at it or attendance at one of its 
committee meetings.
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The Board of Directors meets at least four 

times a year and whenever demanded by a 

particular or exceptional matter. The Board of 

Directors met four times during 2005/2006 

The directors present were as follows:
03/06/2005 06/09/2005 09/12/2005 10/03/2006

Mr P. Borghgraef X X X X
Mr J. De Nys X X X X
Mr L. Geuten X X X -
Mr Ph. Haers X X X X
Mr J.-L. Appelmans X - X -
Mr Y. Lippens - X X X
Mr V. Ragoen X X X X
Mr M. Tinant - X X -

The Board of Directors can only validly 

deliberate if at least half of its members are 

present or represented. If this condition is 

not fulfilled, a new meeting can be convened 

that will validly deliberate on points that were 

on the agenda of the previous meeting, if at 

least two directors are present or represented. 

There are no special rules in the articles of 

association concerning decision-making by 

the Board of Directors.

In addition to its legal mandate, the board 

will also take the necessary care to determine 

strategy and to outline policy lines, while 

always taking account of the company’s 

interests. In particular, it also makes all 

fundamental decisions concerning the 

investments in and disposals of properties 

as well as their funding. Two directors, 

who have been specially appointed for this 

purpose, supervise day-to-day management in 

accordance with the regulations of the Belgian 

Royal Decree of 10 April 1995 on fixed-capital 

property investment companies. This task is 

performed by Mr Paul Borghgraef and Mr Jan 

De Nys. A clear distinction is made between 

the responsibilities of the managing director 

and those of the chairman of the Board. The 

chairman chairs the Board of Directors and 

ensures that agendas of Board of Directors 

meetings are prepared and that directors 

receive the relevant information promptly. The 

managing director performs the executive 
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management. The Board of Directors makes 

sure that sufficient powers are granted to 

him so that he can carry out his duties and 

responsibilities. 

3.2.2.  Report on the Board of Directors’ 

activities

The Board of Directors made decisions during 

the financial year, including the following:

•  approval of the annual budget and a regular 

update of it 

•  sale of 18 retail premises 

•  expansion of the portfolio by 10 outlets 

•  implementation of IFRS rules in the financial 

statements

•  acquisition of control of Sablon nv on 7 July 

2005

•  acquisition of control of Autobedrijf 

René bvba (currently Retail Warehousing 

Management bvba) on 28 December 2005.

3.3. SPECIALISED COMMITTEES

Various committees can be established within 

the Board of Directors for specific matters.

Retail Estates nv has currently set up a 

remuneration and appointments committee, 

consisting of the 3 independent directors and 

the chairman of the Board. This committee 

met once in 2005/2006 on 13 January 2006 

when the staff remuneration strategy was 

discussed and the fees paid to external service 

providers were listed during preparation of 

the 2006-2007 budget. No changes in the 

Board of Directors were proposed during the 

past financial year. With the exception of Mr 

Lippens, all members were present at this 

meeting.

In view of the importance of introducing IFRS 

rules during the past financial year, it was 

decided as a departure from the Code that 

the plenary Board of Directors would assume 

responsibility as the audit committee and no 

separate audit committee has been set up yet.

3.4. REPRESENTATIVE POWERS

The company will be represented by at least 

2 directors acting together in all legal and 

statutory transactions concerning disposal 

of property (as defined in section 2:4°of the 

Belgian Royal Decree of 10 April 1995 on fixed-

capital property investment companies). 
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3.5. REMUNERATION OF THE DIRECTORS

At the extraordinary general meeting of 5 

November 2004, it was decided to grant 

remuneration of EUR 1,500 to each director 

and for each attendance at meetings of the 

Board of Directors and of its committees. 

The Chairman of the Board is granted a fixed 

allowance of EUR 3,000 per month instead of a 

reimbursement of EUR 1,500 for participation 

in meetings of the Board of Directors. The 

managing director receives no renumeration 

for his participation in Board of Directors 

meetings.

4.  Day-to-day management – 
executive management 

The company is managed by a team of 8 

employees under the leadership of the 

managing director (CEO) Mr Jan De Nys. 

5. Auditor

PricewaterhouseCoopers Auditors, with 

a registered office at 1932 Sint-Stevens-

Woluwe, Woluwedal 18, is the auditor of 

Retail Estates nv and is represented by Mr Luc 

Discry. The mandate of auditor expires at the 

general meeting that will deliberate on the 

financial year closing on 31 March 2006. A 

fee of EUR 24,089 (inc. VAT) was paid during 

the past financial year. This reimbursement 

is not related to the auditing of the accounts 

of Retail Estates Luxembourg sa and Sablon 

nv, which are audited by other firms. 

PricewaterhouseCoopers, represented by Mr 

Luc Discry, was also appointed as auditor at 

Wickes Land Development nv at the general 

meeting of 15 May 2004. A fee of EUR 3,079 (inc. 

VAT) will be paid for this assignment. A fee of 

EUR 2,420 (inc. VAT) has been paid relating to 

the activities accomplished under the scope of 

the merger with Retail Warehousing nv. Retail 

Estates nv called on PricewaterhouseCoopers 

Tax for general tax advice during the last 

financial year. This company has a professional 

co-operation agreement with the audit firm. 

The total fees paid during the past financial 

year amount to EUR 44,131. 

6. Property expert

In accordance with the Belgian Royal Decree 

of 10 April 1995, Retail Estates nv hires experts 

for regular valuations of its assets, each time 
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it issues shares, takes a listing on the stock 

market or purchases unlisted shares, or if 

it buys or sells properties. These valuations 

are necessary to determine the inventory 

value and to prepare the annual accounts. 

The valuation assignments are entrusted 

quarterly to Cushman & Wakefield (Kunstlaan 

58, box 7, 1000 Brussels), represented by Mr 

Koen Nevens. During the past financial year, 

a fee of EUR 207,000 (inc.VAT) was payable 

for regular valuations and initial valuations 

for the purchase of property. The property 

expert’s valuations of Immobilière Distri-

Land nv and Wickes Land Development nv real 

estate are drawn up at the expense and at 

the initiative of Retail Estates nv, to actualise 

the value of the real estate certificates that 

Retail Estates nv holds. Immobilière Distri-

Land nv property will be valued on the basis of 

a joint instruction from Retail Estates nv and 

Immobilière Distri-Land nv and announced 

by the latter with effect from 1 January 2006. 

The costs will be shared 50/50 between Retail 

Estates nv and Immobilière Distri-Land nv.

The reserve expert, in the event of a conflict of 

interests on the part of Cushman & Wakefield, 

is C&T Retail nv (Desguinlei 250, 2018 Antwerp), 

represented by Mr John Collin. There were no 

events that resulted in use of this procedure 

during the past financial year.

7. Conflict of interests regulation

If a director either directly or indirectly has 

an interest of a proprietary nature that is 

contrary to a decision or action that is the 

responsibility of the Board of Directors, the 

director concerned may not take part in the 

deliberations, unless they concern decisions by 

the Board of Directors that meet market terms 

and conditions.

During the financial year 2005/2006, no 

conflict of interests occurred that qualifies 

as a direct or indirect conflict of interests 

according to the relevant provisions of the 

Belgian Companies Code, the Code, or the 

Belgian Royal Decree of 10 April 1995.

8. Depository bank

KBC Bank nv is appointed as depository bank 

of Retail Estates nv in the sense of section 12 

and according to the Belgian Royal Decree 

of 10 April 1995 on fixed-capital property 

investment companies.
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9. Comply or explain

Retail Estates nv tries to comply with the 

provisions of the Code insofar as possible. 

However, there are deviations in a number of 

areas: 

Deviation from principle 2:

2.1. In view of the company’s activities and 

particularly the fact that negotiating and 

closing specific contracts are part of day-

to-day management and the CEO’s powers, 

without the mediation of the Board of 

Directors being required in principle, the 

following transactions between the company 

and its non-executive directors could possibly 

fall under the conflict of interests regulation 

(‘significant commercial links’):

-  rental agreements concerning premises with 

retail companies to which a non-executive 

director is connected;

-  financing agreements in connection with 

tangible fixed assets.

2.3. There are significant commercial links 

with Frost Invest nv (10 stores) and New 

Vanden Borre nv (2 stores), where Mr Yvan 

Lippens and Mr Vic Ragoen are the respective 

managing directors. The premises leased 

by these companies, however, are usually 

the objects of long-term rental agreements 

that were often concluded with external 

promoters prior to their acquisition by Retail 

Estates nv. The Board of Directors particularly 

values the presence of directors that manage 

retail companies where they are highly 

active in expanding their company. Their 

experience of changing market conditions 

and the development potential of various 

locations offers considerable added value for 

Retail Estates nv when making investment 

decisions. The commercial lease legislation, 

which is mainly coercive law, provides an 

adequate frame of reference for solving day-

to-day problems that arise in relation to these 

companies as tenants. Incidentally, Retail 

Estates nv lets a considerable number of 

premises to competitions with Frost Invest nv 

and New Vanden Borre nv.

2.8. The Board of Directors has not appointed a 

company secretary yet. 

Deviation from principle 4:

4.6. The proposed length of the director’s 

mandate which may not exceed 4 years is 

viewed as too short given the complexity of 
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the type of property in which Retail Estates nv 

specialises. As a result, mandates all run for 6 

years.

Deviation from principle 5:

5.2. In view of the importance of introducing 

IFRS rules during the past financial year, it was 

decided in deviation from the Code that the 

plenary Board of Directors would assume the 

responsibility of the audit committee and no 

separate audit committee was set up. 

C.  NOTES TO THE CONSOLIDATED FINANCIAL 
STATEMENTS OF THE 2005-2006 
FINANCIAL YEAR

Assets

The non-current assets rose from EUR 166.8 

million to EUR 181.3 million. This is mainly 

explained by the increased value of the 

property portfolio (see point 5, pages 14 

to 15). The properties were appraised on 

31 March 2006 by the independent property 

experts at EUR 174.03 million (value of the 

portfolio without ‘Distri-Land’) compared to 

EUR 163.54 million a year earlier. The fair value 

(i.e. investment value less the hypothetical 

transfer duties and costs payable in the event 

of a future sale) amounts to EUR 169.11 million 

on 31 March 2006. 

The development projects contain develop-

ments for the company’s own account (see 

point 2, page 12). 

The other tangible fixed assets consist of 

EUR 0.4 million of furniture, fixtures and 

fittings. The non-current financial assets 

comprise the interest in the Distri-Invest real 

estate certificates worth EUR 0.2 million and a 

financial derivative worth EUR 0.1 million. 

The other non-current assets of EUR 0.02 

million are guarantee deposits paid in cash.

The current assets amount to EUR 24.5 million 

and consist of EUR 6.8 million of assets held 

for sale, EUR 0.6 million of trade receivables, 

EUR 0.3 million of tax receivables, EUR 16.6 

million in cash and cash equivalents, and EUR 

0.2 million in deferred charges and accrued 

income. 

Liabilities

The shareholders’ equity of the fixed-capital 
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investment company is EUR 133.2 million. The 

issued share capital is EUR 80.3 million. The 

share premiums have remained unaltered in 

relation to last year and amount to EUR 4.7 

million. The reserves are EUR 44.2 million and 

consist mainly of unrealised capital gains as a 

result of the valuation of the property portfolio 

at fair value. These non-distributable reserves 

increased by EUR 10.4 million compared to last 

year. The result amounts to EUR 9.3 million 

on 31 March 2006. The shareholders’ equity 

is reduced by the impact on the fair value of 

estimated transaction costs resulting from the 

hypothetical disposal of investment properties 

(EUR 5.3 million). 

 

The total number of shares amounts to 

3,568,724 so that, on 31 March 2006, the net 

asset value amounts to EUR 37.32 per share 

before dividend payment. In relation to the 

listed price of EUR 45.35 per share on the 

balance sheet date of 31 March 2006, the 

company’s share thus had a premium of 

21.52 %. 

