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EUROCOMMERCIAL

Eurocommerci al i's one of Europeds most
with a retail property portfolio in Belgium, France, Italy and Sweden valued
a t 0 hildon.

Partfolio, split by country, at30 June2020*

Property value Property value Property value Property value

€597/m €973m €1,568m € @Pm

No. of propertiesL No. of propertiesl1 No. ofproperties8 No. ofproperties8
15% 24% 38% ‘ 23%

of portfolio of portfolio of portfolio of portfolio

* Figures based on proportional consolidatias set out in Note 2 of the Condensed Consolidated Financial Statements. The Belgian property is
not wholly owned, but a minoritgtake is held by a joint ventel partner.
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Highlights

Performance and business highlights

1 83% of tenants have agreed terms for closure periods.

1 Rert collection is89%for H1 2020 and 8%for Q2 afteragreed terms.

1 Sales turnover for June wag%of 2019 levels.

1 Strong tenant demand resulted in 9% rent ugldh renewals and relettingsvith
many deals signed during or after the lockdown period

1 Vacancies at end of Jumesre 1.2% ofannual rent

1 Independent property valuations at June 2020 were only d@v@o on values at
De@ember20109.

| KAST 9ESOdziA@dSQa O2YYSy il NB
Our priority during and after the@VID19lockdown periods has been to reach fair agreements with our tenants

who have suffered significant losses of sales during their periods of closure, or in the case of Sweden, where
stores remained open, but witBOVIBLI restrictions.

We have now reached egements for the closure periods wi88% oftenantsoverall Depending on the country

and type of tenantsrent holidays vaiiyng from 50% to 100% of closure periodave been agreednd total

I LILINE E A Y.Vniillloy(& about 10%of annual rent)Our strategy has been to be generous to tenants for
the lockdown periods but to insist that once the rent holiday period finishes, normal rent obligations under the
leases will be met, as indeed the vast majority of our tenants have agreed. Rent collegiteen solid with

at least B%of the rent overall due for the second quarter paid (after agreak concessions and deferrals)
and93% for July.

These excellent results are due to the untiring efforts of our leasing and administration teams towehowe

a huge vote of thanksTheir work hasallowed us tomaintain our strong relationships with retailers and our
vacangesremainthe lowest in the industnat 1.2% of rental incomeleases are being renewed and relet to
show an average overall upliff 8.2%for the twelve months endindune It is important to note thaB0 leases
havebeen renewed and relet since JpM with an average uplift of 36 demonstrating that leasing activity
during and aftethe lockdown has remained strongurnover in Joe was on averag80% of the level fothe
same month in Q19

Our independent property valuations at the end of June showed a reduction oRj8% compared with
December 2019 and are supportedrbgrketsales evidencsuch aghe sale of the Zurichl&tt shopping centre

the disposal ofh major French shopping centre portfolmd the sale of the Farsta CentrumSwedent is
important to note that our valuations are carried out by the most important independent firms, all of whom are
either UK or $headquartered

It isnow clear that notwithstanding the greatly increased use of online shopping during the lockdowns, people
are returning to physical shops, particularly in provincial and suburban centres with strong ganckoys

We cannot emphasize enough the fundamental difference between our suburban hypermarket and
supermarket anchored centres and the situation in the UK and the US wiedlg areonly anchored byailing
department stores.The vast majority of UK and US hyparketsand supermarketsre in entirely separate
locations so malls do not benefit frothe resultinghigh footfall.Our centres are easily reached by car and have
plentiful free parking, a major attraction givéime reluctanceto travelin crowded publictransport The shift to
home working is also benetiihg our centresvhichare inwealthy residential areas.
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Of course if there is a major second wave of the virus with universal lockdowns the consequences should not be
underestimated but a vaccines eypected to be availableeventually and we believe our business is well
positionedfor a postCOVIEL9 world.

Financial & operational review

5ANBO0 AV @S aB.yYSayiat ANZSyA dot edHYD nemv MLIS NI ROSIWI2 & A |
The directinvestmenNB a dzf & T2 NJ G KS G(G6St @S Y2y iKa G2 on WdzyS |
with the same period in 2018/201®ue to discounts granted to retailers in Sweden for@@VIB19restrictions

during the second quarter, which wepartly offset by vaious cost saving€ost savings were made by lower
interest expenses, lower marketing, staff and travelling expenses as well as local taxes.

The rent concessions for tt@OVIBL9f 2 O1 R2 6y LISNA2Ra Ay . SfI3.Xmih6m) will NI y O
be amortized in accordance with IFRS 16 over the remaining terms of the leases or until the first tenant break
option, so have naignificantimpact on the direct investment result for the period to 30 JW820. Rent
concessions granted in Sweden aneluded as a reduction of rental income for the fourth quartdrthis
reporting period.Thedirect investment result is defined as net property income less net interest expenses and
company expenses after taxation. In the view of the Board this moreraiety represents the underlying
LINEFAGIOAEAGE 2F GKS /2YLIye GKFY LCw{ GLINZRFTAOG I Fi

The direct investment result per depositary receipt decreafedl:  (2¢41lei on WdzyS wHhn30nx ¥
June 2019lespitea slight reduction in the average number of depositary receipts in issue over thodth

period. The reduction stems from our share agck programme and was partly offset by the issuance of stock
dividendin November 2019.

NetpNR LISNIIié AVvO2YSY emMTc®d®o YAfTfAZ2Y -1.3%

Rental income, including joint ventures (based on proportional consolidation), for the twelve months to 30 June
2020, after deducting net seice charges and direct and indirect property expenses (branch overheads),
decreased by 1.3t%h2 e mT c ®o Y A f 178.2 fillio® @Briheltwalfs Ronthfto 30 June 2019 (please

refer to Note 2 onpage27). The decline is due to agreed rent concessicelated to theCOVIBL9 pandemic.

Property expenses decreased as well due to lower centre marketing expenses, staff and travelling expenses as
well as local taxes.

|l Redzai SR yvS{ Bperd&ositatylrelcadgEY e nH &7
l Redzai SR ySi FaasSi JI3i&dl RS LA AWdNE NBHOS AAIiE  cORHY DI
2019, anct44.83 at 30 Jun2019.

EPRANet asset value per depositary recegit30 June2020¢ | 82.62 compared toe n Al &t 31 December
2019, ande44 56 at 30 June 2019.

IFRS results

The IFRS net asset value, which, unlike the adjusted net asset valudesttie negative fair value of financial
derivatives (interest rate swaps) and contingent capital gains tax liabilitiesé85.41per depositary receipt at
30 June2020, compareds A (i K.80at@1 December n M ¢ B.49Rt 30eJone 2019

The IFRS profit after taxation for theelve months to ® June2020decreasedi 24.4eillion T NP 74.6million
for the same period in 2018019. This was largely due tonegative revaluation of the investment portfolio for
'y | Y2 dadi0 milidgh (2018/2019: only €8.7 million negative)despite a small negativenrealised
movement in the fair value of derivativds2 NJ | y | Y 2 dzy domgafed teanebativernbuntfofe 237
million as at 8 June 2019
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Rent collection

We entered into discussiorsarly with our tenants to find mutually acceptable solutions for rent paynsent
during the period of the closure of the centres or the period of significant reduced turnover for Sw@den.
offers of course excluded tenantike hypermarketswhich continued to trade during the lockdowmhese
negotiations did not include service chasyehichare expected to be paid in full by our tenants.

Overall we have now reached agreements wlil% of tenants in Swedefg% in Belgiun52% in France and

88% in Italy(all numbers by MGRIPepending on the country and type of tenants, rent holidays varying from
prE: 02 mnmg: 2F Of 2adzNB LISNA 2 Ra  K7lkn @SByl 10% N8 R | Y
rent). In accordance ith IFRS.6 therent concessions for Belgium, France and kely/be amortized over the
remaining terms of the leases or until the first tenant break optidhe results of our negotiations are
summarised in the table below.

These concessions are mainly for Q2 with sepread over Q2 an@3. Excluding rent concessions granted and
rent deferred, our collection rate for Q2 amourits78%.A similar calculation for July reacr@®.

Rent concession: Rent collected Rent collected Rent collected for

granted for H1* for Q2 July 2020*

Belgium € H 95% 92% 93%
France € n 86% 68% 85%
Italy € M t 85% 2% 97%
Sweden € H(J 98% 95% 96%
Total € H 1 89% 78% 93%

* Collection rate as percentage of due and collectable rent

In Belgium,we have negotiated agreements wi®6% of our tenants We offered most tenant$0% rent
reduction during the lockdown period arid0%for food & beverage tenants (restaurants). All of these rental
O2y O0Saarzya NBLINB a Syhillionl{or 1192 df thé anrual RMIGRYVE hageTcollecte®2% of
the amount due for Q2 an#éi3%for July 2020.

In France, to support our tenants aratflitate rent collection, &focommerciabffered three monthsrent free
to the very small tenantm line withthe recommendations of the French governmeand 50 % rent free during
the lockdownperiodfor the others. The total amount of rent reductionemtioned above is estimated a#.3
million. 52% of tenantdy MGRhave already signed an agreement &8%oo0f the rent due and payable for the
second quarter has beemltected We expect no major default of payment for the third quantents, which
will be paid for the majority of our tenants, on a monthly basis.

In Italy, we entered into negotiations with our tenants soon after the immediate consequences of the Q9VID
emergency had become clearer. Our leasing and rent collection team$bbaneable to reach agreements with

over 8% (by MGR) of our tenants so far, with some more agreements expected to be reached soon after the
holiday period Rent concessionsvere spread overQ2 and Q3In H1 we have already collect@®3% of the
invoiced rent (72%for Q2) with July figureat 97%as nost tenants have been offered the possibility of paying
monthly in advance instead of quarterly in advance.

In Swedenye offered assistance to tenants by reducing minimum trading hours thereby saving on staff costs,
and allowing monthly payments. Rents were negotiated on a case by case basis within the guidelines of the
government rent support initiative as agreed betweda$ [ I YRf 2NRaQ ! a420AFGA2Y
wSGFAtSNRQ ! 8a20AFGA2y 6{@Syal I IFyRStoed ¢KAa 0208
tenant a rent discount of up to 50%, then within certain parameters the government wofildd¢he landlord

half the discountQ2rent collection is high at 95% of rents daed July rent collection equally high at 96%.
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Visitor numbers

As atend-July 2020Qvisitornumbers wereat 83% of the same period in the previous yelney were36% for
France 65% forBelgium and’8%for Italy, notwithstanding the latebeginningof the sales period

In Sweden, albur shopping centres have remained fully open and trading, although footfall initially dropped
with the restrictions on public gatherings. Since thasitor numbershas steadily improved arttie number for
July was 96% of the same number for the same month in 2019

Renewals and relettings +9.0%

Despite theCOVIEL9 pandemic, leasing activitgontinued over the past twelve monthswith 205 leases
renewed or relet. Overall we achieved a 92uplift on these renewals, demonstrating tbentinuousstrength
of our centres.

