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1. Real estate expert’s reports

Retail Estates nv uses Cushman & Wakefield as its real
estate expert. In the event of purchases where a conflict
of interest occurs, it uses real estate expert CB Richard
Ellis. In practice, each expert values a part of the real

estate portfolio.

Report of Cushman & Wakefield

“We obtain a rounded Investment Value as at 30
September 2009 for Retail Estates nv of 325.298.000
EUR and a rounded Fair Value of 317.197.000 EUR. On
the basis of the investment value, the portfolio increases
in absolute terms with 0.50% compared to 30 June 2009.
This gives a yield of 7.22% to the portfolio.

The portfolio of Immobiliere Distri-Land nv has as at
30 September 2009 a rounded Investment value of
19.770.000 EUR and a rounded Fair Value of 19.288.000
EUR. The investment value in absolute terms increased
with 0.70% compared to 30 June 2009. This gives a yield
of 7.50 % for Immobiliére Distri-Land nv .

The financial markets seem to stabilise bit by bit. Since
the previous valuation the confidence seems to be a bit
recovered and the Belgian State did not have to interfere

with emergency interventions.

Nevertheless it remains difficult to find defrayment for

real estate. On one hand the “Loan to Value” significantly

<M Siipes 'l".""“"l'l‘l i

-
k|

decreased and on the other hand banks are keeping

their margins very high.

On the contrary the base rate on which the margin is
calculated is still historically low. A lot of investors still
have a lot of equity. We notice that a lot of funds and
institutional investors are investigating the market more
and more since the beginning of September. More and
more private investors are looking towards real estate
due to the extremely low interest on saving accounts
and related products combined with a remaining low

confidence in the stock market.

The retail warehouse market is a real estate segment
that is very popular. The demand for well located retail
warehouses transcend by far the offer, what has a direct
influence on lowering yields. The previous quarter quite
a lot of retail warehouses were sold with lower yields

than the quarter before.

Except the fact that the average retail warehouse offers
an interesting yield (also in comparison to other real
estate products), investors find the stability in the rental
market a big advantage. Moreover we see that the rental
market remains in balance in previous quarters. The
vacancy rates stays at a historical low level. However
transactions seem to take more time before being
closed, there is still a big hunger from both existing
as new retailers to expand. Nevertheless retailers are
watching the last quarter of 2009 with Argus eyes. The
general economical context is not very positive and this
could have an impact on the real purchasing power.
Until now the purchasing power remained quite stable,

thanks to the salaries being linked to the index, with a




significant salary increase at the end of 2008 and an

non-existing inflation.

However the fear is not fallacious, we believe the high
savings quota in Belgium constitute a reasonable buffer,
whereby we do not expect a perceptible impact on the

rental levels in this specific segment.

We believe there will remain stability, which is since many

years the characteristic in the retail warehouse sector.”

Report of CB Richard Ellis

The report of CB Richard Ellis dd. 12 October 2009
relates to 46 retail premises of Retail Estates and its

subsidiaries.

The investment value of this real estate is hereby
estimated at EUR 71.71 million and the fair value at
EUR 69.96 million. These properties represent rental
income of EUR 4.95 million representing a return of
6.91%.

Summary

The total investment value of the real estate portfolio
amounts to EUR 416.78 million, being EUR 345.07
million (part of the portfolio valued by Cushman &
Wakefield) plus EUR 71.71 million (part of the portfolio
valued by CB Richard Ellis). Based on the contractual
rent at 30 September 2009, the return on estimated
value is 7.23%. This does not include the return on the

project developments, the value of which, in accordance

with IFRS rules, is included in the estimated fair value.
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2. Note

The investment market is evolving in various directions
under the influence of the global economic uncertainties.
Onthe one hand anumber of foreign institutional investors
have realized their investments faster than originally
intended in order to secure their capital gains and
reinvest in their home markets where the credit crisis is
offering new purchasing opportunities. On the other hand
the private market remains active, with wealthy private
investors showing continuing interest in transactions of
between EUR 1 and 5 million. The rental market remains
active, but is more sensitive than in the past to location
quality, with a preference for retail properties on multi-
shop sites (retail parks) or along major city access roads
with strong concentrations of similar properties (retail
clusters). Isolated buildings in well-populated residential

areas are popular with food supermarkets.
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3. Sectorial distribution Sectorial distribution
Clothing and footwear shops (32.31% compared with Electrical goods )
7,39% Fitness
37.68% at 31 March 2009) together with food, electrical Food | /0,75%
11,14% i
goods and toy retailers account for more than 60% of the \/\. _— nggi},”g outlets
. L Miscellaneous o,
leased space. Both groups provide a stable basis, given 11,03%
the less cyclically sensitive nature of their businesses.
Vacancy
2,09% g
Moreover, the great difficult in obtaining socio-economic Toy
permits for these activities makes these buildings more re;aj)'gg/s o
likely to appreciate in value, and also tends to promote
-
strong tenant loyalty to existing locations. Interior
decoration

4 26,57%
The larger margins in the interior decoration and home ggttmagrand
furnishings sector make it possible to obtain sizeable 32,31%
rent increases in favourable economic climates, but it is
this sector that is hardest hit by decreasing consumer
confidence. The weight of this segment in the Retail Type of building
Estates nv property portfolio has risen to 26.57%
(compared with 25.58% at 31 March 2009). Others

5,59% Apartements
R 0,32%

‘The ‘Miscellaneous’ heading contains  primarily oq 8@;’; buildings

apartments, SME premises and catering outlets. Retail
Estates nv invests in real estate with such end uses only

when these are ancillary to retailing premises.