The non-current liabilities amount to EUR 66.1 

million and consist mainly of non-current 

financial liabilities. The current liabilities to 

amount to EUR 6.6 million and consist of EUR 

2.4 million in bank loans maturing within the 

year and which must be paid back or extended; 

EUR 2.7 million of trade debts, invoices to 

receive and tax liabilities; EUR 0.2 million of 

other current liabilities; and EUR 1.2 million in 

deferred income and accrued charges. 

On 31 March 2006, the average interest rate 

was 5.01%. 

The debt ratio on 31 March 2006 according to 

IFRS was 34.73%.

Income statement

Rental income increased from EUR 13.99 million 

to EUR 14.5 million due to the indexation of 

the rents and from rental revisions as a result 

of lease renewals. The rental related expenses 

amount to EUR 0.1 million.

Property charges rose by EUR 0.2 million 

compared to 31 March 2005, mainly explained 

by the increased number of employees.

The operating result before the result on 

the portfolio amounts to EUR 11.9 million 
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compared to EUR 11.8 million the previous 

year.

A capital gain of EUR 0.7 million was realised 

this year from the sale of non-strategic 

properties. 

The positive change in fair value of investment 

properties is explained by the indexing of rents 

and rent reviews as a result of lease renewals, 

the increased value of the commercial 

properties and the value creation from the 

development of properties for the company’s 

own account (see point 5, pages 14 to 15). 

The financial result amounts to minus EUR 3.2 

million, compared to minus EUR 2.9 million 

in the previous year, due to a rise in interest 

expenses, mainly explained by the additional 

funding borrowed. 

The net profit for the year is EUR 19.4 million 

on 31 March 2006, compared to EUR 12.4 

million on 31 March 2005. The sharp increase 

of the net profit is mainly the result of 

the positive development of the property 

portfolio during the 2005-2006 financial year 

(+ EUR 10.8 million) compared to the 2004-

2005 financial year (+ EUR 3.1 million). 

The distributable profit payable as a dividend, 

based on the Belgian statutory financial 

statements of Retail Estates nv, amounts 

to EUR 8.2 million on 31 March 2006. The 

distributable earnings per share consequently 

amount to EUR 2.30 per share.

D. APPROPRIATION OF THE RESULT

The Board of Directors proposes to allocate the 

profit for the year, as shown in the statutory 

financial statements, as follows: 

EUR
Profi t from the fi nancial year 
to be appropriated 

8,150,927

Retained earnings from 
previous fi nancial year 

1,668,363

Payment of dividend on 31 
March 2006 

-8,208,065

Retained earnings: 1,611,225

At the General Meeting of shareholders of June 

26 2006 their will be a proposal to distribute a 

gross dividend of EUR 2.3 per share.

After deduction of withholding tax, this is 

EUR 1.995 net dividend. Taking into account 

3,568,724 shares will be part of the full 

result for the financial year. This means a 

distributable dividend of EUR 8,208,065.
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The dividends are payable with effect from 

4 July 2006 against issued coupon number 

11. The proposed dividend is in accordance 

with section 62 of Belgian Royal Decree of 10 

April 1995, which states that a fixed-capital 

investment company should pay at least 

80% of its net income as reimbursement 

for the capital. In application of this section, 

the profit for the financial year is calculated 

as follows: the profit for the financial year, 

excluding write-downs included in the income 

statement, write-backs and capital gains from 

the sale of non-current assets. These capital 

gains are only excluded to the extent that 

they are reinvested within a period of four 

years from the first day of the financial year in 

which the gains are made.

E. STRATEGY AND FINANCIAL PROPSPECTS

1. Strategy
The most important long-term objective for 

Retail Estates nv is to accumulate and manage 

a portfolio of outlying retail properties that 

will ensure sustainable growth in the long 

term due to the choice of locations and quality 

of tenants. The assumed growth covers both 

the value of the real estate and the income 

generated from renting.

It also aims, through a further increase in 

the scale of the property portfolio, to provide 

shareholders with a representative sample 

of the market in peripheral retail properties, 

and to achieve this both through the choice 

of locations and by diversifying the portfolio 

of tenants. Retail Estates nv wishes to achieve 

these goals within the framework of the 

profitability standards that it has respected to 

date. 

In the short term, the objectives stated above 

are pursued by monitoring the portfolio’s 

occupancy level, the collection of rents, plus 

maintenance and administrative expenses. 

The significant increase in scale of the 
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property portfolio (to 210 managed premises), 

has therefore been followed by an expansion 

of the management team which can now 

manage all core activities within the company. 

By selectively buying and building outlets, the 

aim is to simplify management of the portfolio 

and to drive up its value. Retail premises in the 

portfolio that do not meet these objectives are 

eligible for sale.

2. Prospects
The objectives that had been proposed after 

the increase in scale during the 2004/2005 

financial year were achieved during the past 

financial year. Without additional investment, 

the aim is to increase the current operating 

result (EUR 8.6 million on 31 March 2006) by 

a rate that exceeds inflation. The debt ratio, 

which amounted to 34.73% on 31 March 2006, 

theoretically provides a further investment 

reserve of EUR 31.45 million. Some of this will 

be used during the current financial year to 

finance the current new construction projects 

that will still contribute to results in the 

current financial year. Selective acquisitions of 

existing premises that meet Retail Estates nv’s 

investment criteria are also being considered. 

The accelerated rise in the sale price of well-

situated and rented shop premises, however, 

makes it impossible to forecast the rate with 

which such investments can be achieved. 

Specific external growth by merger with 

absorption of existing property companies 

is also being studied in the work on the 

additional development opportunities that 

such mergers offer.

F. MISCELLANEOUS ITEMS

1. Research and development
The company has not developed activities nor 

incurred expenditure in the area of research 

and development.

2.  Purchase of the company’s own 
shares 

The company did not acquire any of the 

company’s own shares. The shares that its 

subsidiary Retail Estates Luxembourg sa 

acquired as a result of the merger by 

absorption in which Retail Estates nv acquired 

Retail Warehousing nv were sold by the 

company.

3. Branch offices 
The company has no branch offices.

I .  R E P O RT  O F  T H E  E X E C U T I V E  B OA R D
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3. Statement of changes in equity

4. Consolidated cash-flow statement

B. NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

1. General company information

2. Important principles for financial reporting
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5. Other notes

I V  F I N A N C I A L  I N F O R M AT I O N
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A .CO N S O L I DAT E D  A N N UA L  A CCO U N T S 

1. CONSOLIDATED INCOME STATEMENT

INCOME STATEMENT Notes 31.03.06 31.03.05
in 000 €

Rental income 1 14 480 13 999
Rental related expenses 2 -133 -98

NET RENTAL INCOME 14 347 13 901

Recovery of property expenses 3
Recovery of charges and taxes normally payable by tenants 
on let properties

4 1 043 1 003

Charges and taxes normally payable by tenants on let 
properties

5 -1 126 -1 083

Other rental related income and expenses 6 26 67

PROPERTY RESULT 14 291 13 887

Technical costs 7 -483 -417
Commercial costs 8 -84 -57
Charges and taxes on unlet properties 9 -57 -50
Property management costs 10 -577 -435
Other property charges 11 -6 -17

PROPERTY CHARGES -1 207 -978

OPERATING PROPERTY RESULT 13 084 12 910

Operating corporate costs 12 -1 176 -1 087
Other current operating income and expenses 13

OPERATING RESULT BEFORE RESULT ON THE PORTFOLIO 11 908 11 823

Result on disposals of investment property 14 718 154
Result on sales of other non fi nancial assets 15
Changes in fair-value of investment property 16 10 118 2 904

OPERATING RESULT 22 744 14 881
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INCOME STATEMENT Notes 31.03.06 31.03.05
in 000 €

Financial income 17 340 211
Interest charges 18 -3 424 -3 119
Other fi nancial charges 19 -118 -57

FINANCIAL RESULT -3 202 -2 964

RESULT BEFORE TAXES 19 542 11 916

TAXES 20 -72 542

NET RESULT 19 470 12 459

Attributable to:
     Equity holders of the parent 19 470 12 459

RESULT PER SHARE Notes 31.03.06 31.03.05

Number of ordinary shares 21 3 568 724 3 568 594

Net current result per ordinay share (in €) 23 5.46 3.49
Diluted net current result per share (in €) 23 5.46 3.49
Distributable result per share (in €) 23 2.30 2.24
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2. CONSOLIDATED BALANCE SHEET 

ASSETS Note 31.03.06 31.03.05
in 000 €

Non-current assets 181 355 166 879
Goodwill 201 201
Intangible assets 24 3
Investment properties 25 176 074 162 749
Development projects 25 4 257 3 542
Other tangible fi xed assets 24 448 387
Non current fi nancial assets 26 352
Trade receivable and other non-current assets 27 20

Current assets 24 589 23 162
Assets held for sale 25 6 867 8 738
Trade receivables 29 615 455
Tax receivables and other current assets 30 266 363
Cash and cash equivalents 31 16 658 13 355
Deferred charges and accrued income 32 183 251

TOTAL ASSETS 205 944 190 041

SHAREHOLDERS’ EQUITY AND LIABILITIES Note 31.03.06 31.03.05
in 000 €
Shareholders’ Equity 133 169 121 928

Capital 33 80 294 80 293
Share premium 34 4 660 4 660
Reserves 35 44 209 33 767
Result 36 9 263 8 350
Impact on fair value of estimated transaction rights and 
costs resulting from the hypothetical disposal of investment 
properties

37 -5 258 -5 143

Changes in fair value of fi nancial assets and liabilities 38 1
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SHAREHOLDERS’ EQUITY AND LIABILITIES Note 31.03.06 31.03.05
Liabilities 72 774 68 113

Non-current liabilities 66 134 63 036
Provisions 39
Non-current fi nancial dets 44 65 985 62 981

Credit institutions 65 546 62 972
Financial lease 439 9

Other non-current liabilities 40 149 55

Current liabilities 6 640 5 077
Current fi nancial debts 44 2 413 282

Credit institutions 2 277 271
Financial lease 136 11

Trade debts and other current debts 41 2 762 3 277
Other current liabilities 42 209 212
Accrued charges and deferred income 43 1 257 1 306

TOTAL SHAREHOLDER’ EQUITY AND LIABILITIES 205 944 190 041

DEBT RATIO 31.03.06 31.03.05

Debt ratio(1) 34.73% 35.15%

NET ASSET VALUE PER SHARE 31.03.06 31.03.05
(in €)
Net asset value per share (investment value) 37.32 34.17
Net asset value per share (fair value) 38.79 35.61

(1)  The debt ratio is calculated as the liabilities (excluding provisions and accrued charges and deferred income) less the change in the fair value of 
the coverage instruments, divided by the total assets     
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3.STATEMENT OF CHANGES IN EQUITY

STATEMENT OF CHANGES IN EQUITY Share 
capital

Ordinary 
shares

Share 
premium

Revaluation 
gains

in 000 €

Amount according to Belgian GAAP at 31 March 2004 47 043 37 910 545

IFRS MODIFICATIONS
- Capital costs deducted from equity
-  Impact on fair value of estimated transaction rights and costs resulting from 

the hypothetical disposal of investment properties
 -  Reversal of proposed dividend into result

- Other changes -545
Amount according to IFRS at 31 March 2004 47 043 37 910

- Profi t of fi nancial year 2004-2005
-  Transfer on the result on the portfolio to the reserves not available for 

distribution
- Incorporation of share premium 33 250 -33 250
- Annulment of shares -1
-  Impact on fair value of estimated transaction rights and costs resulting from 

the hypothetical disposal of investment properties
- Dividends of fi nancial year 2003-2004
- Capital costs deducted from equity

Amount according to IFRS at 31 March 2005 80 293 4 660

- Profi t of fi nancial year 2005-2006
 -  Transfer on the result on the portfolio to the reserves not available for 

distribution
-  Impact on fair value of estimated transaction rights and costs resulting from 

the hypothetical disposal of investment properties
- Dividends of fi nancial year 2004-2005
- Changes in fair value of fi nancial assets and liabilities