Of these 205deals33 were signed between April and June, highlightihg fact that leasingremained very
activein these months. Since 1 July, relettings and renewals activity has been back to normal levels and we
signedanother 47 new leasesacross the groupvith meaningful uplifs, demonstratingthat retailers are still

willing toinvest in strong and attractive shopping centres.

In Woluwe centre Belgiunronly 8 leases were renewed or rel@ter the past twelve monthsgncludingFrench
fashion retailer Majavho opened in June

In Francewe completed 37 lease renewals andlegtingsover the last 12 monthg/ith an average uplift of 3%.
Maison du Monde opened at the end of May in Passagelavre in Paris.

In Italy,relettings and renewalsf 85 leasesogether produced an increase inmeof 14%.Trendy retailer Suite
Benedict opened in Caroseilo June 202@nd re@ntly Nike and Adidaagreed to open in | Gigli

In Sweden,lie leasing teams have been very active, completing 75 lease renewals-tiihigs producing an
overallaverage uplift in rent of around 5%t ElinsEsplanadHemmakvall, Boligheter and Telia opersiding
April and Nordic Wellnesslsoopenedduring August. At ValhdCervera, Patche& Pins and Waynes Coffee
openedduringMay.

Relettings and renewals, 1&onths to June 2020

Average rental uplift on relettings Number of relettings % ofleases relet anc

and renewals and renewals renewed(MGR)

Overall 9% 205 9%
Belgium 1% 8 3%
France 3% 37 4%
Italy 14% 85 12%
Sweden 5% 75 14%

Retail salegurnover

Following a solid start of the year, retail sales were severely impacted by the closure of our centres during the
COVIBL9 lockdowns in Belgiumré&nce and Italy. Since the reopengngetail sales have recovered faster than
visitor numbergo 90%in Juneandin Julyon a likefor-like basis. Retail parks and shopping centres anchored by

a strong hypermarket have recovered quickly while regionalciydentrepropertieshave experienced a more
subdued recovery as they tend to be more reliant on leisure, tourism and office workers.

In Belgium, retail sales in our Woluwe shopping centre in June recoveBd84ws June 201®estaurants and
Shoeswere still laggingwhile Healthand Beauty recovered strongly. The lack of a hypermatketslow return
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to work of officeworkersas well as the strict pogbckdown restrictiongxplainwhy the recovery of Woluwe is
slower than the rest of our portfad, but we are confident in the future of this strong centre, as highlighted by
renewed tenant demand for our planned extension.

In France, retail sales in June 2020 weséoof June 2019 levelandreturned to positive growth (+1%) July
2020 vs July@.9. Retail sales were strong in our everyday centres\arg strong irour retail park in Chasse
(+10% in June and +15% in JulgmeGoods and Gifts & Jewellery performed especially well

In Italy, retail sales in June 2020 were at 82% of the Jun@ [2O#&ls with a wide range of performance between
our centreslike Curno showing results in line with 2019 figuBest performing sectors were Home Goods
(+13%) and telecom and electrical 4%), while fashion and shoes were contractingcai% and¢34%
respectively.

In Sweden, etail sales hvesteadily recoverednd likefor-like turnover actually increased by 3.1% during July
with the majority of retail sectors showing positive growth including Hypermarkets (8%t Good$10.7%),
Sport (8.8%), Electricals (17.3%), Books & Toys (27%) sl Gifelery (6.8%)Even Fashion arfdestaurants
which hal initially suffered badly are now recovering wellatly -12% and7% respectively.

Like-for-like retail sales bycountry*
June 202@Gs % oflune 201

Overall 90U
Belgium 81%
France 95%
Italy 82%
Sweden 97%

* Excluding extensions/redevelopments.

Like-for-like retail sales by sector*
June 202@Gs % oflune 2019

Hyper/supermarkets 112%
Shoes 68%
Health & Beauty 93%
Gifts & Jewellery 94%
Sport 101%
Home Goods 111%
Restaurants 2%
Electricals 97%
Books & toys 93%
Services 66%
Fashion 75%

* Excluding extensions/redevelopments.

Occupancy levels

Total occupancyfor the portfolio at 3 June2020 remained veryhigh asit has over the last 20 yearand
represented98.8%of rental incomeOccupanyg by lettable areavas98.9%of total lettable space.

Out of a total of over 1,800 shops, there are o8tenants in administration occupyird® units. Forthe
majority ofunitsrent continued to be paidnd purchaseshavealreadybeen found for the major chains.

Occupancy cost ratifOCR)

Eurocommercial has always had one loé fowest occupancy cost raidrent plus marketing contributions,
service charges and tenant property taxes as a proportion of turnover including’V#g)industry which we
see as one of our key strgtihs. OCR for the COVIBEL9 period are not meaningfuindicatorsdue to the closure
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of a number of our centres during lockdowns. In Sweden, our only market where our shopping centres remained
open and continued to tradethe occupancy cost ratio of our galies was %% as at 30 June 2020.

Cost savings

We have made major savings in overhead expenses and also service charges costs, all of which baaecbeen
expected to beaid by all tenants even ding the full lockdown periods. Total staff costs for the twelve months
NBLR2NIAY3I LISNAZ2R 6SNB NBRdAJdzOSR 6@ € H YAfftAzy O2YLJ
expenses were made in centre marketing expenses, managing agent fedsakes and travelling expenses.
Management Board members took a 20% reduction in their salknasthe May paymentor a period of three
monthsand have given up any claims for variable remunerationifisrfinancial year.

CEO successio@FO nominatiorand Supervisory Board departure

Jeremy Lewis, Chief Executive Officer of the Company since its foundation having reached the age of 75 will not
offer himself for reappointment to the Management BoardGatober2020 but will continue his association
with the Company in an advisory role to be defined.

After a thorough international process including the advice and recommendation from a major global search
firm, the Supervisory Board decided to nominate the current Gfirgdincial Officer, Evert Jan van Garderen as
Chief Executive Officer. Shareholders will be asked by the Supervisory Boeappoint him to the Boaraf
Managemeniat the Octoberd K NEK2f RSNEQ YSSGAy3Io

Mr van Garderen joined the Company in 1994 aftgperience in a major law firm and an international
investment group. He is a Chartered Accountant as well as a qualified lawyer.

Following Mr van GardererRd LINR L2 &SR | LILRAYyGYSY(d & [/ KAEM, 9ES
Management Board member Rafbe Fraticelli will become th€hief Financial OfficeMr Fraticelli joinedhe
Companyin Amsterdam in 1998 in the Finance Department and worked there until he was appointed Director
for Italy and moved to the Milan offida 2016 Mr Fraticelli holds aniversity degree in Business Administration

from the LUISS University (Rome), a degree in Political Science from the University of Amsterdam and an EMB/
at the Erasmus University (Rotterdam), he is also a Chartered Surveyor. He speaks fluent DEtufjisdnds

well as his native Italian.

Mrs Brigitte Cargre will beleaving the Supervisory Board of Eurocommericid@ctober 2020Mrs Carriérea

French nationaind aformer asset manager and real estate financial analyst at Amhaslbeen a member of

the Supervisory Board of Eurocommercial since November @86d4he has made a major contribution to the
.2F NRQa dzy RSNE G y RA y IforvfAich waNaPe le¥@rétiely gra®efulJA G F £ Y NJ S a

Extension of the financial year

The Extaordinary General Meeting of 18 June 2020 adopted the proposal to amend the Articles of Association
of the Company to extend the current financial year (that started on 1 July 2019) until 31 December 2020 and
to have each subsequent financial year startloJanuary and end on 31 December.

The number of Eurocommercial depositary receipts represented at the Extraordinary General Méetihg
June 2020was 49,396,235 representing 98.97% of the issued share capital. The amendment to extend the
current financial year was approved by nearly 100% of the votes cast.

Another Extraordinary General Meetingll be convenedfor 29 October 2020, in whiameetingin addition to
the proposed reappointmentof Mr van Garderenthe financial results as per 30 September 2G2@ the
dividend policy will be tabled.
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As the Company has a dividedidtribution obligation in order to maintaiits fiscal investment institution statys

the Companycould consider to declaran interim dvidend in November 2020. Howevevhether aninterim
dividend amount wilbe paid willdepend on the financial results as per 30 September 2020 and the outlook for
the rest of the year and if so, an interim dividend will therefore be announced afterxtiadedinary General
Meeting to be held on Thursday 29 October 2020.

Property valuations

LEf GKS [/ 2YLI yeQa LINE LIS NG Uskat a0 irkagcBréandd Wik ¢ rilése I
aSi 2dzi Ay (GKS dawSR .o Chartered2Stirvejiofs $RIOBR thd: lfiternhtigraal (Valiatad A 2
Standards and |IA®). Thefirms appointedthis year wereCBRE, Cushman & Wakefield, JLL, Knight Frank, and
SavillsThe net yield figures provided in the following tables are the result of dividifgS / 2 YLI y & Qa &
net income for the coming year by the valuation figure to which has been added the relevant standardised
YEN] SG FEft26FyOS T2NJ RSSYSR LIzZNOKIF aSNRa O2aida odzac
objective is to eplicate the calculations ofneexperencedinstitutional investor.

Overall, the propertyortfolio valuations were2.9% lower compared to 31 December 20T®e calculation for
like-for-like valuation changeallows forcapital expenditure invested durintbe period

In Belgiumthe value of our Woluwe centieclined by 4.8% over the past six monthainly due to an increase
in the net yieldused by valuers.

In Francedespite the exceptional contextthe investment market saw two major deals with the saleaof
portfolio of five shopping centres to Credit Agricole insurance bBadrrancaise and Le Printemps in Lille sold to
a French SCPI. Ourlvationswere down 3.2%over the first six months of the ya& mainly due to a 20 basis
point increase in the portfolio yield

In Italy, valuations in June decreadeyl 3.3% ovethe six months, the main reasons being a slight increase in
net exityields and a combination of higher discount rates and lower ioftgpirojections.

In Sweden, e valuations resulted ia marginal decline 00.5% over six months, with the valuers judging that

with almost full occupancy and low and sustainable OCRs, any disruption to the incomefihbe minimal

and shortterm. Therecent sale of Farsta Centrum (leasehold) at a yield of below 5% was seen as a very relevant
reference point.

Valuations at 30 June 2020*
Net initial yield including

Net value Valuation change
purchase cost
Net value 8-6-2020 From
€ million December 2019 30-06-2020
Overall 4,060.2 -2.9% -
Belgium 596.5 -4.8% 4.2%
France 973.4 -3.2% 4.9%
Italy 1,568.2 -3.3% 5.1%
Sweden 922.1 -0.5% 5.0%

*Qur valuers are CBREushman & Wakefield, JLKnight Frank, and Savills
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Developmentpipeline

9dzNRP O2YYSNDALFf Qa RS@St 2fodvseddn extehsioits ikl yeGevelogmedsSONeistifigA Y 7
assetsand asat 30 June 202@mounts toonly four projects: the refurbishmenandimproved master plan of

Valbo in Sweden, the conversion of tledocatedhypermarket in Fiordaliso in Italyhe restructuring of the old
Bazarand Toys shop in | Gigli, Italgd the extension of the Etrermisies shopping centre iRrance.All ofthese

projects areeither pre-let or in advance negotiations

Overall, these projects representas0 million of investments (group share), 6fK A @%million has already
been spent as at 30 June 2020.