\ Retail properties
on city periphery
areas
93,27%
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Breakdown by type of building
Retail Estates nv invests in principle only in retail
properties on city periphery areas. Under pressure from
changing planning requirements, more and more retail
properties are being integrated into mixed use buildings,
that is buildings intended primarily as shop premises,
but with office or residential functions on the upper
floors. The company does not invest in office buildings
or residential property. Since the selling of floors
with different functions leads to complex ownership
situations, Retail Estates nv prefers to retain ownership

of the entire building.

Key figures
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Moreover, as part of package deals, Retail Estates nv
acquires real estate portfolios containing properties
with semi-logistic functions, like the Brantano office and
distribution centre at Erembodegem. These are retained

in the portfolio if they are let out on attractive terms.

Estimated fair value

Contractual rents

Contractual rents inc. value of vacant property
Yield in % (fair value)

Total m2 premises in portfolio

Number of premises

Occupancy rate in %

Total m2 premises under construction

Premises under construction -
development projects

Doornik (Froyennes)
Mechelen

Retail Estates Distri-land
30.09.2009 31.03.2009 30.09.2009

400 566 885 375958 472 19 287 513

28 672 339 27 341 971 1482 256

28 809 967 27 459 444 1482 256

7.23 7.27 7.69

359 157 337 929 19 089

372 334 17

98.00 98.28 100.00

2 450 2 000 -

Tenant Address Total surface are
(per m?)

Luxus Rue de Roseliéres 10 1500

Leen Bakker Guido Gezellelaan 950
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LEXICON

Debt ratio

Dividend yield

Fair value of a property investment
(according to Beama interpretation of
IAS 40)

Free float

Gross dividend

Investment value of an investment
property

Net asset value (fair value)

Net asset value (investment value)

Net dividend

Occupancy rate

The debt ratio is calculated as the relation of all liabilities (excluding
provisions and accrued charges and deferred income) less negative
variations in the fair value of any hedging instruments, to total assets.
The Royal Decree of 21 June 2006 raised the maximum debt ratio for real
estate bevaks/sicafis from 50% to 65%.

The dividend yield is the gross dividend divided by the average stock
market price of the share over the financial year.

This value is equal to the amount at which a property might be
exchanged between well-informed parties agreeing and acting in
conditions of normal competition. From the perspective of the seller
this means after deduction of registration fees. In practice this means
that the fair value is equal to the investment value divided by 1.025 (for
buildings with a value more than EUR 2.5 million) or the investment
value dividend by 1.10/1.125 for buildings with a value less than EUR 2.5
million).

The free float is the number of shares that are traded freely on the stock
exchange and therefore not in permanent ownership.

Gross dividend per share is the operating profit dividend by the number
of shares.

This is the value of a building as estimated by the independent real
estate expert, including transfer costs and without deducting registration
fee. This value corresponds to the formerly used terms ‘value deed in
hand’.

Total shareholders’ equity divided by the number of shares.
Total shareholders’ equity adjusted for the impact on the fair value of
estimated transaction rights and costs in the hypothetical disposal of

investment properties, divided by the number of shares.

The net dividend is equal to the gross dividend after retention of 15%
withholding tax.

The occupancy rate is calculated as the ratio of the effectively leased out
space to the space available for leasing, expressed in m2.



INFORMATION SHEET

Name:

Status:

Address:
Telephone:
Fax:

Email:
Website:
RPR:

VAT number:

Incorporated on:

Status as real estate investment company with
fixed capital granted on:

Statutory period of establishment:

Management:

Auditors:

Financial year closing:

Capital:

Number of shares:
General Meeting:
Share listing:
Depository bank:
Financial services:

Real estate expert:

Number of properties:

Type of properties:
Liquidity provider:

Retail Estates plc

Real estate investment company with fixed capital established

according to Belgian law

Industrielaan 6, B-1740 Ternat, Belgium

+32(0)2 / 568 10 20
+32(0)2 / 58109 42
info@retailestates.com
www.retailestates.com
Brussels

BE 434.797.847

12 July 1988

27 March 1998

Unlimited

Internal

Deloitte auditors - Louizalaan 240 1050 Brussels, represented

by Mr Rik Neckebroeck
31 March

EUR 99,092,223.75 (on 24 November 2009)
4,404,004 (on 24 November 2009)

Last Monday of June

Euronext - continuous market

KBC Bank
KBC Bank

Cushman & Wakefield and CB Richard Ellis

389

City periphery retail outlets

KBC Securities

Ontwerp en realisatie : www.comfi.be

Fotografie : Bernard Babette
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