* on fi nancial assets for disposal
* on derivative fi nancial instruments

- Reversal provision maintenance
- Changes in capital 1
- Others

Amount according to IFRS at 31 March 2006 80 294 4 660
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 Reserves Result Impact on fair 
value of estimated 

transaction 
rights and costs 

resulting from 
the hypothetical 

disposal of 
investment 

properties

Changes in 
fair value 

of fi nancial 
assets and 

liabilities

Minority
interests

Total 
shareholders’ 

equity

legal not 
available for 
distribution

available for 
distribution

48 29 954 269 803 116 573

-1 440 -1 440
-4 995 -4 995

3 462 3 462
545 -505 -505

48 30 499 269 2 319 -4 995 113 095

12 459 12 459
2 951 -2 951

-1
-148 -148

-3 462 -3 462
-15 -15

48 33 449 269 8 350 -5 143 121 928

19 469 19 469
10 452 -10 452

-115 -115

-7 994 -7 994

1 1
-110 -110

1
-6 -4 -10
42 43 898 269 9 263 -5 258 1 133 169
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4. CONSOLIDATED CASH-FLOW STATEMENT 

31.03.06 31.03.05
in 000 €
CASH AND CASH EQUIVALENTS AT THE BEGINNING OF THE FINANCIAL 
YEAR

13 354 5 889

1. Cash-fl ow from operating activities 8 123 8 618
Net result of the fi nancial year 19 470 12 459
Non-cash elements to be added to/deducted from result -10 783 -3 002
* Depreciation and Writedowns

-  Depreciation / Writedowns (or writeback) on intangible and 
tangible assets (+/-) 

52 56

- Provisions
* Other non-cash elements

- Changes in fair value of investment properties -10 118 -2 904
- Profi t on sale of investment properties -718 -154

* Others

Change in working capital requirements -564 -838
 * Movements of assets:

- Trade receivables -160 -205
- Tax receivables and other current assets 97 339
- Deferred charges and accrued income 67 -63

 * Movements of liabilities:
- Trade debts and other currents debts -516 -986
- Other current liabilities -3 -355
- Accrued charges and deferrred income -49 432

2. Cash-fl ow from investment activities -1 821 -6 360
Goodwill -22
Intangible assets -3
Investment properties -11 163 -4 413
Profi t on sale of investment properties and properties held for sale 10 544
Development projects -714 -1 634
Other tangible asset -113 -291
Non-current fi nancial assets -352
Trade receivable and other non-current assets -20
Assets held for sale
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31.03.06 31.03.05
3. Cash-fl ow from fi nancing activities -2 999 5 207

* Change in fi nancial liabilities and fi nancial debts
- Increase (+) / Decrease (-) in fi nancial debts 5 135 8 829
- Increase (+) / Decrease (-) in other fi nancial liabilities

* Change in other liabilities
- Increase (+) / Decrease (-) in other liabilities 94 3
- Increase (+) / Decrease (-) in other debts

* Change in shareholder’ equity
- Increase (+) / Reduction (-) in capital 1 33 250
- Increase (+) / Reduction (-) in share premiums -33 250
- Increase (+) / Reduction (-) in consolidation differences
-  Increase (+) / Reduction (-) in changes in fair value of fi nancial 

assets and liabilities
1

- Increase (+) / Reduction (-) in changes in reserves
- Increase (+) / Reduction (-) in changes in minority interests
-  Increase (+) / Reduction (-) in impact on fair value of estimated 

transaction costs resulting from hypothetical disposal of 
investment properties

-115 -148

- Others -120 -15

* Dividends
- Dividend for the previous year (-) -7 994 -3 462

CASH AND CASH EQUIVALENTS AT END OF YEAR 16 657 13 354
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1. General company information

Retail Estates nv (“the Company”) is a ‘Vastgoedbevak’ 

(Belgian fixed-capital property investment fund) that 

is subject to Belgian law, with its registered office in 

Ternat.

The consolidated financial statements of the Company 

for the financial year ended on 31 March 2006 include 

the Company and its subsidiaries (the “Group”). The 

financial statements were completed for publication 

by the Board of Directors on 9 June 2006 and were 

presented to the annual shareholders’ meeting for 

approval on 26 June 2006.

2.  Important principles for financial 
reporting

A. STATEMENT OF CONFORMITY

The consolidated financial statements have been 

prepared in accordance with the “International 

Financial Reporting Standards” (IFRS) as accepted 

within the European Union. Since 1 April 2005, the 

Company has applied IFRS as its accounting principles. 

The opening balance sheet has been drawn up as at 1 

April 2004, also the date of the transition to IFRS. The 

comparative figures for the 2004-2005 financial year 

have been adjusted to IFRS principles.

B. BASIS OF PREPARATION

The financial information is presented in thousands 

of euros, rounded off to the nearest thousand. The 

accounting principles are applied consistently within 

the Group.

Below you will find a summary of the most important 

principles for financial reporting. The accounting 

principles have been consistently applied during the 

whole of the relevant period.

C. CONSOLIDATION PRINCIPLES

The subsidiaries are fully consolidated.

Full consolidation consists of incorporating all the 

assets and liabilities of the consolidated companies, as 

well as all the costs and the revenues within which the 

necessary eliminations have been performed.

Control is the power to govern the financial and 

operating policies of an entity so as to obtain 

benefits from its activities. Real Estate certificates 

are fully consolidated if the company holds 75% of 

the certificates issued.  For the part not held by the 

company, a debt is recognized towards the holder of 

the certificates.

B. NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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D. TRANSLATION OF FOREIGN CURRENCIES

Currency transactions are entered at the exchange rate 

valid on the transaction date.  Monetary assets and 

currency liabilities are valued at the final rate in force 

on the balance sheet date.  Exchange rate differences 

deriving from the conversion of monetary assets and 

currency liabilities are entered in the income statement 

in the period when they occur.  Non-monetary assets 

and currency liabilities are converted at the exchange 

rate valid at the transaction date.

E. FINANCIAL INSTRUMENTS

Fair value hedge

The Group uses financial derivatives (interest rate 

swaps) to hedge interest rate exposure arising from 

operational, financial and investment activities. 

Derivative financial products are recognised initially 

at their cost price. After initial recognition, the 

financial derivatives are measured at fair value in the 

financial statements. Gains or losses that result from 

changes in the fair value of the financial derivatives 

are immediately recognised in the income statement, 

unless a derivative satisfies the conditions for hedge 

accounting. The fair value of the financial interest rate 

derivatives is the amount that the company expects 

to receive or pay if the financial interest rate derivative 

would be terminated as of the balance sheet date, in 

which the prevailing interest rate and the credit risk 

of the counterparty concerned are also taken into 

account.

Cash fl ow hedge

If a financial derivative can be documented as an 

effective hedge of the possible fluctuations of cash 

flows, which are attributable to a specific risk linked 

to an asset or liability or a highly probable forecast 

transaction, the part of the profit or loss  that ensues 

from the change in value of the financial interest rate 

derivative, that has been recognised as an effective 

hedge, is posted directly  to equity under “Changes in 

the fair value of financial assets and liabilities”. The 

ineffective part of the financial derivative is recognised 

in the income statement.

F. GOODWILL

In accordance with IFRS 3, goodwill is not amortised, 

but is annually subjected to an impairment test.

G. INVESTMENT PROPERTIES

Valuation at initial recognition

Investment properties include all properties that are 

ready to let. Investment properties are initially valued 
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at acquisition cost, including additional expenses and 

non-deductible VAT. The exit tax, due from companies 

over which the Group acquires direct or indirect control 

is part of the acquisition cost, unless these companies 

do not qualify for merger with the property fund (as 

decided by the Board of Directors). The commission 

regarding to the acquisition of the building is 

considered as additional costs of the acquisition and is 

added to the acquisition cost.

Valuation after initial recognition

At the end of each quarter, an independent property 

expert exactly appraises each of the following property 

elements:

•  the properties, the properties by function, and the 

property rights on properties held by Retail Estates nv 

or a company it controls; 

•  option rights on properties held by Retail Estates nv 

or by a property company it controls, as well as the 

property to which these rights give entitlement;

•  the contract rights by which one or more property 

assets are leased to Retail Estates nv or to a company 

it controls, together with the underlying assets.

The experts perform their appraisals in accordance 

with national and international standards and their 

application procedures, including those in the field of 

the valuation of property funds. The fair value is defined 

as the most probable value that can be reasonably 

obtained between knowledgeable and willing parties 

in normal competitive conditions. Then an estimated 

amount for transfer taxes is deducted from this value. 

This is how the fair value of the asset is obtained  in 

accordance with the meaning of IAS 40. The estimated 

amount of transfer taxes is valued at a flat rate set at 

2.5% (see appendix 25 – investment properties).

Gains or losses that result from the fluctuation in the 

fair value of an investment property are recognised in 

the income statement and incorporated in the period in 

which they arise and, at the appropriation of profit, are 

assigned to the reserves not available for distribution.  

If the reserves not available for distribution are 

insufficient to offset a loss  resulting from the change 

in fair value of the investment property, the loss is 

change against income.

Expenditure for works on investment property 

The expenditure for works on investment property 

is charged to the operating property result if the 

expenditure has no positive effect on the expected 

future economic benefits, and is capitalised if it 

substantially increases the expected economic 

benefits that it brings to the entity. There are basically 

2 important types expenditure:
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a) costs of maintenance and renovation of roof 

coverings and car parks: are charged to the operating 

property result;

b) costs for major renovations : renovation is one-

off work that adds a function to the building or 

significantly improves the current comfort level, 

leading to an increase in the rent and/or rental value. 

Such costs are capitalised. These costs cover materials, 

fees, subcontracting work and the like.

Internal management and supervision costs are not 

capitalised.

Disposal of a property investment

The gains or losses realised on the sale of an investment 

property are classified as “result on disposals of 

investment property” and are allocated to the retained 

earnings for the purposes of the appropriation account.  

Commission paid to estate agents under a mandate 

to sell, transactions charges and liabilities resulting 

from transactions are a charge against the gain or loss 

realised on the sale.

H. DEVELOPMENT PROJECTS

The development projects represent the cost of 

new building and/or conversion work, including the 

acquisition value of the land. Property assets under 

construction or in the process of reconstruction or 

expansion are valued at cost as the works progress, 

including incidental costs such as finance costs, 

registration duty and nondeductible VAT.

After the provisional completion of the construction 

work needed to make the building ready to let, the 

asset is fully transferred to the `Investment property 

item.

I. OTHER TANGIBLE FIXED ASSETS

Property, plant and equipment other than land and 

Buildings, having a limited useful life, are valued at 

acquisition cost, and then depreciated over their 

expected useful life using the straight-line method.

The following annual depreciation and amortisation 

percentages apply:

Plant, machinery and equipment: 20%

Furniture: 10%

Vehicles: 20%

IT equipment: 33%

Standard software: 33%

Tailor-made software: 20-25%

Leased equipment is depreciated over the contracted 

period of the lease.
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If there are indications that an asset may have suffered 

an impairment loss, the carrying amount is compared 

with the realisable value. If the carrying amount is 

higher than the realisable value, an impairment loss is 

recognised.

When other tangible fixed assets are sold or retired, 

their carrying amount creases to be recognised in the 

balance sheet and the gain or loss is recognised in 

profit and loss.

J. TRADE ACCOUNTS RECEIVABLE AND OTHER NON CURRENT ASSETS

Non-current receivables are discounted on the basis of 

the interest rates that apply on the date of acquisition. 

A writedown  is entered if uncertainty exists concerning 

the collectability of the receivable at maturity.

K. REAL ESTATE CERTIFICATES

Valuation

1. General principle

If the holder of the certificates does not have material 

interest (more than 75%) of a real estate certificate as 

at the closing date, the certificates are entered at the 

weighted average quoted price during the preceding 

30 days, and classified as Non-current Financial Assets.