Committed development pipelinéBirocommercial) share of projects) at 30 June 2020

Expected delivery Total investment € Y To bespent € Y
Valbo, Sweden Q4 2020 20 10
| Gigli, Italy Q1 2021 20 12
Fiordaliso, Italy Q4 2021 28 15
Etrembeéres, France Q2 2022 12 4

TOTAL 80 41
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Funding

In November 2019 holders of depositary receipts (DRs) representing 12.1% of the issued share capital opted to
GFr1S dzZLJ opp=Znnu o062ydza 5wa Fd Fy A&aadzsS LINAOS 2F €c€oH
OFraK RAGARSYR 2 7Tperdepbsitgry réceipt for the fisanciimypab ended 30 June 2019.
Accordingly, of the possibRA @A RSY R 2 FZ elwh ctd¥c2 dyAlf t2AR2 ye MH ®p YA T f A2 Y
total number of depositary receipts outstanding rose in November 2019 029758 with a further 506,924
depositary receipts held in treasury. This position is unchanged as per 30 June 2020.

Our exclusively mortgag#an structure allows us the flexibility to raise finance secured against individual or
groups of assets. The Cpany has no financing from the fixed income markets and thereby is not exposed to
conditions thereirsuch asnarket volatility We have strong and lorgganding lending relationships with a group

of over 15 Belgian, Dutch, French, German, Italian and Stvegiecialist real estate financing banks, ensuring
diversityof access to finance between lenders and across different geographies.

Our longterm financingcontracts aresecured by mortgages in favour of the respective financing bank(s). These
mortgager AINBESYSyiia NS SYyGSNBR AyilG2 o6& GKS /2YLIlyeQa f
the properties, under contracts governed by local law. Bank covenants for alidondinancing arrangements

have been agreed at the local asset levelichitan be a loan to value ratio, interest cover ratio or a debt service
ratio or a combination thereof, all related to the performance of the local property.

The Company has a robust balance sheet structure and bank loans with an average committeckdnexpi

of nearlyfive years. The loan to value ratio on the basis of the proportional consolidated balance sheet of the
Company as per 3une 202@after deductingpurchasef) @osts)increasedslightly to 45.5% compared to M9

as per 31 December 201due to the negative revaluation movements for the property portfolio since 31
December 201%@nd the lower cash inflow as a result of rent concessions and defénréie fourth quarter

The loan to value ratio agreed with the banks for the group is 60%,usual market practice ratid=or
comparison purposes, our loan to valadding backpurchasef éosts as per 30 June 2020 is 44.3% and our
loanto-valueadding baclpurchasef @osts usinghe IFR®onsolidated balance sheet is 43.4%.

In the firstquarter of 2020 the Company entered into three new loan agreements. In ltaly, the existing bank
loan with Monte dei Paschi di Siena financing shopping centre Collestrada in Perugia was extended for nine years
and the principal of the loan was increasedfro e nn YAf f A2y (2 e€TH YAfdrm2yd I
f2Frya oSNB O2yOfdZRSR 6AGK LbD F2NJ Iy FY2dzyd 2F €op
respectively.

In the second quarter of 2020 the two lotgrm loans, which were toxire in this calendar year (July 2020)
GAGK LINAYOALIt FY2dzyda 2F epn YAttA2Yy F2NI I t21y
The loan in Italy is now expiring in July 2021 and it is the intention to renew the existing loanevBivédish

bank by 31 December 2020 at the latest. In 2021 only threeterrg loans (including the extended loan) for a
G2GFt FY2dzyd 2F emmn YAftA2y FNB SELANARY3I O6WdzZ & wHn
spread over time.

In July 2020 Italian subsidiaries of the Company entered into two new state guaranteed bank loans with Banc
Pomlare di Milano and Banca InteSanpaolof 2 NJ Ay (i 2 @4 nfilliorefdea ferm2otiSédlyears at
normal commercial pricing conditions. & drawn down funds can be used for working capital purposes within
the Italian group companies.

75% of our interest expenses are fixed for an average period of almost seven years and the average interest rate
decreased slightly to 2.0% as per 30 June 20@t 2.1% reported for previous periods. As a result, the

AAAAA

/ 2YLIl yeQa AyiSNBald SELSyasSa NB SELSOGSR (2 NBYL Ay



Number of shares in issue 49.4 million
{ K NBK2f RSNBEQ | Rac €2.1billion
Net debt EMOPYy

Net loan to property value ratio 45.5%
Interest cover ratio 3.8x
Average loan term 4.9years
Average fixed interest period 6.6years
Overall interest cost (including margin) 2.0%

Eurocommercial Properties N.V.
Twelve Months Interim Report 30 June 2020

Non-current borrowings maturity and amortisation schedula 30 June 2020*

* Maturities are stated on a proportionally consolidated basis, by calendar year.

10

€ million
2021 [ 140
2022 I 141
2023 I 165
2024 77
2025 — 358
202¢ [ 561
2027 B 13
2028 13
2020 108
2030 38
2031 53
2032 1N 34
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Country commentary

Belgium

Despite the absence of a majority government, the country enforced a lockdown and significant measures to
sustain the economy were introduced. As a result, while during the lockdown saving rates surgettépd.9.
rebound in private consumptiohasoccurred since June 2020. Final consumption is expected to recover further
in Q3, with a forecast of +11.566mpaedto Q2.

To slow the spread of th€OVIBL9 pandemic in Belgium in March, the government implemented strong
population containment measures. As a result and from 18 March to 10 May, almost all shops (with the
exception of supermarkets, pharmacies andagny stores) were forced to close across the country. On 11 May,
the majority of them were able to reopen with the exception of bars and restaurants which were only able to
do so from 8 June.

The resumption oéctivity has been very gradual since the efithe lockdown. Part of our clientele has not yet
returnedas theycontinue to work from home (some of them from outside ofi§el$ andasrestrictions inside

our centre remain strict. In addition to the obligation of a emay traffic inside the mall ahto wear a mask,

only one shopper was allowed for a maximum of 30 minutes until last week. This latter restriction was relaxed
with two shoppers now allowed without any time restrictiddotwithstanding these headwingsve are seeing
continuous improvemets with footfall in the firstthree weeksof Augustat 90% compared to last yeabales
arefollowing a similar pattern andere at 81% in June compared to the same period last year.

In order to help our tenantsavigate throughhe COVIBEL9crisis, we ageed rent concessions for a total amount

2 ¥ .&million (or about 1% of annual rent). Broadly speaking we offered 50% rent reduction during the
lockdown period and 100% reduction fevod & Beverage tenants. As of today, we have reached agreements
with 96% of our tenants and recover®2% of the rent due for the second quarter. As per agreements with
tenants, the third quarter will be mainly paid on a monthly isdmit existing lease terms wibe completely
respected So far, our collection rate has reacHa’? for July

For its part, the government has also taken several measures to support the economy: partial unemployment
indemnity, postponement of VAT, taxes and loan mayysdyments, aditional bank credit facilities with state
guarantee.

On 25 March, our application fothe extension permitor the Woluwe centrevas declared complet®ue to

the consequences of the pandemic, the overall maximum instruction periocextasded bysixmonths. The
Environmental Impact Surveyhe first stage of the instruction process, officially started in June and we
therefore expect to obtain oufinal permit during the first half of 2022 his project is part of our uncommitted
development pipeline.

France

A strong contraction of GDP hit the country in @2 to the lockdown. However, in June, consumption was
already rebounding, with an increase of 1.3% with respect to June 2019 and 2.3% with respect to February 2020.

Since 11 Maythe starting date of thedeconfinementvisitor numbers haveshown steady progresndin June
were at 82% compared to the same month last yedespite summer sales postponed to Julyrnover
recovered more rapidly and showedtady progressioat 95.1%in June compared to June last yeadturned
back into positive territory in JuB020vs July 2019+0.9%).

Road acessibility and hypermarkets have been the maitractions for customergduring and after the
lockdown period and contribute significtiy to the resilience of our centres. Despite these encouraging
numbers we saw some retailers entering into administration mainly in the fashion skbatobuyers are
competingto purchase themFor instance, Camaieu and La Halle were respectively bougbt administration

by French investoFIB and Beaumanajroup.
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To support our tenants arf@cilitate rent collection, wefferedthree months rent free to the very small tenants
in line with the strong recommendations of the French governmanid 5056 rent free during the lockdown
periodfor the others. The total amount of rent reduction mentioned above, is estimated &million. We are
still actively negotiatingvith our largertenantsand68% of the rentdue andinvoiced for the second quartesals
beencollected We expect no major default gayment for the third quarterents, which will be paidoy the
majority of our tenants on a monthlyasisand we have already collected 85%

Vacancy levelhave been maintained at a low lewafl only 11 units out of 509 due to an intensive work of our
letting team who manage to initiate or complete deals during this perio@verall, the 37 elettings and
renewalsproduced an average rental uplift 8%.

Constructionworks of our project In Etreméies (1,600 m?), pre-let to a restaurant operato(Agapes group
will start at the end of the year with an expected completion date in Spring 2022.

Italy

Italy was one of the first European countries to be impacted byYO®%/I1BE19 pandemic, lading the government

to implement a strict lockdown policy. As a consequemost shops irour gallerieswere closed for a period of
over two months, until mieMay, with the exception mainly ofrocery stores and pharmacies. Since then the
situation haseen gradually but steadily improving.

We haveput in placeseveral measures to help our tenants recovegaiklyas possible. First of all we reduced
costs to a minimum during the lockdown period and reduced the service charges budgets for the year, so
NB RdzOS (i S Wbrgblied, e gav@ aul tenéntent holidaysspread over Q2 and Qihd offered them

the possibility of paying monthly in advance instead of quarterly in advahiis. comes on top of stimuli
provided by the Italian government taugport companies in relation to the COVID pandemic. In particular

the concession of furlough until the end of the year and a special tax credit for rent paid equal to a maximum of
60% (for lease contracts) and 30% (for business licenses contractBjdermonths if certain conditionsare

met, helped tenantssignificantlyreduce their costs.

Visitor numbersare encouraging, as they currently are at around 80% ofG@&/IBL9 figures. This ia good

result considering the current circumstances where agents can be organized and footfall related to
entertainment and food is limited. June turnovers were at 82% compared to June 2019, with a significant
increase from the previous period still affected by the lockdamgasureswith July figures roughly Iime with
Junenotwithstanding the fact that this year sales took place in August instead of July.