2. Ownership of material interest (more than 75%) in 

certificates issued(as at 31 March 2006 only applicable 

to the “Distri-Land” real estate certificates) The quoted 

price of these real estate certificates, as listed on 

the Euronext Brussels – Second Market, cannot be 

considered as a reliable reference given the limited 

liquidity of this real estate certificate. Retail Estates 

nv’s policy is to revalue its real estate certificates at 

every closing date in function of:

a)  the fair value of the investment property owned by 

the issuer, similar to the valuation of the company’s 

own properties. This occurs on the basis of a periodic 

valuation by a property expert engaged jointly by 

Retail Estates nv and Immobilière Distri-Land nv. 

Where one or more buildings are sold by the real 

estate certificate issuer, the sale price shall be used 

as the valuation until the distribution of the sale’s 

proceeds;

b)  the contractual rights of the holder of the real estate 

certificate in compliance with the prospectus that 

was published at the insurance of the real estate 

certificate.

Retail Estates nv invests only in certificates issued 

for the financing of peripheral retail properties. The 

investment properties owned by the issuer are the 

type of out-of town retail properties in line with Retail 

Estates nv’s investment objectives. Although Retail 
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Estates nv is not the legal owner of these properties, 

it considers itself as the economic beneficiary pro 

rata  its contractual rights in ownership. In addition an 

investment in real estate certificates is considered as  

investment property pursuant to section 1:2 (4) of the 

Royal Decree of 10 April 1995 on property investment 

funds.

Taking these considerations into account, the 

certificates are classified as investment property at 

their acquisition cost including additional expenses. 

These certificates are revalued by means of a non-

distributable reserve, or charged to the result if this 

reserve is insufficient to absorb the revaluation.  Gains 

or losses that result from the fluctuation in the fair 

value of investment property are recognised in the 

income statement and incorporated in the period in 

which they arise and at the appropriation of profits are 

assigned to the reserves not available for distribution.

If the reserves not available for distribution are 

insufficient to offset a loss resulting from the change 

in fair value of the investment property, the loss is 

charged against income.

Treatment of coupons

1. Treatment of operating result

As a holder of the real estate certificates, Retail Estates 

nv has a contractual right, a rata of the real estate 

certificates in its possession, to a share of the operating 

result realised by the issuer  resulting from rent 

income minus operating and maintenance expenses. 

The entire decrease or increase in value is recognised 

by re-estimating the value of the real estate certificate.  

As a result the coupon should not be considered as a 

compensation for a possible less value o the buildings.  

For this reason the entire coupon is treated as net 

rental income and is classified as turnover.

2.  Treatment of the liquidation balance on the sale of 

property

Whenever a particular property in the issuer’s portfolio 

is sold, its is treated as follows:

The net proceeds, after retention of any withholding 

tax liability, are recognised as a realised capital gain 

in Retail Estates nv’s accounts only for the difference 

between the fair value of the real estate certificate at 

the closing date plus the net liquidation coupon and 

the fair value at the previous closing date;

The fair value of the real estate certificate is calculated 

at each closing date by performing a valuation of the 

certificate holder’s contractual rights as these appear 

in the issue prospectus. Gains or losses that result 

from the fluctuation in the fair value of investment 
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property are recognised in the income statement and 

incorporated  in the period in which they arise and 

at the appropriation of profits, are assigned to the 

reserves not available for distribution. 

If the reserves not available for distribution are 

insufficient  to offset a loss resulting from the change 

in fair value of the investment property, the loss is 

charged against income.

L. ASSETS HELD FOR SALE

This concerns properties for which the carrying amount 

will be basically realised at the sale of the assets and 

not by the further letting. Just like the investment 

properties (see above), these assets are recognised 

at fair value, which is the investment value less the 

transfer taxes. The estimated amount of transfer taxes 

in the case of assets held for is set at 10% or 12.5% (see 

appendix 25 – property investments).

M. CURRENT ASSETS

The receivables expected within one year are recognised 

at their nominal value, less write-downs for doubtful 

or bad debts. 

Cash investments are recognised at the lower of 

acquisition cost or market value. Any supplementary 

costs are charged directly to the income statement. 

Listed securities are valued at their quoted price (on 

the balance sheet date).

N. SHAREHOLDERS’ EQUITY

The capital includes the funds obtained at formation, 

merger or increases of capital. The third-party charges 

that are directly attributable to the issue of new shares 

are deducted from the shareholders’ equity.

When share capital recognised as equity is repurchased 

by the Group, the amount of the consideration paid, 

including directly attributable costs, is recognised as 

change in equity.  Purchased shares are presented as a 

deduction from total equity.

Dividends are recognised as debt when they are 

approved by the General Shareholders’ meeting.

O. LIABILITIES

A provision is formed if :

-  Retail Estates nv has an existing – legally enforceable 

or actual – commitment as a result of an event in the 

past;

-  it is probable that an outflow of funds will be required 
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to settle the commitment; and - the amount of the 

commitment can be reliably estimated.

Trade debts are presented at their nominal value on 

balance sheet date.

Interest-bearing borrowings are initially recognised at 

cost price less the directly attributable costs.

Subsequently the interest-bearing borrowings 

are recognised at the current value of still payable 

balances,

with which each difference between the latter and 

the redemption value is recognised in the income 

statement for the term of the loan on the basis of the 

effective interest rate method.

P. PERSONNEL BENEFITS

Retail Estates nv provides a defined contribution 

pension scheme for its employees. This scheme 

is entrusted to a fund that is independent of the 

company. Contributions paid during the financial year 

are recognised as expenses.

Q. PROPERTY RESULT

The net letting result includes the rent, operating lease 

income and other income related to these, minus the 

rent related expenses which consists mainly out of the 

rent for hired assets and ground lease and the write 

down or trade receivable.

The recovery of property expenses includes the revenue 

form recharge of major repair and maintenance and 

compensation for rental damage. The charges and 

taxes normally payable by tenants on let properties 

and recovery of these expenses refer to costs that 

under law or custom fall to the expense of the tenant 

or lessee.  The owner will either charge or not charge 

these costs to the tenant according to the contractual 

arrangements made with the tenant.

Income is valued at fair value of the compensation 

received and entered to the income statement using 

the straight-line method in the periods to which it 

refers.

Compensation paid by lessees for the early termination 

of a lease contract are taken to income over a certain 

period according to the number of months’ rent the 

lessee has paid and insofar as the property in question 

has not been re-let.

R. PROPERTY CHARGES

The property charges are valued at the fair value of 

the compensation that has been paid or is due, and is 

entered to the income statement using the straight-
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line method in the period to which it refers.

The technical costs include, among other things, 

structural and occasional maintenance and losses 

from damage covered by the insurance companies. 

The commercial costs include brokers commission fees. 

The property management costs mainly include the 

costs of the personnel responsible for this activity, the 

operating costs of the company’s registered offices and 

fees paid to third parties. Management fees received 

from tenants or third parties, which partially cover the 

management costs of the properties, are deducted.

S.  OPERATING CORPORATE COSTS AND OTHER CURRENT OPERATING 

INCOME AND EXPENSES

The operating corporate costs cover all costs involved 

in the management of the property investment 

fund. These costs are incurred to provide transparent 

financial information, to be economically comparable 

with other types of investments and to offer investors 

the opportunity to indirectly participate in a diversified 

property investment in a cash equivalent manner. 

A part of the costs incurred in the context of the 

company’s growth strategy are classified here.

T. FINANCIAL RESULT

The financial result consists of the borrowing costs 

and additional funding costs, less the income from 

investments.

U. CORPORATE TAX

Income tax on the profit or loss for the year comprises 

current tax.  Income tax is recognised in the income 

statement except to the extent that it relates to 

items recognised directly to equity in which case it is 

recognised in equity. Current tax is the expected tax 

payable on the taxable income for the year, using tax 

rate enacted or substantially enacted at balance sheet 

date, and any adjustment to tax payable in respect of 

previous years.

V. EXIT TAX

An exit tax is the tax on the capital gain that arises 

upon merger of a fixed capital investment company 

(bevak) with a company that is not a Bevak.  When 

this company enters the consolidation scope of the 

Group, a provision for exit tax liabilities is recorded 

simultaneously with a reevalution gain on the property 

corresponding to the market value of the property 

and taking into account a fore wasted merger date.  
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Any subsequent adjustment to this tax liability is 

recognised in the income statement.

For foreign companies that can opt for a comparable 

regime to the exit tax, a provision is formed as soon as 

the Board of Directors has the intention of attempting 

to make use of such a tax statute.

3. Financial risk management

INTEREST RATE RISK

35% of the Group’s net assets are funded by interest-

bearing debts which make the company subject to 

an interest rate risk. This risk is converted as much as 

possible by the prudent policy that is pursued:

the majority of the financial debts are concluded at a 

fixed interest rate or at a variable interest rate that is 

hedged against interest rate rises.

FINANCING RISK

The long-term financing is concluded in the form of 

“bullet loans”, which are loans for which the principal 

must be paid back in full after a term of 5 to 8 years.

The low debt level of the company, and the distribution 

of the funding among several banks limit the liquidity 

risk of the Group. 

CREDIT RISK

Before a new tenant is accepted, a credit risk analysis is 

carried out on the basis of the available information.

Furthermore, rental arrears are carefully monitored by 

the company. In cases of non-payment, the company 

generally holds a bank guarantee.

4. Segmented information

A segment is a distinct component of the company 

active in a specific market and subject to risks and 

yields that differ from these of other the segments.

Since out of town shops make up 99% of the portfolio 

of Retail Estates, a breakdown by business segment 

is not relevant. The Board of Directors uses no other 

segment for taking its decisions.

The Group operates in 2 major geographical areas, 

Belgium and Luxembourg. The relevance of this 

geographical segmentation concerns the different 

regimes for VAT and corporate tax.
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4. INCOME STATEMENT BY SEGMENT

1. Income statement

GEOGRAPHICAL SEGMENT Belgium Luxemburg TOTAL
in 000 € 31.03.06 31.03.05 31.03.06 31.03.05 31.03.06 31.03.05

Rental income 13 798 13 398 682 601 14 480 13 999
Rental related expenses -133 -98 -133 -98

NET RENTAL RESULT 13 665 13 300 682 601 14 347 13 901

Recovery of property expenses
Recovery of charges and taxes payable by 
tenants on let property

1 036 996 8 7 1 043 1 003

Charges and taxes payable by tenants on let 
property

-1 109 -1 056 -16 -27 -1 126 -1 083

Other rental related income and expenses 26 67 26 67

PROPERTY RESULT 13 617 13 306 674 581 14 291 13 887

OPERATING RESULT BEFORE RESULT ON THE 
PORTFOLIO

11 160 11 292 747 531 11 908 11 823

Result on disposals of investment property 718 154 718 154
Result on sales of other non fi nancial assets
Changes in fair-value of investment property 9 717 2 786 401 118 10 118 2 904

OPERATING RESULT OF THE SEGMENT 21 595 14 232 1 148 648 22 744 14 881

Financial result -3 061 -2 771 -141 -193 -3 202 -2 964
Taxes 106 666 -177 -124 -72 542

NET RESULT 18 640 12 127 830 331 19 470 12 459
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2. Balance sheet

GEOGRAPHICAL SEGMENT Belgium Luxemburg TOTAL
in 000 € 31.03.06 31.03.05 31.03.06 31.03.05 31.03.06 31.03.05

ASSETS
Investment properties 167 451 154 518 8 623 8 231 176 074 162 749
Development projects 1 777 2 403 2 479 1 139 4 257 3 542
Other assets 25 030 23 439 583 311 25 613 23 750

SEGMENT ASSETS 194 258 180 360 11 685 9 681 205 944 190 041

LIABILITIES
Non-current liabilities 61 777 59 837 4 207 3 144 65 985 62 981
Current fi nancial liabilities 2 413 282 2 413 282
Other liabilities 2 899 3 788 1 478 1 062 4 376 4 850

SEGMENT LIABILITIES 67 089 63 907 5 685 4 206 72 774 68 113

3. Key figures

GEOGRAPHICAL SEGMENT Belgium Luxemburg TOTAL
in 000 € 31.03.06 31.03.05 31.03.06 31.03.05 31.03.06 31.03.05

Investment properties at fair value 167 451 154 518 8 623 8 231 176 074 162 749
Investment properties at investment value 179 341 168 175 8 838 8 437 188 179 176 612

Segment yield (%) 8.24% 8.67% 7.91% 7.31% 8.22% 8.60%

Total surface for rent (m2) 176 664 179 275 5 546 5 546 182 210 184 821
Occupancy rate (%) 98.64% 98.74% 100.00% 100.00% 98.69% 98.78%
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5. OTHER NOTES

NOTE 1

Rental income 31.03.06 31.03.05
in 000 €
Rent 13 366 13 484
Guaranteed income
Operational lease income 1 114 515
Rental discounts
Rental benefi ts (‘incentives’)
Compensation for breach of contract
Total rental income 14 480 13 999

The increase of the rental income is mainly attributable to the indexation of rents and, to a limited extent, the growth 

of the property portfolio

NOTE 2

Rental related expenses 31.03.06 31.03.05
in 000 €
Rent for hired assets and ground lease -49 -49
Write down on trade receivable -122 -80
Reversal of write down on trade receivable 38 31
Total rental related expenses -133 -98

NOTE 3

Recovery of property expenses 31.03.06 31.03.05
in 000 €
Management fees earned from tenants
Recharge of major repair and maintenance
Compensation for rental damage
Total recovery of property expenses

This item includes the income obtained from the recharge of costs for major maintenance and indemnities for loss of 

rent. These types of compensations were not received during recent financial years.
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NOTE 4

Recovery of charges and taxes normally payable by tenants on let 
properties

31.03.06 31.03.05

in 000 €
Reinvoicing of charges borne by the proprietor 177 194
Reinvoicing of prelevies and taxes on let properties 866 809
Total recovery of charges and taxes normally payable by tenants on let 
properties

1 043 1 003

NOTE 5

Charges and taxes normally payable by tenants on let properties 31.03.06 31.03.05
in 000 €
Charges borne by the proprietor -242 -255
Prelevy and taxes -884 -828
Total charges and taxes normally payable by tenants on let properties -1 126 -1 083

The normal tenancy agreements usually provide for these expenses and taxes to be borne by the tenants via charge-

on invoices from the owner. A number of the Group’s tenancy agreements state, however, that taxes remain payable 

by the owner. This classification principally includes the costs of withholding tax, insurance and main services.

NOTE 6 

Other rental related income and expenses 31.03.06 31.03.05
in 000 €
Other rental related income and expenses 26 67

Total other rental related income and expenses 26 67

TOTAL PROPERTY RESULT 14 291 13 887
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NOTE 7 

Technical costs 31.03.06 31.03.05
in 000 €
Recurrent technical costs -329 -346
Maintenance -329 -346
Insurance premiums

Non-recurrent technical costs -154 -71
Occasional maintenance -154 -71
Indemnity losses covered by insurance companies
Compensations received from insurances companies

Total technical costs -483 -417

Structural maintenance principally covers the regular renovation of car parks and roofs. Occasional maintenance, on 

the other hand, mainly includes unforeseeable costs for the structure of the let premises as a result of wear, uninsured 

accidents and vandalism.

NOTE 8 

Commercial costs 31.03.06 31.03.05
in 000 €
Brokers’ commissions -32 -22
Marketing costs related to properties -3
Lawyers’ fee and legal costs -35 -26
Others -15 -9

Total commercial costs -84 -57
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NOTE 9

Charges and taxes on unlet properties 31.03.06 31.03.05
in 000 €
Vacancy charges of the fi nancial year 1 -4
Withholding tax on vacant properties -57 -46

Total charges and taxes on unlet properties -57 -50

The costs of and taxes on non-rented buildings include buildings that are vacant for a limited time in the context of 

a changeover between tenants.
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NOTE 10

Property management costs
Management expenses are subdivided into the costs of the management of the portfolio and other expenses.  

These costs mainly include the costs of the personnel responsible for this activity, the operating costs of the company’s 
principal place of business and fees paid to third parties. Management fees received from the tenants are deducted, 
and partially cover the management costs of the properties.

31.03.06 31.03.05
in 000 €
Offi ce charges -49 -38
IT -17 -12
Others -32 -27
Housing costs -46 -45
Fees to third parties -4 -1
Recurrent

Real Estate valuers
Laywers
Others -4 -1

Non-recurrent
Mergers and acquisitions (other than business combinations)

Public relations, communication and advertising
Personnel expenses -428 -307
Salaries -278 -201
Social security -79 -52
Pensions and other benefi ts -6 -3
Others -65 -51
Management fees earned from tenants 6 13
Taxes and regulatory fees -2 -1
Depreciation charges on offi ce furniture and IT equipment & software -52 -56

Total property manamgent costs -577 -435

The personnel costs form the major part of the management costs. During the past financial year, the number of 

employees, which currently amounts to 4.3 FTEs, was expanded by 1 property manager.
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NOTE 11

Other propery charges 31.03.06 31.03.05
in 000 €
Litigation
Other property charges -6 -17

Total other property charges -6 -17

TOTAL PROPERTY CHARGES -1 207 -978
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NOTE 12

Corporate operating costs
The corporate operating costs cover the fi xed operating costs of the company that operates as a legal entity listed 
on the stock market and which benefi ts from the statute for the fi xed-capital property investment companies. These 
costs are incurred to provide transparent fi nancial information, to be economically comparable with other types of 
investments and to offer investors the opportunity to directly participate in a diversifi ed property investment in a cash 
equivalent manner. A proportion of the costs incurred in the context of the company’s strategy are also included under 
this classifi cation.

in 000 € 31.03.06 31.03.05
Offi ce charges -38 -30
IT -14 -9
Others -25 -21
Housing costs -36 -36
Fees to third parties -210 -313
Recurrent -80 -68

Lawyers -73 -57
Auditors -7 -10
Others

Non-recurrent -36 -169
Lawyers
Auditors
Consultants -36 -169

Mergers and acquisitions (other than business combinations) -95 -76
Public relations, communication and advertising -79 -40
Personnel expenses -355 -241
Salaries -237 -158
Social security -62 -41
Pensions and other benefits -5 -2
Others -51 -40
Renumeration of board of directors -66 -55
Taxes and regulatory fees -391 -371

Total operational costs -1 176 -1 087

The increase in personnel costs is attributable to the expansion of the staffi ng level to 3.7 FTEs. Various duties in 
the fi nancial accounting area that were previously entrusted to external consultants are now performed within the 
company itself.
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NOTE 13

Other operational income and costs 31.03.06 31.03.05
in 000 €

Other operational income
Other operational costs

Total operational income and costs

NOTE 14

Result on disposals of investment properties 31.03.06 31.03.05
in 000 €
Acquisition value 9 287

Net result on investment property (selling price - transaction costs) 10 005

Total result on disposals of investment property 718 154

On the sale of several retail outlets located at Sint-Niklaas (leisure centre), Wommelgem, Waremme, Maasmechelen, 
Izegem and Halle, unrealised capital gains amounting to 1,226 were reversed and 718 was booked as profi t. The capital 
gain on 31 March 2005 concerns the liquidation coupon received from Distri-Land. This profi t was treated in accordance 
with point K of the accounting principles, real estate certifi cates/treatment of coupons.
 

NOTE 15

Result on sales of other non fi nancial assets 31.03.06 31.03.05
in 000 €
Acquisition value
Accumulated capital gains and impairment losses

Book value (fair value)

Selling price

Total result on sales of other non fi nancial assets
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NOTE 16

Changes in fair value of investment property 31.03.06 31.03.05
in 000 €
Positive change in investment property 12 271 4 970
Negative change in investment property -2 153 -2 066

Total changes in fair value of investment property 10 118 2 904

The positive development is mainly attributable to the completion of 2 project developments in Mechelen and 

Sint-Niklaas that were developed for the company ‘s own account and, on the other hand, to an important increase 

of the value of the total property portfolio. The negative development, on the other hand, is attributable to a few 

free-standing premises in Liege (Herstal and Bressoux) that were let at lower rents and to the decrease in value of 

premises at Messancy. This fall in value is the result of a structural excess supply of outlets arising from the building 

of the Messancy Factory Shopping centre and the Hydrion retail park at Arlon.

NOTE 17

Financial result 31.03.06 31.03.05
in 000 €
Interests included in the cost of qualifying assets(1) 116 42
Income relating to derivative financial instruments
Income related to real estate certifi cat «Distri-Invest»
Interests received 209 125
Others 14 44

Total fi nancial result 340 211

(1) The amount used to capitalise interest expenses on the project developments is equal to the interest on the respective loans for funding them.
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NOTE 18

Interest charges 31.03.06 31.03.05
in 000 €
Nominal interest on loans -3 424 -3 119
Charges relating to derivative financial instruments

Total interest charges -3 424 -3 119

The average interest rate amounted to 5.01% on 31 March 2006 and 4.93% on 31 March 2005. The company concluded 

almost all its loans as investment loans with fixed interest rates or as long-term loans with variable interest rates 

that are hedged against fixed interest rates through a SWAP contract.

NOTE 19

Other fi nancial charges 31.03.06 31.03.05
in 000 €
Bank costs and other commissions -118 -57
Change in time value of derivative financial instruments

Total other fi nancial charges -118 -57

The increase in the bank charges is mainly attributable to higher dividend payment costs, partly as a result of a 
catching-up process in payments on dividend coupons from the previous fi nancial year.
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NOTE 20

Income taxes 31.03.06 31.03.05
in 000 €
Company

1. Income taxes 1 -93
Tax rate of 33.99% -5 -95
Prior year tax adjustment 6 1

2. Taxable result of 16.5% (exit tax) 175 410

Subsidiaries
1. Income taxes -154 -251

Current year taxes -154 -297
Prior year tax adjustment 45

2. Exit tax -93 477

Total income taxes -72 542

The release of provisions for exit tax, which was distributed over the previous 2 financial years, is the result of a 
gouvernemental directive on calculating the basis of the exit tax, from which it appeared that the provisions were 
over-estimated. The fall in corporate taxes paid by subsidiaries results from the merger by absorption of Retail 
Warehousing nv in August 2005.

NOTE 21

Number of shares and earnings per share 31.03.06 31.03.05
Movement of the number of shares Aantal aandelen Aantal aandelen
Number of shares at the beginning of the fi nancial year 3 568 594 3 568 614
Number of shares at the end of the fi nancial year 3 568 724 3 568 594
Number of dividend bearing shares 3 568 724 3 568 594
Adjustments for diluted earnings per share
Weighted average number of shares for diluted earnings per share 3 568 724 3 568 594

3 568 724 3 568 724

130 shares were issued at the extraordinary Shareholders’ meeting of 10 August 2005, which decided on the merger 
by absorption of Retail Warehousing nv.
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NOTE 22

 

Determination of mandatory dividend pay-out amount

Net operating result statutory fi nancial statement (1) 31.03.06 31.03.05
in 000 €

Net result (consolidated) 19 470 12 459
Adjustment to statutory fi nancial statement result -483 -891
Transactions of non-current nature included in net result
Depreciations (+) and withdrawals of depreciation (-) 52 56
Other elements of not-current nature 84 49

Result on the sale of investment properties (+/-) -718 -154
Changes in fair value of investment properties (+/-) -10 118 -2 904

Net operating result 8 288 8 615

(1)  Presentation following the draft of the Royal Decree project.