Vacancies at 0.9% are still extremely low, showing the resilience of our portfolio, notwithstanding such a major
event as COVHDO.

The dscussions wit our tenants regarding the COVID effects are nearing completion. Moreovee|ettings
and renewals of 85 leases togethewer the past twelve monthgroduced anaverage uplifin rent of over
14%.While the reletting activity was comprehensibly sldwring the lockdown, the situatiohasremarkably
improved in the past few weelendsince 1 July we signed #@w leases achieving double digit rental uplifts.

The new terrace in | Gigli opened at the end of July, providing the food court and M&eatmle with much

needed extra (open) space (especially in relation to &/1D19 measures)orks for the restructuring of the

old Bazar and Toys shop into 14 new units is progressing well with opening of all shops expected for Christmas
2020.Thewokd NBf I (SR (2 LIKS Fyvoven veel tO2eveS Bl Ay3a GKS (g2 Y
ongoing with opening expected by the beginning of 2021. In Curno, the new covered carpark is almost finalised
and will be open by the end of November.
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Sweden

Sweden did not face a lockdown, hence even if the pandemic led the egantonwecession, itvas a smoother
processwith a smaller downturrand smaller rebound. In fact, private consumption fell by 3.5% from January
to June 2020, compared to the same perind2019, but it is expected to rebound by 1.9% in Q3 compared to

Q2.

Until mid-Marchwe were still reporting solid rental growth at 3%gcancies and arrears were negligible, OCRs
were healthy at around 8% and retail sales growth in January and February had been s@i@VIBEO period

then began on 12 March with the announcement of the first restrictions on public gatherings togeither w
guidelines on social distancing and recommendations to work at home, avoiding the use of public transport.
However, the Swedish government were motivatedeep the economy going, and shopping centres remained
open and trading throughout althoughere was an immediate reduction in footfall of aroun@38. Our seven
provincial shopping centres benefitted from their dominant market position in their regions and a strong
provision of daily goods particularly hypermarkets and Systembolaget (the st@tmhol monopoly). Footfall
therefore steadily recoverednd was 90%y theSy R 2F WdzyS I yR NBIF OKSR f I ad ¢
July.

Initially, we offered assistance to its tenants by reducing minimum trading hours thereby saving on staff costs
and allowing monthly payments. Rents were negotiated on a case by case basis within the guidelines of the
A2PSNYYSyd NBYy(d &adzll2NI AyAdGAFGA@GS +a F3aINBSR o0Sig
wSGlF AT SNEQ ! &a2 OAhis toveted QD dnlp&hy stated that iff sRidhdlarddoffeted a qualifying
tenant a rent discount of up to 50%, then within certain parameters the government would refund the landlord
half the discount. Applications were permitted from 1 J@ rent collectn is high at 95% of rents due and

July rent collectioms equally high at 96%.

Thesucces®f earlier project preetting means that thesmallamount of remaining committed capeg mainly
linked tofinishing theconstruction and delivery of new retaihitswhich will be immediately income produgn
including a new 00 sgm Ekohallen store atdelsta and two large H&M units at Valbo and Elins Esplanad.
Once the new H&M stores open in the autumn this year, we will have delivered five new full céiispt
stores (including H&M Home) over the last two y@arheCOVIBLY crisis has accelerated the trend for larger
retail groups to rationalise their store portfolio, concentrating on a smaller number of profitable units in prime
retail locations. H&Mare the most important of severaxamples andhave doubled the size of their stores in
our centres
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Environmental and social respongoility

As a longerm investor, Eurocommercial believes building a sustainable and resilient business is the foundation
for success. We approach each business decision with aéomgview and support our choices with thorough
research in order to evaluate their environmental and see@nomic impact.

Our ESG and business strategies are carefully aligned and iopehating more efficiently, positively engaging

with local stakeholders and being an attractive and responsible employer. With our ESG strategy, updated in
July 2020, we will continue to create sustainable centres with a clear vision and full transpiaeanys our
stakeholders.

Our approach is articulated around three strategic pill&es:Green, Be Engaged and Be Responsible.

BE GREEN

The basis of sustainable operations is having appropriate and effective policies and procedures in place and
being fuly transparent to all stakeholders. As a responsible owner of shopping centres, environmental objectives
and efficiency are at the core of our business.

2019 performance
w 44% of properties have green building certifications (BREEAM) in place
w 14% decreasef greenhouse gas emissions in 2€A&819
w 89% of waste diverted from landfill

BEENGAGED

At Eurocommercial, we design shopping centres as social spaces not merely shopping destinations but rather
cornerstones for their local communities. Our centres sen2 i K 2 dzNJ Odza 12 YSNE Q S OGS NE
the needs of the local communities, providing them with a safe, seoriesited and enjoyable experience.

2019 performance
w 8.1 average customer satisfaction
w 6.7 average tenant satisfaction
w 16,000 locatetail jobs

BE RESPONSIBLE

Eurocommercial is a paBuropean owner of shopping centres. We want to be an attractive employer, now and

in the future, and therefore provide a competitive work environment where people can develop, learn and fulfil
their potertial. We aim at creating a work environment where employees can express themselves and feel
valued as part of a collegiate team. We believe this provides circumstances in which employees can function at
their best and develop their capabilities.

2019 perbrmance
w 93 total employees
w 55% female employees
w Zero breaches against the Code of Conduct

Externalrecognition

Eurocommercial is committed to report on its ESG performance every year. In 2019, we were awarded the EPRA
Gold Award for sustainability repomg for the sixth consecutive year. Our ESG performance was also recognised
by the Global Real Estate Sustainability Benchmark (GRESB) with a Green Star position in line with industry bes
practices.
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United Nations Sustainable Development Goals

Small actions can have a big impact, and at Eurocommercial, w

¥ @ S fully aware of the global effect of our local activities. A review of

0 e WA e United Nations Sustainable Development Goals (UN SDGs) prc

i 3 insight on how our people and business operatioas belp meet

o @ . W them. These SDGs were a focus point when prioritising our
it SR g strategy and contributing on a global level.

. GOALS .

co g v Our priorities are focused on making our properties energy effici
0 g provide sustainable transport options for our visitors, addigdssate
S 2 change and promote local employment. See for more details our

update report, posted on the website of the Company.

«1r

Responsibility statement

We hereby state that to the best of our knowledge, and in accordance with the applicable IFRS reporting
principles for interim financial reporting, that the interim condensed consolidated financial statements give a
true and fair view of the assets, liab#s, financial position and results of the Group, and that the interim
management report of the Board of Management includes the most important transactions with related parties
as well as a fair review of the development and performance of the busthesgsy the reporting period and

the position of the Group at the balance sheet date, together with a description of the principal opportunities
and risks associated with the expected development of the Group for the remaining months of the current
financid year.

Risls

This report makes the reference to the 2018/2019 Annual Report with regards existing risks, which have not
materially changed, with the exception of th©W@D-19 related risks and uncertainties, which are described in
the next paragraphHowever, it is not possible to rule out potential changes in taxation which could have an
impact on future years.

On 12 March 2020 the World Health Organisation announced t©&tlB19 can be characterised as a pandemic
with many countries affected by theirus. On10 March 2020 thetalian government ordered the closing of
shopping centres for neassential shops, followed later by the French and Belgium governments with the same
decision to close shopping centres. The lockdowns and closing of shoppingsdeave contributed to one of

the worst crigs in modern times, a deterioration in the retail/commercial property markets and financial
markets. The QVID19 pandemic putfinancial pressure on retailers due to not only lockdowns, but also lower
consum&l & O2y TARSY OS OVIFIR paadeifig/hBshayidamt havekngajor/impact on the strategic
and operational risks as described in the Corporate Governance section of our 2018/2019 Annual Report. The
Board of Management has sinc2 March 2020 held dily meetings with the local teams in the countries, the
Group finance team and the IT department (facilitating working remtagenanage the crisisThe Board of
Management updated the Supervisory Board (by video conference) on a weekly basis as fronddleeof
March and as from the end of July every fortnight. Although our shopping cemiogened during May, the
main risks and uncertainties due to th®€ID19 pandemic will continue during this financial year. Thesaskl
uncertainiesdue to the ©VID19 pandemic, make it difficult to forecast the impact of the pandemic on the
performance of the Company until the end of theancialyear and any outlook and/or forecast issued before
the pandemic started cannot be relied upon.
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Amsterdam 28 Augus2020

Board of Management

J.P. Lewis, Chairman
R. Fraticelli

E.J. van Garderen
J.P.C. Mills

Conference call and webcast
Eurocommercial will host a conference call and audio webcast tédalgy28 August2020 at 10:00 AM (UK) /
11:00 AV (CET) for investors and analysts.

To access the call, you will be asked to-f@gister by clicking on the link:
http://emea.directeventreq.com/registration/4222909

Participants mustegister in advance of the conference using the link provided below. Upon registering, each
participant will be provided with Participant Dial In Numbers, Direct Event Passcode and unique Registrant ID.
Call reminders will also be sent to registered ppaats via email the day prior to the event. Please provide

this registration information to those participants that you would like to attend your call.

In the 10 minutes prior to call start time, Participants will need to use the conference accessaitiborm
provided in the email received at the point of registering.

The call will also be audio webcasthitips://www.eurocommercialproperties.com/financial/webcast

At all other times, management can be reached at +31 (0)20 530 6030 or +44 (0)20 7925 7860.


http://emea.directeventreg.com/registration/4222909
https://www.eurocommercialproperties.com/financial/webcast
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Statement of consolidated direct, indirect and total investment results*
oeWnnno Twelve Twelve Fourth Fourth
months months quarter quarter
ended ended ended ended
30-06-20  30-06-19 30-06-20 30-06-19
Rental income 203350 206,343 51425 52,67¢
Service charge income 29,342 27,934 5,912 6,032
Service charge expenses (33,913) (31,085) (7,178) (6,264
Property expenses (32,759 (34,764) (7,727 (9,165
Interest income 26 32 11 10
Interest expenses (41,529) (44,318) (10,080) (12,220
Company expenses (12,416) (13,766) (3,110) (3,561
Other income 3,492 2,877 845 1,04¢
Current tax (1,741) 118 (175) 34€
Direct investment resulincluding norcontrolling interest 113,852 113,371 29,923 28,906
Direct investment result joint ventures 7,190 6,837 2,012 1,722
Direct investment result nowontrolling interest (2,152) 0 (687) 0
Total direct investment result attributabléo owners of
the Company 118,890 120,208 31,248 30,628
Investment revaluation and disposal of investment propertie (109,006) (8,734)  (107,110) 9,503
Fair val@ movement derivative financiaistruments (7,816) (23,742) (5,522) (6,369)
Investment expenses (1,62) (1,389) (2,004) (533)
Deferred tax 8,831 (4,921) 10,465 425
Indirect investment resulincluding norcontrolling interest (109,63) (38,786) (104,17) 3,026
Indirect investment result joint ventures (12,568) (6,836) (12,312) (1,071)
Indirect investment result nowontrolling interest 7,679 0 7,594 0
Total indirect investment result attributable to owners
of the Company (114,5P) (45,622) (108,8®) 1,955
Total investment result 4,378 74,586 (77,641) 32,583
t SNI RSLI2aAlG NBE NBOSALIN 06€0F
Direct investment result 2.41 2.42 0.63 0.61
Indirect investment result (2.32) (0.92) (2.20) 0.04
Total investmentresult 0.09 1.50 (157) 0.65
Statement of adjusted net equity*
oeWnnno 30-06-20 31-12-19 30-06-19
IFRS net equity per consolidated statement of financial positic 1,749,100 1,867,596 1,906,55¢
Derivative financial instruments 187,074 112,558 123,145
Deferred tax liabilities 166,387 178,065 181,38t
Derivative financial instruments and deferred tax liabilities joir
ventures 8,625 10,149 9,689
Adjusted netequity 2,111,118 2,168,368 2,220,77¢
Number of depositary receipts representing shares in issue af
deduction of depositary receipts bought back 49,402,758 49,402,758 49,534,02¢
Net assetvaluee LISNJ RSLI2aA G NBE NBOSA LI 3541 37.80 38.49
Adjusted net assetvaluee LISNJ RSLI2 aAidl NBE NBOS 4273 43.89 44.83
Stock market pricese  LISNJ RSLJ2 aA il NB NE 11.40 25.00 23.50

* These statements contain additional information which is not part of the IFRS financial statements.