NOTE 23

  
3. Calculation of earnings per share Earnings per share Earnings per share
in €

Basic earnings per share (1) 5.46 3.49
Diluted earnings per share (2) 5.46 3.49
Distributable earnings per share (3) 2.30 2.24

Proposed dividend per share (4) 2.30 2.24
in €

1)  The ordinary earnings per share is the net profit/loss as published in the income statement, divided by the weighted average number of ordinary 
shares

(2)  The diluted ordinary earnings per share are the net profit/loss as published in the income statement, divided by the weighted average number of 
diluted shares

(3)  The distributable profit per share is the amount available for mandatory payment divided by the weighted average number of weighted shares
(4)  On 31 March 2005, the dividend payment was calculated in accordance with the Belgian Royal Decree of 10 April 1995 and on the basis of the 

annual accounts prepared according to Belgian accounting principles.
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NOTE 24

Non current assets - excluding investment 
property
in 000 €

Intangible assets Other tangible fi xed assets
Investment and depreciation table 31.03.06 31.03.05 31.03.06 31.03.05

Acquisition value

At the end of the preceding fi nancial year 422 422 532 264
Acquisitions 3 113 291
Transfers and disposals of assets (-) -28 -22
Transfers to/from other accounts

At the end of fi nancial year 425 422 617 532

Depreciation and impairment losses

At the end of the preceding fi nancial year 422 416 145 118
Acquisitions (1) 6 52 50
Transfers and disposals of assets (-) -28 -22

At the end of fi nancial year 422 422 169 145

Net book value 3 0 448 387

(1)  Amortisation of non-current intangible assets and depreciation of other property, plant and equipment are recognised in the income statement 
under ‘property management costs’ 
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NOTE 25

Fixed assets: investment properties
Investment properties Assets held for sale

Investment and revaluation table 31.03.06 31.03.05 31.03.06 31.03.05
in 000 €
Amount at the end of the preceding fi nancial year 162 749 154 865 8 738 9 151

Acquisitions 11 355 5 665
Transfers and disposals -8 701 -1 097 -1 185
Change in fair value 10 671 3 316 -686 -412

Amount at the end of the fi nancial year 176 074 162 749 6 867 8 738

OTHER INFORMATIONS
Investment property at investment value 180 476 166 818 7 706 9 795

Development projects TOTAL
Investment and revaluation table 31.03.06 31.03.05 31.03.06 31.03.05
in 000 €
Amount at the end of the preceding fi nancial year 3 542 1 908 166 292 165 924

Acquisitions 4 177 3 787 15 532 9 452
Transfers and disposals -3 463 -2 152 -12 164 -3 250
Change in fair value 10 671 2 904

Amount at the end of the fi nancial year 4 257 3 542 180 331 175 030

OTHER INFORMATIONS
Investment property at investment value 188 182 176 613
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Investment properties are accounted for at fair value 

using the fair value model in accordance with IAS 40. 

This fair value is the price at which a property could be 

exchanged between knowledgeable and willing parties 

in normal competitive conditions. It is determined by 

the independent experts in a two-step approach.

In the first step, the experts determine the investment 

value of each property based on the present value of 

the net future rental income. The yield used depends 

essentially on yields noted in the property investment 

market, taking into consideration the location and 

the quality of the property and of the tenant at the 

valuation date. Future rental income is estimated 

based on current lease and reasonable and supportable 

assumptions about rental income from future leases in 

the light of current conditions. This value is the price 

that an investor (an hypothetical buyer) would be ready 

to pay to acquire the property in order to earn rents 

and to achieve a certain return on his investment.

In a second step, the experts deduct from the 

investment value of the Sicafis’ property portfolio an 

estimated amount for the transfer taxes (registration 

duties) that the buyer or seller must pay in order to 

carry out a transfer of ownership. The investment value 

less the estimated transfer taxes is the fair value in the 

meaning of IAS 40.

In Belgium, the transfer of ownership of a property is 

subject to the payment of transfer taxes. The amount 

of these taxes depends on the method of transfer, the 

type of purchaser and the location of the property. The 

first 2 elements, and therefore the total amount of 

taxes to be paid, are only known once the transfer has 

been completed.

The range of taxes for the major types of property 

transfer include:

•  sale of properties: 12.5% for properties situated in the 

Region of Brussels Capital and in the Walloon Region, 

10% for properties situated in the Flemish Region;

•  sale of real estate under the rules governing estate 

traders: 5.0% to 8.0%, depending on the region;

•  long-lease agreements for real estate (up to 50 years 

for surface rights and up to 99 years for the long-

lease right): 0.2%;

•  sales of properties where the purchaser is a public 

body (e.g. an agency of the European Union, the 

Federal Government, a regional government or a 

foreign government): tax exempt;

•  contribution in kind of real estate property against 

the issue of new shares in favour of the contributing 

party: tax exempt;

•  sale of shares of a real estate company: no taxes;

•  merger, split and other forms of company 

restructuring: no taxes; etc.
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The effective rate of the transfer tax therefore varies 

from 0 to 12.5%, whereby it is not possible to predict 

which rate would apply to the transfer of a given 

Belgian property before that transfer has effectively 

taken place.

In January 2006, all independent experts who carry 

out the periodic valuation of the Sicafis’ real estate 

portfolios were asked to compute a weighted average 

transfer tax percentage to apply on the Sicafis’ real 

estate portfolios based on supporting historical data. 

For transactions concerning properties with an overall 

value exceeding 2.5 million euro, given the range of 

different methods for property transfers applying in 

Belgium (see above), the experts have calculated on the 

basis of a representative sample of 220 transactions 

taking place in the market between 2003 and 2005 and 

totalling 6.0 billion euro, that the weighted average 

transfer tax comes to 2.5%; this percentage will be 

reviewed annually and if necessary adjusted at each 

0.5% threshold. For transactions concerning properties 

with an overall value of less than 2.5 million euro, 

registration taxes of between 10% and 12.5% would 

apply, depending on the region in which the property is 

located in Belgium.

Retail Estates nv considers its property portfolio as a 

whole that can be disposed of as a whole or as a limited 

number of larger parts.

In accordance with valuation at “fair value” of its 

property expert Cushman & Wakefield, the value 

of the properties was reduced by 2.5% according to 

the experts’ expected transaction charges with the 

disposal of the properties.

A limited number of specifically identified premises 

are, according to Retail Estates, very difficult to sell 

with this property portfolio, because the nature and/or 

location of these buildings mean they would have a 

negative effect on the value of the portfolio as a whole. 

These premises are classified on the balance sheet 

as “assets held for sale”. Since the individual value of 

these premises lies below the threshold of EUR 2.5 

million, the full transfer taxes of the region concerned, 

amounting to 10% or 12%, are deducted.

.
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NOTE 26

Financial fi xed assets 31.03.06 31.03.05
in 000 €

Real Estate Certifi cat Distri-Invest 252
Derivative fi nancial instruments 100
Total fi nancial fi xed assets 352 0

The interest in the Distri-Invest real estate certificates is purely a financial investment, in contrast to the substantial 

interest of Retail Estates nv in Distri-Land (75% of the issued certificates) which is classified as Investment property.

NOTE 27

Trade receivables and other non-current assets 31.03.06 31.03.05
in 000 €

Guarantees paid in cash 20

Total receivables and other non-current assets 20 0

CURRENT ASSETS

NOTE 28
  
Assets held for sale 31.03.06 31.03.05
in 000 €

Assets held for sale 6 867 8 738

Total assets held for sale 6 867 8 738
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NOTE 29

Trade receivables 31.03.06 31.03.05
in 000 €
Trade receivables 544 260
Invoice to issue 22 34
Doubtful debtors -189 -75
Coupon real estate certifi cats

Distri-Land 238 236
Distri-Invest

Others

Total trade receivables 615 455

The trade receivables increase by 200 due to a settlement with Mitsubishi Japan concluded as a result of terminating 

a concession contract in Retail Warehousing Management bvba. The increase in the shareholders’ equity of this 

company as a result of this transaction, as part of the variable price of acquiring the shares of Retail Warehousing 

Management bvba, will be paid to Alcopa nv. The liability, net of the taxes, amounting to 130 is included in Retail 

Estates nv’s trade debts.

NOTE 30

Tax receivables and other current assets 31.03.06 31.03.05
in 000 €

VAT receivable 185 65
Corporate tax receivable 37 246
Withholding tax receivable 15 8
Receivable from insurance company
Receivable from disposals of fi xed assets
Other 29 44

Total tax receivables and other current assets 266 363
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NOTE 31

Cash and cash equivalents 31.03.06 31.03.05
in 000 €

Bank balances 11 327 2 355
Cash 5 331 11 000

Total cash and cash equivalents 16 658 13 355

The cash and cash equivalents increased because of the proceeds from the sale of the premises in Sint-Niklaas. These 

funds are earmarked for the implementation of the current projects.

NOTE 32

Deferred charges and accrued income 31.03.06 31.03.05
in 000 €

Recoverable real estate tax 180 95
Other deferred charges 3 156
Accrued rental income: turnover rents & other rental income

Total deferred charges and accrued income 183 251

TOTAL CURRENT ASSETS 24 589 23 162
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shareholders’ equity

SHARE CAPITAL

Share 
capital 
evolution 

Capital 
movement

Total remaining 
capital after 

the transaction

Number of 
created shares

Total number 
of shares

Date Transaction in 000 € in 000 € in units in units
12/07/88 Formation - 74 3 000 3 000
9/03/98 Split of shares - 74 27 283 30 283
9/03/98 Contribution in kind 11 237 11 311 453 291 483 574
9/03/98 Merger 3 255 14 566 346 638 830 212
9/03/98 Cash contribution 6 071 20 637 346 000 1 176 212
10/03/99 Capital decrease 

(incorporation of losses)
-5 131 15 505 - 1 176 212

10/03/99 Merger 1 385 16 891 283 582 1 459 794
10/03/99 Capital decrease 

(incorporation of losses)
-2 267 14 624 - 1 459 794

10/03/99 Incorporation of losses -174 14 451 - 1 459 794
10/03/99 Incorporation of share 

premium and revaluation 
value

4 793 19 244 - 1 459 794

10/03/99 Cash contribution 10 854 30 098 823 348 2 283 142
1/07/03 Cash contribution 12 039 42 137 913 256 3 196 398
31/12/03 Public offer on real estate 

certifi cates Distri-Land
4 907 47 043 372 216 3 568 614

5/11/04 Partial incorporation of share 
premium

33 250 80 294 - 3 568 614

5/11/04 Annulment of 20 shares -1 80 293 -20 3 568 594
10/08/05 Merger through absorption 1 80 294 130 3 568 724

Article 6.2 of the articles of association: Authorised 

capital 

The Board of Directors is explicitly permitted to 

increase the subscribed authorised share capital once 

or more by an amount of not more than eighty million, 

two hundred and ninety three thousand, three hundred 
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and fifteen euros (EUR 80,293,315).

This authorisation is granted to the Board of Directors 

for a period of five years with effect from the 

publication in the Appendices to the Belgian Gazette of 

the amendment to the articles of association decided 

by the extraordinary general meeting at which this 

authorisation was granted. It can be renewed once or 

several times, each time for maximum period of five 

years.

Within the limits stated above and without deviating 

from the binding provisions of the Belgian Companies 

Code, the Board of Directors can decide to increase 

the capital, either by contributions in money, or 

contributions in kind, or conversion of provisions or 

share premiums, according to the case, with or without 

issuing new shares.

If the Board of Directors, as a result of its decision to 

increase share capital, asks for the payment of a share 

premium, the amount of this premium will be paid into 

a non-distributable account, called the ‘share premium’ 

account, which will serve as a guarantee to third parties 

to the same extent as the authorised share capital, and 

which is subject to approval of incorporation in the 

capital. It can only be reduced or abolished by a decision 

of the general meeting’s deliberations subject to the 

conditions stipulated in section 612 of the Belgian 

Companies Code.

Article 6.3 of the articles of association: Acquisition 

of the company’s own shares

The company can acquire its own shares as a result of a 

decision approved by the general meeting and subject 

to the prescribed attendance and majority provisions 

in section 599 of the Belgian Companies Code. The 

acquisition always occurs in exchange for money 

and takes place in accordance with the applicable 

provisions of the Belgian Companies Code.

The general meeting will specifically state the 

maximum number of shares that the company can 

acquire as well as the minimum and maximum value 

of the payment.

Articles 6.4 - 6.5 – 6.6 of the articles of association: 

Capital increase

The capital of the company can be increased through 

a decision by the general meeting, deliberating 

in accordance with the section 558 and, where 

appropriate, section 560 of the Belgian Companies 

Code, or by a decision of the Board of Directors within 

the framework of the authorised capital. The company 

is nevertheless prohibited from subscribing directly or 

indirectly to its own capital.

The capital increase that takes place by public 

subscription during the two years following the 

registration of the company on the list referred to in 

section 31 of the Act of 20 July 2004 on specific forms of 
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group management of investment portfolios, however, 

will not occur. The subscription price and, where 

appropriate, commission and brokerage fees paid will 

be paid back to the subscribers, if the amount of the 

already issued capital increased by the total amount 

of subscriptions after the expiry of the subscription 

period is lower than the minimum investment budget 

stipulated in section 4 §1 (6) of the Belgian Royal Decree 

of 10 April 1995 on fixed-capital property investment 

companies.

The preceding paragraph will be included in the terms 

of issue of the increases of capital carried out means 

of public subscription within the two years that follow 

the registration date mentioned above.

The general meeting can decide to issue shares without 

mentioning a nominal value less than the fraction 

value of old shares. The invitation to the general 

meeting must state this explicitly.

In cases of increase of capital with creation of share 

premiums, the amount of this premium must be fully 

paid up at subscription.

In accordance with section 11 §1 of the Belgian Royal 

Decree of 10 April 1995 on fixed-capital property 

investment companies, there can be no deviation from 

the preferential right of the shareholders in a capital 

increase via an issue of shares in return for a cash 

contribution.

In cases of an issue of shares in return for a contribution 

in kind, the following conditions must be met:

-  the identity of the contributor must be stated in the 

report referred to in article 602 §3 of the Belgian 

Companies Code, as well as in the invitation to the 

general meeting convened for the share capital 

increase;

-  the issue price cannot be less than the average quoted 

price during the thirty days prior to the contribution;

-  the report referred to in the first condition above 

must also state the repercussions of the proposed 

contribution on the situation of former shareholders, 

in particular with respect to their share in the profit 

and capital.
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NOTE 34

Share premium
Share premium evolution Share premium 
Date Operation 31.03.06 31.03.05
in 000 €
09.03.98 Cash contribution 2 506 2 506
10.03.99 Cash contribution 16 193 16 193
01.07.03 Cash contribution 30 045 30 045
31.12.03 Public offer on real estate certifi cates Distri-Land 37 910 37 910
05.11.04 Partial incorporation of share premium 4 660 4 660

Total share premium 4 660 4 660

NOTE 35

Reserves
in 000 € 31.03.06 31.03.05
Legal reserves 42 48
Reserves non available for distribution 43 898 33 449
Available 269 269

Total reserves 44 209 33 767

The increase of the non-distributable reserves is a result of the revaluation of the properties.

NOTE 36

Result 31.03.06 31.03.05
in 000 €
Result carried forward of the preceding fi nancial year 8 350 2 319
Result of the fi nancial year 19 469 12 459
Transfer of portfolio result to reserves not available for distribution -10 452 -2 951
Paid out dividends -7 994 -3 462
Capital costs deducted from equity -15
Maintenance -110
Total result 9 263 8 350
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NOTE 37

Impact on fair value of estimated transaction rights and costs resulting 
from the hypothetical disposal of investment properties  

31.03.06 31.03.05

in 000 €
Amount at the end of the preceding fi nancial year -5 143 -4 995
Change during the fi nancial year -115 -148

Impact on fair value of estimated transaction rights and costs resulting 
from the hypothetical disposal of investment properties 

-5 258 -5 143

As stated in note 25, Retail Estates nv considers its 

property portfolio as a whole that can be disposed 

of as a whole or as a limited number of larger parts. 

In accordance with valuation at ‘fair value’ from its 

property expert Cushman & Wakefi eld, the value of the 

properties was reduced by 2.5% subject to the experts’ 

expected transaction charges at the disposal of the 

properties. A limited number of specifi cally identifi ed 

premises are, according to Retail Estates, very diffi cult 

to sell with this property portfolio, because the nature 

and/or location of these buildings mean they would 

have a negative effect on the value of the portfolio as 

a whole. These premises are recognised on the balance 

sheet under ‘assets held for sale’. Since the individual 

value of these premises lies below the threshold of 

EUR 2.5 million, the complete transfer costs of the region 

concerned, amounting to 10% or 12%, are deducted. On 

1 April 2004, the date of the fi rst application of the 

IAS/IFRS standards, the transfer charges that were 

deducted from the investment value amounted to 

EUR 4.9 million. This amount was recognised under 

this item in the shareholders’ equity.



A N N U A L  R E P O R T  2 0 0 6  R E T A I L  E S T A T E S

78

NOTE 39

Provisions 31.03.06 31.03.05
in 000 €
Book value at the end of the fi nancial year

Total non current provisions

NOTE 40

Other non current liabilities 31.03.06 31.03.05
in 000 €
Guarantees received in cash 8 8
Financial derivatives 99
Other non curret liabilities 42 47

Total other non current liabilities 149 55

TOTAL NON CURRENT LIABILITIES(1) 149 55

(1)  This concerns all current liabilities except the current financial liabilities that are described in appendix 44

NOTE 38

Change in fair value of fi nancial assets and liabilities 31.03.06 31.03.05
in 000 €
Positive change in fair value of interest rate swaps 1

Total change in fair value of fi nancial assets and liabilites 1

TOTAL SHAREHOLDERS’ EQUITY 133 169 121 928
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NOTE 41

Trade debts and other current debts 31.03.06 31.03.05
in 000 €
Trade debts 233 472
Invoices to be received 804 352
Tax arrears 1 637 2 397
Other current debts 88 56

Total trade debts and other current debts 2 762 3 277

NOTE 42

Other current liabilities 31.03.06 31.03.05
in 000 €
Dividends payable 206 207
Liabilities less than 1 year with related parties
Other 3 5

Total other current liabilities 209 212

NOTE 43

Accrued charges and deferred income 31.03.06 31.03.05
in 000 €
Other charges to be attributed 779 791
Deferred revenues (rental invoicing) 478 515

Total accrued charges and deferred income 1 257 1 306

TOTAL CURRENT LIABILITIES (1) 4 228 4 795

(1) This concerns all current liabilities except the current financial liabilities described in appendix 44.
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NOTE 44

Non current and current financial debts

Division according to the due date of the lines of credit 31.03.06 31.03.05
in 000 €

Non current
Bilateral loans - fl oating rate 18 772 18 338
Syndicated loans - fl oating rate
Medium term notes - fl oating rate
Investment credits - variable or fi xed rate 46 774 44 633
Overdrafts - fl oating rate
Financial lease 439 9
Subtotal 65 985 62 981

Current
Bilateral loans - fl oating rate 254 248
Treasury bills - fl oating rate
Investment credits - variable or fi xed rate 2 023 23
Overdrafts - fl oating rate - variable rate
Financial lease 136 11
Subtotal 2 413 282

TOTAL 68 398 63 263

Division according to maturity of non-current fi nancial debts 31.03.06 31.03.05
in 000 €

Between 1 and 2 years 9 718 3 719
Between 2 and 5 years 56 267 55 295
More than 5 years 3 966
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Division according to the variable or fi xed-rate nature of the loans 31.03.06 31.03.05
in 000 €

Variable rate loans 23 462 23 586
Fixed rate loans 44 936 39 677

Retail Estates nv has teh following undrawn long-term borrowing 
facilities:

31.03.06 31.03.05

in 000 €

Expiring within one year
Expiring after one year 4 250 6 250

NOTE 45

Financial instruments

Retail Estates nv will enter the interest rate swaps as cashflow cover instrument and enters it at fair value.

At the reporting date the fair value of cover instruments was: 

 
The fair value at the reporting 
date

31.03.06 Per 01.04.05 (1)

in 000 € Assets Liabilities Assets Liabilities

Intrest Rate Swap 100 99 -509

Overview Swaps: 
 
1)  Intrest Rate Swap with Fortis Bank for a notional amount of EUR 11.450, at a fixed rate interest of 3,87% against euribor 3 months, running from 

July 2004 to September 2009 
2)  Intrest Rate Swap with KBC bank for a notional amount of EUR 5.525, at a fixed rate interest of 3,365% against euribor 3 months, running from 

April 2004 to March 2009. 
3)  Intrest Rate Swap with KBC bank for a notional amount of EUR 5.000, at a fixed rate interest of 3,135% against euribor 3 months, running from 

March 2005 to November 2009.
 

(1) The first application of IAS 39 started on 1 April 2005
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NOTE 46

Affiliated parties

The company’s related parties are its subsidiaries (note 47), members of the board of directors.

DIRECTORS AND MEMBERS OF THE BOARD OF DIRECTORS

Board of Directors’ renumeration are entered in the corporate operating costs (see note 12):

31.03.06 31.03.05
in 000 €
Members of the Board of Directors 66 55

Total 66 55

The members of the Board of directors don’t receive addidional benefits on the account of the company.
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NOTE 47

List of consolidated companies       

The companies below are consolidated by the method of full consolidation      
 
Name of the company Adress Company number Capital share (in %)
Retail Estates Luxemburg sa Boulevard Royal 8 1993 2210 552 100%

2449 Luxembourg

Wickes Land Development nv Industrielaan 6 433 783 109 100%
1740 Ternat 

Sablon nv Lindenpark 2 449 897 480 100%
9831 Deurle

Retail Warehousing Management bvba Industrielaan 6 425 631 644 100%
1740 Ternat
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NOTE 48 FIRST APPLICATION OF IFRS AND RECONCILIATION

With application of the European regulation no. 

1606/2002 of 19 July 2002 taking effect during the 

2005/2006 reporting period, Retail Estates nv prepares 

its consolidated financial statements according to the 

IFRS standards, in the form that has been approved by 

IASB, IFRIC and insofar as ratified by the EU. 

The most important differences between Belgian GAAP 

and IFRS for Retail Estates are presented below. This 

also includes the effect on the shareholders’ equity on 

1 April 2004 and on 1 April 2005, and on the results for 

the 2004/2005 reporting period.

1. Options for fi rst application 

In accordance with the EU regulation and the provisions 

of International Financial Reporting Standards 

(IFRS) ‘first application of the International Financial 

Reporting Standards (IFRS 1)’, the transition date to IFRS 

was set as 1 April 2004. The Company must therefore 

prepare its opening balance sheet in accordance with 

IFRS on 1 April 2004 to prepare the comparisons for 

2004-2005 under IFRS.

According to IFRS 1, the Company applies IFRS with 

effect from 1 April 2005, i.e. the first annual reporting 

period for which the consolidated financial statements 

will be prepared under IFRS.

Retail Estates nv has decided to use the following 

exemptions that IFRS 1 provides for while preparing its 

figures.

Financial instruments

These more specifically refer to IAS 39 ‘Financial 

instruments: Recognition and Measurement’ and 

IAS 32 ‘Financial Instruments: Presentation’ that are 

not applied for the 2004/2005 reporting period. 

The financial instruments are consequently treated 

according to the applicable Belgian accounting 

principles for comparative figures. Retail Estates 

nv chose the option of exemption from retroactive 

application. 

The application of IAS 32 and 39 to the comparative 

information would lead to balance sheet recognition 

of the market value of Interest Rate Swaps through an 

adjustment of the shareholders’ equity.

Business combinations

In the context of IFRS 1, it was also opted to apply the 

exception concerning IFRS 3 ‘Business combinations’ 

as a result of which the business combinations that 

occurred before the transition date are not adjusted. 

Retail Estates nv thus chose the option of exemption 
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from retroactive application.

2. Identifi ed adjustments and their effect

Recognition of a dividend

The balance sheet is prepared under IFRS before 

appropriation of the result. Dividends that still have 

to be approved by the General meeting therefore 

continue to be part of Shareholders’ equity. According 

to Belgian accounting principles, financial statements 

are prepared after profit appropriation, so that the 

dividend to be paid is incorporated as a liability in the 

year in which it has arisen.

This has a positive impact on the shareholders’ equity 

of EUR 3.5 million on 1 April 2004 and of EUR 7.9 million 

on 31 March 2005. 