*¢KS /2YLIl yeQa aKlNBa | NB

f Aald SR Anfsteidaind BdvaisOn depdRityirdgeiptiréplededis tadB O S A LG &

registered shares. The average number of depositary receipts on issue durimgethe monthsperiod was49,252,82 comparedwith 49,585,907

for the financial year 2018/2019.
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EPRA performance measures*

The European Public Real Estate Association (EPRA) is an organisation which promotes, develops and represen
the European public real estate sector. EPRA sets out best practice reporting guidelines on a number of financial
and operational performance incktors relevant to the real estate sector.

0€ Qy t SNJ RSLI2aArdl

30-06-20 30-06-19 30-06-20 30-06-19
EPRA Earnings** 111,731 118,811 2.27 2.40
EPRA NAV* 2,111,138 2,220,776 42.62 44.56
EPRA NNNAV** 1,736,4Y 1,893,996 35.05 38.00

Belgium France Italy Sweden Total
(%) 30-06-20 30-06-19 30-06-20 30-06-19 300620 30-0619 30-06-20 30-06-19 300620 30-06-19
EPRA net
initial yield 4.2 4.0 4.9 4.5 5.2 5.2 4.7 4.8 4.8 4.8
EPRA topped
up yield 4.3 4.0 4.9 4.6 5.2 5.3 4.9 4.9 5.0 4.9
EPRA vacancy
rate 1.1 0.4 2.1 1.2 0.8 0.8 1.7 0.8 14 0.9
Reconciliation EPRA Earnings*
¢201 €
30-06-20 30-06-19

IFRS profit after taxation (2,149) 74,58¢
Adjustment to IFRS profit after taxation:
Investmentrevaluation and disposal of investment properties 109,006 8,73/
Fair value movement derivative financial instruments 7,816 23,74:
Deferred tax (8,831) 4,921
Share of result of joint ventures 12,568 6,82¢
Share of result of nowontrollinginterest (7,679) 0
EPRA Earnings 111,731 118,81:

Reconciliation NAV, EPRA NAV and EPRA NNNAV*

¢c201f 0eQ t SNJ RSLI2aAl
30-06-20 30-06-19 30-06-20 30-06-19
Equity as per consolidated statement of
financial position 1,749,100 1,906,559 35.41 38.4¢
Derivative financial instruments 187,074 123,143
Deferred tax liabilities 166,387 181,385
Derivative financial instruments and deferre
tax liabilities joint ventures 8,625 9,689
EPRA NAV* 2,111,188 2,220,776 42.62 44 .5¢
Derivative financial instruments (187,074) (123,143)
Deferred tax liabilities*** (128,220) (144,929)
Derivative financial instruments and deferre
tax liabilities joint ventures (8,625) (9,689)
Fair value borrowings (50,817) (49,019)
EPRANNNAV*** 1,736,45 1,893,996 35.05 38.0C

* These statements contain additional information which is not part of the IFRS financial statements.

*x The average number of depositary receipts on issue ovetvieb/e monthsperiodwas49,252,82Icompared withd9,585,907or the financial
year 2018/2019.

**  EPRA NAV and EPRA NNNAYV per depositary receipt are based on the diluted number of depositary receipts. The dilutedlepositaryof
receipts on issue &0 June 2020vas49,535880 comparel with 49,836,538 at 30 June 2019.

*** * The calculation of the deferred tax liabilities takes into account the likelihood that the Company can recover the defeimetti¢ case of a
possible sale.
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Reconciliation EPRA net initial yield and EPRA topppd/ield*
6eQnnno Belgium France Italy Sweden Total

30-06-2030-06-19 30-06-20 30-06-19 30-06-20 30-06-19 30-06-20 30-06-19 300620 30-06-1¢
Property investments 596,500 554,400 925,400 941,100 1,402,70C 1,411,700 922,076 887,885 3,846,676 3,795,08!
Land and property (18,500)
held for development 0 0 (9,800) (8,200  (8,700) (20,000 0 0 (28,200
Investments in joint
ventures 0 0 48,000 50,7 165,500 156,40 0 0 213,500 207,10(
Property investments
held for sale 0 0 0 199,000 0 0 0 0 0  199,00(
Property investments
completed 596,500 554,400 963,600 1,182,600 1,559,50C 1,548,100 922,076 887,885 4,041,676 4,172,98!
t dZNOK I a SNE 14,940 13,893 66312 67,593 23,083 23,034 9,247 8,898 113,582 113,41¢
Gross value
property
investments 611,440568,293 1,029,912 1,250,193 1,582,585 1,571,134 931,323 896,783 4,155258 4,286,40:
Annualised net rents
(EPRA NIY) 25,758 22,577 49,966 57,224 81,638 82,361 43,688 42,934 201100 205,09¢
Lease incentives
(incl. rent free
periods) 313 314 710 555 1,244 920 2,388 1,090 4,655 2,87¢
Annualised rents
(EPRA toppedip
yield) 26,071 22,891 50,676 57,779 82,932 83,281 46076 44,024 205755 207,97

* These statements contain additional information which is not part of the IFRS financial statements.
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oeWnnno Note Twelve months Twelve month:
ended30-06-20 ended30-06-19
Rental income 203350 206,34
Service charge income 29,342 27,93¢
Total revenue 232,692 234,27
Service charge expenses (33,913) (31,085
Property expenses 4 (32,759 (34,764
Net property income 166,020 168,42¢
Share of result of joint ventures (5,378) 1
Investment revaluation and disposal
of investment properties 5 (209,006) (8,734
Company expenses 7 (12,460) (13,814
Investment expenses (1,588) (1,341
Other income 3,492 2,871
Operating result 41,080 147,41°
Interestincome 6 26 32
Interest expenses 6 (41,529) (44,318
Fair value movement derivative financial instruments 6 (7,816) (23,742
Net financing cost 6 (49,319) (68,028
Profit before taxation (8,239) 79,38¢
Current tax (1,741) 11€
Deferred tax 14 8,831 (4,921
Total tax 7,090 (4,803
Profit after taxation (1,149) 74,58¢
Profit after taxation attributable to:
Owners of the Company 4,378 74,58¢
Non-controlling interest (5,527) 0
(1,149) 74,58¢
t SNJ RSLI2aAdl NBE NBOSA LI
Profit after taxation 0.09 1.5C
Diluted profit after taxation 0.09 1.5C

*¢KS /2YLIyeQa akKlkNBa FNB fAad
ten registered shares

5%

i K &nd BagSas. Ghd& depoStadrécaigpresiidis NB OS A LJG &
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Condensed consolidated statement of comprehensive income
oeWnnno Twelvemonths Twelvemonths
ended30-06-20 ended30-06-19
Profit after taxation (1,149) 74,58¢
Foreign curency translation difference@o be recycled througlprofit or loss) 3,449 (6,018
Actuarial result on pension schenfeot to be recycled through profit or l0ss) (651) 24¢
Other comprehensive income 2,798 (5,769
Total comprehensive income 1,649 68,811
Total comprehensive income attributable to:
Ownersof the Company 7,176 68,81
Noncontrolling interest (5,527) 0
1,649 68,817
t SNJI RSLR2aAAGFNE NBOSALIWI 06e€0F
Total comprehensive income 0.15 1.3¢
Diluted total comprehensive income 0.15 1.38

*¢KS / 2YLI yeQa &Kl NB depdsitai redeipts an EiRonextyAmsiekdamd BraisddisOn2 depositary receipepresents
ten registered shares
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Condensed consolidated statement of financial position

0eWYnnno Note 30-06-20 30-06-19
Property investments 8 3,844,86 3,793,38!
Propertyinvestments under development 8 1,800 1,70C
Investments in joint ventures 9 100,708 108,15¢
Tangible fixed assets 5,290 1,33¢
Receivables 10 236 381
Total noncurrent assets 3,952,910 3,904,95!
Receivables 10 63,504 51,09:
Cash and deposits 69,420 65,211
Total current assets 132,924 116,30«
Property investments held for sale 0 199,00(
Total assets 4,085,834 4,220,25¢
Creditors 11 75,333 87,16t
Borrowings 12 253,307 143,22
Total current liabilities 328,60 230,38t
Creditors 11 16,304 10,80:
Borrowings 12 1,575,356 1,767,14¢
Derivative financial instruments 13 187,074 123,14:
Deferred tax liabilities 14 166,387 181,38¢
Provisions for pensions 1,473 83t
Total noncurrent liabilities 1,946,594 2,083,31:
Total liabilities 2,275,254 2,313,701
Net assets 1,810,58 1,906,55!
Equity Eurocommercial Properties shareholders 15

Issued share capital 249,548 249,54¢
Share premium reserve 513,925 517,51
Other reserves 981,256 1,064,91:
Undistributed income 4,378 74,58¢
Equity attributable to the owners of the Company 1,749,100 1,906,55¢
Noncontrolling interest 61,473 0

Total equity 1,810,580 1,906,55!
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Condensed consolidated statement of cash flows

oe WYnnno Twelvemonths
Twelvemonths ende endec
30-06-20 30-06-19
Profit after taxation (1,149 74,58¢
Adjustments:
Movement performance shares granted (886, 2,15C
Investment revaluation and disposal of investment properties 109,20: 8,87¢
Derivative financiahstruments 7,81¢€ 23,74
Share of result of joint ventures 5,37¢ Q)
Interest income (26) (32)
Interest expenses 41,52¢ 44,31¢
Deferred tax (8,831 4,921
Current tax 1,741 (118
Depreciation tangible fixed assets 2,13( 1,15¢
Other movements 2,142 (254
Cash flow from operating activities after adjustments 159,041 159,34«
Decreaséincreasein receivables (21,127 76€
Decreasein creditors (19,081 (3,352
118,83¢ 156,75¢
Current tax paid 0 (317
Capital gain tax paid (1,961 0
Dividendgeceived from joint ventures 2,50( 1,30C
Derivative financial instruments settled (462 (527
Borrowing costs (1,921 (5,805
Interest paid (40,607 (40,505
Interest received 26 32
Cash flow from operating activities 76,414 110,93¢
Propertyacquisitions 0 (118,180
Capital expenditure (81,329 (62,190
Sale of property 199,00( 49,40¢
Investments in joint ventures (430 0
Loan to joint ventures 9,00( (12,000
Additions to tangible fixed assets (976, (776
Cash flow from investingctivities 125,26¢ (143,740
Borrowings added 247,22¢ 494 ,85¢
Repayment of borrowings (332,163 (333,381
Stock options exercised 0 74
Payments lease liabilities (2,103 0
Cost of performance shares settled (362 (195
Depositary receipts bouglitack (16,723 (5,168
Dividends paid (93,707 (92,848
Decreasélncreasein nonrcurrent creditors (398 765
Cash flow from financing activities (197,230 64,101
Net cash flow 4,44¢ 31,297
Currency differences on cash and deposits (240 (124
Increasen cash and deposits 4,20¢ 31,17¢
Cash and deposits at beginning of period 65,211 34,03¢
Cash and deposits at the end of period 69,42( 65,211
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The movements in equity in thigvelve months period ende®0 June2020were:
e Qnnnu Issuec Share Other Undis Equity Non- Total
share premium reserves tributed attributable to controlling equity
capital reserve income owners ofthe interest
Compan!

30-06-2019 249.54¢ 517,517 1,064,91: 74,58¢ 1,906,55¢ 0 1,906,55¢
Profit after taxation 4,378 4,378 (5,527 (1,1%)
Other comprehensive income 2,79¢ 2,79¢ 2,79¢
Total comprehensive income 0 0 2,79¢ 4,37¢ 7,176 (5,527 1,649
Profit previous financial year (19,121 19,121 0 0
Issued shares 0 0
Put option on noncontrolling interest* (54,8(®) (54,8®) (54,8®)
Contribution noncontrolling interest 0 67,00( 67,00(
Depositary receipts bought back (14,868) (14,86B) (14,86B)
Dividends paid (93,707 (93,707 (93,707
Performance shares granted (886! (886! (886!
Performance shares settled 32)
(note 15) (362) (362)
Performance shares vested (2,702 2,702 0 0
30-06-2020 249,54¢ 513,92F 981,25¢ 4,378 1,749,100 61,47: 1,810,589
* Reference is made to note 13 Derivative financial instruments to explain the put option ecomtrolling interest.
The movementsiequity in the previouswelve months period ended @ June2019were:
0eQnnnn Issuec Share Other Undis Equity Non- Total

share premium  reserve: tributed attributable to controlling  equity

capital reserve income owners of the  interest
Compan

30-06-2018 247,83: 518,81: 1,101,07! 72,06¢ 1,939,78:¢ 0 1,939,78:«
New IFRS standards adopted (6,055 (6,055 (6,055
01-07-2018 247,83 518,81: 1,095,02( 72,06« 1,933,72¢ 1,933,72¢
Profit after taxation 74,58¢ 74,58¢ 74,58¢
Other comprehensive income (5,769 (5,769 (5,769
Total comprehensive income 0 0 (5,769 74,58¢ 68,81 0 68,81
Profit previous financial year (20,779 20,77¢ 0 0
Issued shares 1,715 (1,715 0 0
Depositary receipts brought back (5,168 (5,168 (5,168
Dividends paid (5) (92,843 (92,848 (92,848
Performance shares granted 2,15C 2,15C 2,15C
Performance shares settled (195 (195 (195
Performance shares vested (1,729 1,72¢ 0 0
Stock options earcised 74 74 74
30-06-2019 249,54¢ 517,51¢ 1,064,91. 74,58¢ 1,906,55¢ 0 1,906,55¢
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General

Eurocommercial Properties N.V. (the Company) domiciled in Amsterdam, the Netherlands, is eewrtbsed
property investmenttompany At the Extraordinary General Meeting of 18 June 2020, the proposal to amend

the Articles of Association of the Company to extend the current financial year (that started on 1 July 2019) until
31 December 2020 and to have each subsequent financial year start on 1 January and end on 31 December was
adopted.The consolidated financiatatements of tie Company for thd.8 months period starting 1 July 2

and ending31 December2020 will comprise the Company and its subsidiaries (togetreferred to as the

a DNR dzLJ 0 @

Thisinterim report includes the figures for thewelve months period from 1 July2019to 30 June 2020This
interim financial information has not been auditedNJ NS @A SgSR o6& (GKS / 2YLI yeQa

1. Principal accounting policies

(a) Statement of compliance

The interim condensed consolidated financial statements fortttelve months period ending30 June 2020

have been drawn up in accordance with IAS 34 Interim Financial Reporting as adopted by the European Union
(IFRS) aper 30 June 2020The interim condesed consolidated financial statements do not include all the
information and disclosures required in the annual finansiatements andshould be read in conjunction with

G§KS DNRdJzZLIQ& | yydz fat30dugel2¢1OA I £ adGl G6SySyda I a

(b) Change in accoumtqg policies, reclassifications, amendments and improvements
to IFRS

The accounting policies adopted in the preparation of the interim condensed consolidated financial statements
FNE O2yaAraidsSyid gAGK GK2aS F2ff 2 ¢ GdRlidated findnki8 statdh@isl NJ- |
for the yearended 30 June 2019he impactofi KS yS¢ LCw{ wmc W[ S| &h8sibgen| y R
accounted for by the Company

For the adoption of IFRS 1the Company has chosen to use the modified retrospective approach. Consequently,
comparative figures are not restated and there is no impact on the opening balance of equity at the date of
adoption. As all our property investments do not have any grounselgathe new standard has a very limited
negative impacbn the result for the current financial year. At 1 July 2019, the Group recognised -@f-ge
FaaSid FyR I O2 NNBEB a BB hiRdnyhentmSasutir®) leask lkaldililies forlieashat Weree
classified as operating leases, the Group discounted lease payments using an incremental borrowing rate of 2%.

As a result of initially applying IFRS 16, in relation to the leases that were previously classified as operating leases
the Grouprecognised rightf-use assets, lease liabilities, depreciation and interest cost:

0 € Y agparlior the period ended 30 June 2020 Recognised in Amount
Rightof-use assets Tangible fixed assets 4,050
Lease liabilities Creditors 4,055
Depreciatiorright-of-use assets Property expenses 768
Depreciation rightof-use assets Company expenses 271
Interest expenses Net financing cost 71

The interim condensed consolidated financial statements should be read in conjunction with e &R
annual reportas at30 June 201%here further information is provided on the implementation of the new
accounting standards.



Eurocommercial Properties N.V. 26
Twelve Months Interim Report 30 June 2020

Notes to the condensed consolidated financislatements
as at 30 June 2020

(c) Accounting folCOVIDR19 rent concessions

Due to theCOVIBL9 pandemicthe Companywas forced to close its shopping centres in Belgium, France and
Italy during Marchuntil May2020 As a result of the lockdown periods the Company negotiegaticoncessions
with its tenants. Theerent concessions will beccounted foras lease modifid@nsaccording to IFRS 16 Leases
and will beamortized over the remaining terms of thdeases or until the first tenant break optionThe

amortizationwill start as from 1 July 202The totalamountof rent concessions granted$E LIS O SIR.7i 2 o
million and willbe amortized over the future reporting periods as presented in the table below.

Rent concessic Amortisation Amortisation Amortisation Amortisation  Amortisation

to be amortise H2 2020 2021 2022 2023 2024+
Belgium € H €12m € M € n € n € n
France € n € M € M € n € n € n
Italy € M t € 0 € 0] € M € M € H
Total € M ( € c € p € H € M € H

In Sweden, the shopping centres were open and the Swedish Government introduced a rent rebate $hbheme.
Swedish rent rebate scheme has put economic and market pressure on landlords to adhere to the scheme and
to grant rent concessionand f the scheme wuld not have been in plagenany landlordamight not have

granted rent discountsTheserent discountsare bookedas a reduction of rental inconia the fourth quarter

of the current financialye® ¢ KS G201 f NBy G O20mbdiSriad A.Bryilkon i& rgceijablS RSy
under theSwedish gvernment scheme.
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2. Segment information 2020
6eWnnno Total Adjustments
For the twelvemonths period The] proportional joint Total
ended 30/06/20 Belgium France Italy  Sweder Netherlands*| consolidation ventures IFR:
Rental income 26,340 53,514 88,816 45,885 0 214,55¢ (11205  203,35(
Service charge income 6,656 7,254 5,795 12,535 0 32,240 (2,898) 29,34:
Service charge expenses (6,819)  (8,884) (5,863) (15,601, 0 (37,167) 3,254 (33,913
Property expenses (2,259) (10,429 (15124 (5,542) 0 (33354 595 (32,759
Net property income 23,918 41,455 73,624 37,277 0 176,274 (10,254) 166,02(
Share of result gpint
ventures 0 0 0 0 0 0 (5,378) (5,378
Investment revaluation and
disposal of investment
properties (32,247) (25,314, (58,567, (6,641) 211 (122,558 13,552 (109,006
Segment result (8,329) 16,141 15,057 30,636 211 53,716 (2,080) 51,63¢
Netfinancing result (51,226) 1,907 (49,319
Company expenses (12,456) (4) (12,460
Investment expenses (1,597) 9 (1,588
Other income 2,104 1,388 3,492
Profit before taxation (9,459) 1,220 (8,239)
Current tax (1,856) 115 (1,741
Deferred tax 10,166 (1,339 8,831
Profit after taxation (1,149) - (1,149
6e Wnnn Total Adjustments
As per 30/0620 The] proportional joint Total

Belgium France Italy  Sweder Netherlands*| consolidation ventures IFR:

Property investments 596,500 971,60C 1,568,D0 922,07€ 0 4,058,37€  (213,500) 3,844,87€
Property investments
under development 0 1,800 0 0 0 1,800 0 1,80(
Investments in joint ventures 0 0 0 0 0 0 100,708 100,70¢
Tangible fixed assets 2 1,720 2,086 486 996 5,290 0 5,29(
Receivables 8,236 22,857 27,973 6,286 983 66,3% (2,595) 63,70
Derivative financial
instruments 0 0 0 0 0 0 0 0
Cash and deposits 3,116 3,286 8,940 9,220 45,673 70,235 (815) 69,42(
Total assets 607,854 1,001,268 1,607,198 938,06€ 47 652 4,202,038 (116202) 4,085,831
Creditors 3,618 15,007 41,704 29,03 1,982 91,34 (15,99) 75,353
Non-current creditors 850 9,983 5,176 523 410 16,942 (638) 16,30¢
Borrowings 285,018 283,05¢ 927,571 363,968 60,000 1,919,61C (90,947) 1,828,66:
Derivative financial
instruments 61,618 1,166 126,37C 1,143 0 190,297 (3,223) 187,07
Deferred tax liabilities 0 0 95,455 76,335 0 171,79C (5,403) 166,38
Provision for pensions 0 0 0 0 1,473 1,473 0 1,47:
Total liabilities 351,104 309214 1,196,27€ 470,99 63,865 2,391,4% (116202 2,275,258
ownnno Total Adjustments
Fa the twelve months period The| proportional joint Total
ended 30/06/20 Belgium France Italy Sweder Netherlands’ consolidation ventures IFR:
Acquisitions, divestments
and capital expenditure
(including capitalised interes 74,336 (192,905 58,317 34,374 0 (25,878) (19,666) (45,544)

* The Netherlands represents assets and liabilities of EurocommerciadfiespN.V. and its offices Amsterdam and London.
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2. Segment information 209
6eWnnno Total Adjustments
For the twelvemonths period The| proportional joint Total
ended 30/06/19 Belgium  France Italy Sweder Netherlands*| consolidation ventures IFR:
Rental income 21,740 61,137 88,456 46,213 0 217,54€ (11,203 206,34:
Service charge income 1,182 8,739 6,189 14,594 0 30,704 (2,770 27,93¢
Service charge expenses (1,195) (10,165  (6,304) (16,326 0 (33,990 2,90t (31,085
Property expenses (2,309) (9,867, (16,862 (6,616) 0 (35,654 89C (34,764
Net property income 19,418 49,844 71,479 37,865 0 178,60€ (10,178 168,42¢
Share of result of joint venture 0 0 0 0 0 0 1 1
Investment revaluation and
disposal of investment
properties (5,677) (25,049 24,693 (8,508) 433 (14,108 537/ (8,734
Segment result 13,741 24,795 96,172 29,357 433 164,49¢ (4,803 159,69
Net financing result (72,351, 4,32 (68,028
Companyexpenses (13,814, 0 (13,819
Investment expenses (1,349) 8 (1,34)
Other income 1,796 1,081 2,871
Profit before taxation 78,780 60¢ 79,38¢
Current tax (662) 78C 11€
Deferred tax (3,532) (1,389 (4,921
Profit after taxation 74,586 0 74,58¢
oeWnnno Total Adjustments
As per 30/0619 The| proportional joint Total

Belgium  France Iltaly  Sweder Netherlands*| consolidation ventures IFR:

Property investments 554,400 990,10C 1,568,10C 887,88t 0 4,000,48¢ (207,100 3,793,38!
Property investments 0
under development 1,700 0 0 0 1,700 0 1,70C
Investments in joint ventures 0 0 0 0 0 0 108,15¢ 108,15¢
Tangible fixed assets 7 329 605 140 252 1,333 0 1,33¢
Receivables 5974 23,698 13,554 3,061 794 47,081 4,39 51,47«
Derivative financial instruments 0 0 0 0 0 0 0 0
Cash and deposits 1,585 58,779 32,700 62,693 (80,191) 75,566 (10,355 65,211
Property investments held for se 0  199,00C 0 0 0 199,00C 0 199,00(
Total assets 561,966 1,273,60€ 1,614,95¢ 953,77¢ (79,145) 4,325,165  (104,906) 4,220,259
Creditors 7,756 28,114 31,400 25,706 3,928 96,904 (9,739 87,16t
Non-current creditors 788 9,106 1,489 128 0 11,511 (708 10,80¢
Borrowings 284,835 429,17¢ 876,295 363,83C 41,000 1,995,13¢ (84,770 1,910,36!
Derivative financial instrument 9,746 2,904 112,04€ 1,325 0 126,028 (2,880 123,14
Deferred tax liabilities 0 0 115,28z 72,912 0 188,194 (6,809 181,38t
Provision for pensions 0 0 0 0 835 835 0 83t
Total liabilities 303,125 469,30: 1,136,514 463,901 45,763 2,418,60t (104,906 2,313,70!
6eWnnno Total Adjustments
For the twelvemonths period The| proportional joint Total
ended 30/06/19 Belgium  France Italy Sweder Netherlands*| consolidation ventures IFR:
Acqusitions,divestmentsand
capitalexpenditure (including
capitalised interest) 107,300 (39,275 41,497 38,118 0 147,64C (9,709 137,93

* The Netherlands represents assets and liabilities of Eurocommercial Propénfieand its offices in Amsterdam and London.
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3. Exchange rates

LG Aa 3ISYySNIife (KSudidesimensdcuse deliz dehoddated teNurmgrieyy/of
investment to provide a (partial) hedge against currency movements. Exceptionally forward contegche
entered into from time to time when debt instruments are inappropriate for cost or other reasoms.only
non-euro investment assets and liabilities of the Company are in Sweden and to a very small extent in the United
Kingdom as the Company has an office in Londsnat30 June 202@ m ¢ | E0.494 &30 June 202 SEK
1056330 I Y R € M.91841{38 JubBe. 201:9GBF0.8966.

4. Property expenses

Property expenses in the current financial period were:

ForthetwelveY2 Yy 1 K&a SYRSR 6eWnnno 30-06-20 30-06-19
Direct property expenses
Bad debts 2,463 51E
Centre marketing expenses 2,201 2,96¢€
Insurance premiums 933 837
Managing agent fees 2,970 3,62¢
Property taxes 3,495 3,50(
Repair and maintenance 929 82C
Shortfall service charges 1,085 1,16(C
14,076 13,42¢
Indirect property expenses
Accounting fees 648 708
Audit fees 439 40%
Depreciation fixed assets 847 94¢
Depreciation IFRS 16 Right of use assets 768 0
Dispossession indemnities 109 173
Italian local tax (IRAP) 166 1,352
Legal and other advisory fees 2,113 2,071
Letting fees and relocation expenses 1,232 1,48&
Local office and accommodation expenses 1,578 1,73¢
Pension contributions 155 183
Salaries, wages and bonuses 6,634 6,602
Social security charges 2,844 2,861
Performance shares granted (IFRS 2) (139) 587
Travelling expenses 442 97¢€
Other local taxes 665 944
Other expenses 182 31C
18,683 21,34(

32,759 34,76¢
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5. Investment revaluation and disposal of investment properties

Realised and unrealised valo®vements on investments in the current financial period were:

Forthetwelve Y2y 1 Ka SYRSR o0eWnnno 30-06-20 30-06-19
Revaluation of property investments (207,592) (1,146
Revaluation of property investments under development (348) (385)
Revaluation of property investments held for sale 0 (8,021
Divestment movement property sold (1,263) 661
Elimination of accrued entry fees (309) (99)
Elimination of capitalised letting fees 224 (214)
Movement longterm creditors 150 13
Foreign currency results 132 457

(109,006) (8,734

¢ KS RA @S a il YI¢3D0o0NBlateditolithe 8ale d50% ofthe property Passage du Havre, Paris

6. Net financing cost

Net financing cost in the current financiariod comprised:

ForthetwelveY2 Yy 1 K&a SYRSR 6eWnnno 30-06-20 30-06-19
Interest income 26 32
Gross interest expense (42368) (45,018
Capitalised interest 839 70C
Unrealised fair value movement derivative financial instruments (7,3%4) (23,742
Realised fair value movement derivative financial instruments (462) 0

(49,319) (68,028

Gross interest expense consists of interest payable on loans calculated using the effective interest rate method.
The interest payable to finance the extension/acquisition of an asset is capitalised until completion/acquisition
date and is reported as cdplised interest. The interest rate used for capitalised interest during the current
financial period wad.9%(2018/2019 1.9%).Interest rate swap agreements have been entered into to hedge

the exposure to interest rate movements so théi% G0 June2019: 78%) of interest costs are fixed at an
average interest rate a2.0% @0 June2019: 2.1%) for an average period afmost severyears (8 June2019:

6.6 years).
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7. Company expenses

Company expenses in the currerihfncial period comprised:

ForthetwelveY2 y i K& SYRSR o0eWYnnno 30-06-20 30-06-19
Audit fees 290 384
Depreciation fixed assets 515 209
5ANBOG2NBRQ FSSa 2,823 2,65€
IT expenses 962 993
Legal and other advisory fees 1,183 817
Marketing expenses 696 616
Office and accommodation expenses 1,739 2,071
Pension costs* 42 48
Pension contributiorts 476 427
Salaries, wages and bonuses 2,190 3,037
Social security charges 374 410
Statutory costs 429 452
Performance shares granted (IFRS 2) (74) 488
Travelling expenses 280 482
Other expenses 585 722

12,460 13,814

* The pension contributions are allocated to the direct investment result and the pension costs to the indiestment result

8. Property investmentsproperty investments under developmenmnd property
investments held for sale

Property investmentandLINR LISNIi @ Ay @SadyYSyida dzyRSNI RS@St 2LIYSyi
policy that all property investments be revalued seamnually by qualified independent experts. The
AYRSLISYRSY (G @Ffdzr GA2Y FA3dzNB dthemet phicadxietted t@b¥ telteiyedl Bya  LIN
GKS /2YLIlye FNBY F y2GA2yF{f LJzZNOKFASN) gK2 g2dzAZ R R
properties in the Group are freehold. The qualified independent valuers have prepared their appraisals in
accordance with the Appraisal and Valuation Standards published by the Royal Institute of Chartered Surveyors
(RICS) and the International Valuation Standards published by the International Valuation Standards Committee
(IVSC). These standards require thaltiers, amongst other activities, collect a variety of data including general
economic data, property specific data and market supply and demand data. Property specific data include
passing rent and future rent, expenses, lease terms, lease incenti@esnaies etc. The data and valuation
methodologies used are set out in the independent valuation reports. All properties were reval@8dlune

2020 Theyields described in the Board of Management report reflect market practice and are derived by
dividing expected property net income for the coming year by the gross valuation (net valuation figure plus
LIZNO K aSNDa O2adGa AyOf dzZRAy 3 { Nhe/valFatoNdtaRdimidsh uSet by te E LIN.
external independent valuers require that vals draw attention to uncertain circumstances, if these could have

a material effect on the valuation, indicating the cause of the uncertainty and the degree to which this is
reflected in the reported valuatiarDue to the outbreak of th€OVIBEL9 pandemic the valuation reports at 30