Measurement of property

The property investments are, in accordance with IAS 

40, measured at fair value. This leads to the following 

impact:

Impact on the shareholders’ equity on 1 April 2004 = 

- EUR 4.99 million

Impact on the shareholders’ equity on 31 March 2005 = 

- EUR 5.1 million

Costs of a capital increase

According to Belgian accounting principles, specific 

costs for capital increases can be incorporated in the 

result over several periods. IFRS stipulates that these 

costs should be charged to the shareholders’ equity.

Impact on the shareholders’ equity on 1 April 2004 = 

- EUR 1.4 million

Impact on the shareholders’ equity on 31 March 2005 = 

- EUR 1.1 million

Impact on the income statement on 31 March 2005 = 

+ EUR 0.3 million

Provision for major maintenance

Under IAS 37 ‘Provisions, Contingent Liabilities and 

Contingent Assets’, it is not permitted to form general 

provisions for major maintenance. In the Luxembourg 

frame of reference, however, this was done up to 

and including the 2002-2003 financial year at Retail 

Luxembourg.

Impact on the shareholders’ equity on 1 April 2004 =

+ EUR 0.08 million

Impact on the shareholders’ equity on 31 March 2005 = 

+ EUR 0.08 million
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Retail Estates Luxembourg exit tax

In the context of the possible reassignment of Retail 

Estates Luxembourg sa to the local REIT statute, it 

was opted to present the already due and payable exit 

tax in keeping with the other companies. The exit tax 

is calculated on the basis of the difference between 

the liquidation value of the property and the amount 

booked for it.

Impact on the shareholders’ equity on 1 April 2004 = 

- EUR 0.6 million

Impact on the shareholders’ equity on 31 March 2005 = 

- EUR 0.6 million

Impact on the income statement on 31 March 2005 = 

- EUR 0.02 million

Goodwill

In accordance with IFRS 3, consolidated goodwill is not 

depreciated; an impairment test is performed on each 

balance sheet date.

Impact on the shareholders’ equity on 1 April 2004 = 

EUR 0

Impact on the income statement on 31 March 2005 = 

+ EUR 0.03 million

Impact on the shareholders’ equity on 31 March 2005 = 

+ EUR 0.03 million

Financial instruments

The company does not wish to enter into speculative 

transactions with derivative financial instruments. 

Retail Estates nv uses Interest Rate Swaps to hedge 

against the results of interest rate increases on its 

contracted loans with variable interest rates. 

Under IFRS, these derivatives must be recognised in 

the balance sheet at their market price [fair value]. 

The fluctuations in the market price of the part of 

the hedge that is effective according to the criteria of 

IAS 39 are booked directly to the shareholders’ equity. 

Fluctuations in the part of the hedge that is not 

considered effective are charged directly to the income 

statement.

Since the IAS 32 and 39 standards are applied with 

effect from 1 April 2005, they have no impact on the 

financial statements for the 2004-2005 financial year. 

Total impact

The overall impact of all the IFRS entries can be 

summarised as follows: 

Impact on the shareholders’ equity on 1 April 2004 = 

- EUR 3.4 million

Impact on the shareholders’ equity on 31 March 2005 = 

+ EUR 1.2 million

Impact on the income statement on 31 March 2005 = 

+ EUR 0.4 million
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ASSETS 01.04.2004
in 000 € Belgian GAAP Adaptations IFRS

Non current assets 172 673 -15 568 157 105
Goodwill 179 179
Intangible assets 1 446 -1 440 7
Investment properties 168 994 -14 129 154 865
Development projects 1 908 1 908
Other tangible fi xed assets 146 146
Financial fi xed assets
Trade receivable and other non-current assets

Current assets 7 047 9 134 16 181
Assets held for sale 17 9 134 9 151
Trade receivables 250 250
Tax receivables and other current assets 703 703
Cash and cash equivalents 5 889 5 889
Deferred charges and accrued income 188 188

TOTAL ASSETS 179 720 -6 435 173 286

RECONCILIATION OF THE OPENING BALANCE SHEET AS AT 1 APRIL 2004
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SHAREHOLDERS’ EQUITY AND LIABILITIES 01.04.2004
in 000 € Belgian GAAP Adaptations IFRS

Shareholders’ Equity 116 573 -3 478 113 095
Shareholders’ equity attributable to the shareholders of 
the parent company

Capital 47 043 47 043
Share premium 37 910 37 910
Reserves 30 817 30 817
Result 803 1 517 2 319
Impact on fair value of estimated transaction rights 
and costs resulting from the hypothetical disposal of 
investment properties

-4 995 -4 995

Changes in fair value of fi nancial assets and liabilities

Liabilities 63 148 -2 957 60 191
Non-current liabilites 49 956 49 956

Provisions 253 -253
Non-current fi nancial dets 49 651 49 651

Credit institutions 49 632 49 632
Financial lease 20 20
Other non-current liabilities 52 52

Current liabilities 13 192 13 192
Current fi nancial debts 4 787 4 787

Credit institutions 4 787 4 787
Financial lease

Trade debts and other current debts 3 505 758 4 263
Other current liabilities 4 025 -3 462 564
Accrued charges and deferred income 875 875

TOTAL SHAREHOLDERS’ EQUITY AND LIABILITIES 179 720 -6 435 173 286
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ASSETS 31.03.2005
in 000 € Belgian GAAP Adaptations IFRS

Non current assets 181 839 -14 960 166 879
Goodwill 169 32 201
Intangible assets 1 128 -1 128
Investment properties 176 613 -13 864 162 749
Development projects 3 542 3 542
Other tangible fi xed assets 387 387
Financial fi xed assets
Trade receivable and other non-current assets

Current assets 14 441 8 721 23 162
Assets held for sale 17 8 721 8 738
Trade receivables 455 455
Tax receivables and other current assets 363 363
Cash and cash equivalents 13 355 13 355
Deferred charges and accrued income 251 251

TOTAL ASSETS 196 280 -6 239 190 041

RECONCILIATION OF THE OPENING BALANCE SHEET AS AT 31 MARCH 2005



A N N U A L  R E P O R T  2 0 0 6  R E T A I L  E S T A T E S

90

SHAREHOLDERS’ EQUITY AND LIABILITIES 31.03.2005
in 000 € Belgian GAAP Adaptations IFRS

Shareholders’ Equity 120 702 1 225 121 928
Shareholders’ equity attributable to the 
shareholders of the parent company

Capital 80 293 80 293
Share premium 4 660 4 660
Reserves 33 767 33 767
Result 1 982 6 368 8 350
Impact on fair value of estimated transaction 
rights and costs resulting from the hypothetical 
disposal of investment properties

-5 143 -5 143

Changes in fair value of fi nancial assets and 
liabilities

Liabilities 75 578 -7 464 68 113
Non-current liabilites 63 341 -305 63 036

Provisions 305 -305
Non-current fi nancial dets 62 981 62 981

Credit institutions 62 972 62 972
Financial lease 9 9

Other non-current liabilities 55 55

Current liabilities 12 237 -7 159 5 077
Current fi nancial debts 282 282

Credit institutions 271 271
Financial lease 11 11

Trade debts and other current debts 2 442 835 3 277
Other current liabilities 8 206 -7 994 212
Accrued charges and deferred income 1 307 1 307

TOTAL SHAREHOLDERS’ EQUITY AND LIABILITIES 196 280 -6 239 190 041
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INCOME STATEMENT 31.03.2005
in 000 € Belgian GAAP Adaptations IFRS

Rental income 13 999 13 999
Rental related expenses -98 -98

NET RENTAL INCOME 13 901 13 901

Recovery of property expenses
Recovery of charges and taxes normally payable by 
tenants on let properties

1 003 1 003

Charges and taxes normally payable by tenants on 
let properties

-1 083 -1 083

Other rental related income and expenses 67 67

PROPERTY RESULT 13 887 13 887

Technical costs -417 -417
Commercial costs -57 -57
Charges and taxes on unlet properties -50 -50
Property management costs -467 32 -435
Other property charges -17 -17

PROPERTY CHARGES -1 008 32 -978

OPERATING PROPERTY RESULT 12 878 32 12 910

Operating corporate costs -1 087 -1 087
Other current operating income and expenses

RECONCILIATION INCOME STATEMENT OF THE FINANCIAL YEAR ENDING ON 31 MARCH 2005
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INCOME STATEMENT 31.03.2005
in 000 € Belgian GAAP Adaptations IFRS
OPERATING RESULT BEFORE RESULT ON THE 
PORTFOLIO

11 791 32 11 823

Result on disposals of investment property 154 154
Result on sales of other non fi nancial assets
Changes in fair-value of investment property 2 920 -16 2 904

OPERATING RESULT 14 865 16 14 881

Financial income 211 211
Interest charges -3 119 -3 119
Other fi nancial charges -384 327 -57

FINANCIAL RESULT -3 292 327 -2 964

RESULT BEFORE TAXES 11 574 343 11 916

TAXES 567 -25 542

NET RESULT 12 141 318 12 459
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O R G A N I S AT I O N  C H A RT

RETAIL ESTATES nv

Real estate investment company with fixed capital

SABLON nv

Property

RETAIL ESTATES 
LUXEMBURG sa

Property

WICKES LAND 
DEVELOPMENT nv

Issuing house of real 
estate certificates

IMMOBILIÈRE 
DISTRI-LAND nv

Property

RETAIL 
WAREHOUSING 

MANAGEMENT bvba

Property manager 

99.99% 99.99%

99.99%

98.37% 
Certificats

0.01%

0.01%

99.99%

Consolidation scope
COMPANIES INCLUDED IN THE CONSOLIDATION: 

Retail Estates nv consolidates: % of capital held Change in % of capital 
held

Retail Estates Luxemburg sa
Boulevard Royal 8 - 2449 Luxemburg 100% 0

Wickes Land Development nv
Industrielaan 6 - 1740 Ternat 100% 0

Sablon nv
Lindenpark 2 - 9831 Deurle 100% 100%

Retail Warehousing Management bvba
Industrielaan 6 - 1740 Ternat 100% 100%

ASSOCIATES [UNCONSOLIDATED PARTICIPATING INTERESTS]

Immobilière Distri-Land nv
Havenlaan 12 - 1080 Brussel 0% 0

76,17% 
Certificats
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NAME : Retail Estates nv

STATUS : Real estate investment company with fixed 
capital established according to Belgium law

ADRESS : Industrielaan 6, B-1740 Ternat, Belgium

TELEPHONE : +32 (0)2 / 568 10 20

FAX: +32 (0)2 / 581 09 42

E-MAIL: info@retailestates.com

WEBSITE: www.retailestates.com

RPR: BE 434 797 847

VAT NUMBER : 0434 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 : 80,293,830.07 EUR

NUMBER OF SHARES : 3,568,724

GENERAL MEETING : Last Monday 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 : 169.11 million EUR (excl. value Real Estate 
certificates “Distri-Land”)

REAL ESTATE EXPERT : Cushman & Wakefield

NUMBER OF PROPERTIES : 181

TYPE OF PROPERTIES : Peripheral shopping real estate

LIQUIDITY PROVIDER : KBC Securities

I X  G E N E R A L  I N F O R M AT I O N



F I N A N C I A L  I N F O R M A T I O N  A T  3 1  M A R C H  2 0 0 6

95

CONTACT LIST

JAN DE NYS ( jan.denys@retailestates.com)  Executive Director-CEO

KARA DE SMET (kara.desmet@retailestates.com)  CFO

JOHAN JANSSENS ( johan.janssens@retailestates.com)  Property Manager

BERNADETTE ROSSEL (bernadette.rossel@retailestates.com)  Property Manager

WILFRIED VAN LAETHEM (wilfried.vanlaethem@retailestates.com) Accounting Manager

MAAIKE DUBOIS (maaike.dubois@retailestates.com)  Legal Counsel

FABIENNE DUCHATEAU (fabienne.duchateau@retailestates.com) Assistant Property Manager

KRISTINE GEBOERS (kristine.geboers@retailestates.com)  Management Assistant

I X  G E N E R A L  I N F O R M AT I O N
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