June 2020 contained a material uncertainty paragraph as per VPS 3 and VPGA 10 of the RICS Red Book Glob
The uncertainty paragraph sets out th@aOVIBL9 has impacted global financial markets and market activity is
being imm@cted in many sectors. As at valuation date, the appraisers consider that they can attach less weight
to previous market evidence for comparison purposes, to inform their opinions of value. The current response
to COVIRL9 means that appraisers are facedtivan unprecedented set of circumstances on which to base a
judgement. Appraisers set out that given the unknown future impa@©¥VIBL9, means that valuations needs

to be kept under frequent review. The inclusion of the material valuation uncertaioeg not mean that the
valuation cannot be relied upon, but that there is less certainty than would be otherwise the case.
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8. Property investmentsproperty investments undedevelopmentand property

investments held for salécontinued)

Thecurrent property portfolio is:

oeWYnnnvo 30-06-20 30-06-19 30-06-20 30-06-19
Net value Net value Coststodate  Coststo daté
Belgium
Woluwe, Brussels** ** 596,500 554,400 652,105 577,75!
France
Passage du Havre, Parig*** 209,000 403,300 97,030 192700
Val Thoiry, Greater Geneva 162,100 165,200 138,362 138,05¢
Les Atlantes, Tours* 115,400 122,000 67,083 66,92:
Chasse Sudthassesur-Rhéne* 96,100 95,700 73,830 73,27¢
/ SYGND! T dzZNE | @ 8§ NB&F 91,600 96,700 64,918 64,667
MoDo, Moisselles* 70,000 72,300 67,763 67,834
Les Portes de Taverny, Taverny* 61,000 63,200 27,397 26,51(
Grand A Amiens* 58,100 60,900 38,181 37,981
LesTrois Dauphins, Grenoble* 36,800 38,100 27,313 27,32z
Les Grands Hommes, Bordeaux 23,500 21,000 22,824 20,24z
Shopping Etmmbiéres, Greater Geneva** *** 1,800 1,700 8,548 8,09¢
925,400 1,140,100 633,249 723,607
Italy
| Gigli, Florence* 474,800 472,100 341,375 334,20(
Carosello, Carugate, Milan* 371,500 380,400 209,738 209,39:
Collestrada, Perugia* 139,000 143,500 138,510 137,68
Il Castello, Ferrara* 132,700 137,400 86,612 86,57:
Curno, Bergamo* 123,800 118,800 58,523 45,317
Cremona Po, Cremona* 111,500 107,300 123,450 115,13¢
| Portali, Modena* 49,400 52,200 49,096 48,50¢
1,402,700 1,411,700 1,007,24 976,81
Sweden
Hallarna, Halmstetd 162,995 146,905 151,083 145,85¢
Bergvik, Karlstad* 145,023 143,704 114,572 114,52¢
C4 Shopping, Kristianstad* 144,929 134,049 126,412 123,127
Ingelsta Shopping, Norrkdping* 117,287 118,542 95,555 94,93¢
Grand Samarkand, Vaxjo* 112,437 114,358 83,237 80,26(
Vallo, Gavle* 109,435 110,572 113,771 110,20¢
Elins Esplana&kovde* 88,996 78,953 70,635 68,15¢
Moraberg, Sodertalje 40,974 40,802 39,276 39,21t
922,076 887,885 794,541 776,28¢
Total 3,846676 3,994,085 3,087,199 3,054,45¢
Less: Property investments under development (1,800) (2,700) (8,548 (8,099
LessProperty investments held for sale - (199,000) - (96,350
Property investments 3,844,876 3,793,385 3,078,651 2,950007
* These properties carry mortgage detitl J 11,675million at30 June 202030 June 204Y 1,819 million).
*x Classified as property investments under development.

ik This parcel of land is next to Shopping Etrembiéres (partly owned via a joint venture).

**%  This property is held with a joint venture partner, whiclhding a minority staksince 18 September 2019
*+kkk - This property is held 50/50 with a joint venture partner.

L The comparativéigures have been restatedith regard to the costo date of the Swedish properties
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8. Property investmentsproperty investments under developmenmind property
investments held for salécontinued)

Changesn property investments and property investments held for sale for the financial period ended 30 June 2020 were
as follows:

oeWnnno 30-06-20 30-06-19
Book value at beginning of period 3,992,385 3,761,65!
Acquisitions 0 119,94¢
Capital expenditure general 5,098 18,87(
Capital expenditure extensions and refurbishments 79,905 33,29(
Contribution in kindbf property 67,000 0
Capitalised interest 839 357
Capitalised letting fees (224) 321
Elimination of capitalised letting fees 224 (321
Revaluation of property investments (1207,592) (1,146
Revaluation of property investments held for sale 0 oy Z
Reallocation from properties under development 0 MHT .
Book value divestment property (199,000) (48,800
Exchange rate movement 6,241 (11,354
Book value at end of period 3,844,876 3,992,38!

Changes iproperty investments under development for the financial period ended 30 June 2020 were as follows:

oeWnnno 30-06-20 30-06-19
Book value at beginning of period 1,700 113,92¢
Reallocation to property investments 0 (127,588
Capital expenditure 448 13,712
Capitalised interest 0 343
Capitalised letting fees 0 (207
Elimination of capitalised letting fees 0 107
Revaluation property investments under development (348) (385
Exchange rate movement 0 1,68¢
Book value at end of period 1,800 1,70C

The fair value measurement of all the propeityestmentsand property investments under developmesite
categorised withidevel3 of the fair value hierarch{30 June 2019evel3).

Assumptions and sensitivity analysis:

The average net initial yield applied by the value# 286 forBelgium4.7% for France5.1% for Italy andt.6%
for Sweden, compared to the yas reported as per 30 June 2043.9% for Belgiung.5%(France)51%(Italy)
and4.8%(Sweden)respectively.

An increase in the average net initial yield of 25 bps would result in a decrease in the value of the property
LJ2 NIi T 2170m#lionZ3® June 2010 194 million), whereas a decrease in the average yild5 bps would
NEBadzZ G Ay Fy AYyONBIFa&S Ay a®Giliod (30 Jdze 2000228imKIiG). LINE LIS NIi &

An increase in the estimated rental values® would result in an increase in the value of the property portfolio
2 F145million B0 June 2019 140 million). A decrease in the estimated rental values® would result in a
RSONBIasS Ay GKS @I f dzS145nflioni(3I0Sune ZOM 148milliod). L2 NI F2f A2 2 7
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9. Investments in joint ventures

Changes in investments in joint ventures for the financial period en@etu8e2020 were as follows:

oeWnnno 30-06-20 30-06-19
Book value at beginning of period 108,156 108,85:
IFRSdjustments 0 602
Investments in joint ventures 430 0
Dividends received frofjoint ventures (2,500) (2,300
Eurocommercial share of total comprehensive income (5,378) 1
Book value at end of period 100,708 108,15¢

Investments in joint ventures refeéo the shopping centreBiordaliso and Shopping Etnbiéres.

10. Receivables

6eW¥Ynnno 30-06-20 30-06-19
Funds held by managing agents 6,029 3,47€
Loan to joint venture 3,000 12,00C
Rents receivable 45,752 27,174
Provision for bad debts (4,222 (1,594
VAT receivable 56 4,002
Prepaid tax 5,875 1,828
COVIBL9 Sweden state support 1,467 0
Other receivables and prepayments 6,283 4,58¢€

63,740 51,474

The rents receivable as per 30 June 2030 beallocatedl & T 2 6.58MfatYA xy AlFmillioSih I A dzY
CNJ y23.8rA fef A 2y A¢milliod in SwedehPdridf the rents receivablen Belgium, France and Italy

are consideredease modificatiosaccordingo IFRS 1&nd will be amortized over the future reporting periods

as explained in Note. 1

11. Creditors

oeWnnno 30-06-20 30-06-19
(i) Current liabilities
Interest payable 7,220 8,12€
Local and property tagayable 7,490 450
Payable on purchased property/extensions 26,151 21,917
Rent received in advance 10,173 35,117
VAT payable 1,328 2,537
Current lease liabilities 1,007 0
Other creditors and accruals 21,984 19,01¢
75,353 87,16t
(i) Non-current liabilities
Tenant rental deposits 10,890 10,80:
Corporate tax payable 2,366 0
Non-current lease liabilities 3,048 0

16,304 10,80¢
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12. Borrowings

oeW¥Ynnno 30-06-20 30-06-19
Book value at beginning of the period 1,910,369 1,747,75¢
IFRS adjustments 0 6,488
Drawdown of funds 247,226 494,852
Repayments (332,163) (333,381
Exchange ratenovement 2,372 (3,078
Movement prepaid borrowing costs 859 (2,268
Book value at the end of the period 1,828,663 1,910,36¢

The borrowings are all directly from major banks with average unexpired teraisiostfive years. The average
interest rate, including derivative financial instruments, in the current financial period2ud6 (12 months
ended 30 June 2012.1%).At 30 June 202the Company has hedged its exposure to interest rate movements
on its borrowings foi75% (30 June 20198%) at an averge term of6.9years (30 June 2016.6 years). Théair

@l dzS§ 2F 0,898millior? (bogkivalde &80 dune 2029 1,829million), compared to a fair value of
€1,971million at 30June 209 (book value at 30 June 20Y91.910 million). The fair value of the borrowings
with a fixed interest rate from drawdown date to maturity is based on a model taking into account the
appropriateswap curve of the underlying loan.

13. Derivative financial instruments

6eW¥Ynnno 30-06-20 30-06-19
Book value at beginning of the period (123,143) (99,934
Unrealised fair value movement interest rate swaps (11,461) (35,702
Realised fair value movement interest rate swaps 0 527
Initial discounted valug@ut option on noncontrolling interest (54,805) 0
Interest put optionon noncontrolling interest (1,752) 0
Fair value movemerdf put optionon noncontrolling interest 4,107 0
Fair value movement of Galleria Verde put option 0 11,96C
Exchange rate movement (20) 6
Book value at the end of the period (187,074) (123,143

Derivative financial instruments are recognised initially at trade date at fair value (cost price). Subsequent to
initial recognition, derivative financial instruments are stated at their fair value. The gain or loss on measurement
to fair value is recogsed in the condensed consolidated statement of profit or loss. The fair value of interest
rate swaps is the estimated amount that the Group would receive or pay to terminate the swap at the balance
sheet date, taking into account current interest ratesg tturrent creditworthiness of the swap counterparties

and the own credit risk regarding counterparties. Derivative financial instruments concern derivative interest
rate swap contracts. A valuation technique is used to determine the fair value of thatileza/with inputs that

are directly or indirectly observable market data. The fair value of the derivatives is estimated by discounting
expected future cash flows using current market interest rates and the yield curve over the remaining term of
the instument. In connection with the nceourrent borrowings, the derivative financial instruments are
presented as nowrturrent assets and neaurrent liabilities. The fair value measurement of all derivative financial
instruments is categorised within lev2bf the fair valuehierarchy (30 June 201level 2.

The put optionon noncontrolling interestrelates toright of the minority shareholderto sell its sharesn
Eurocommercial PropertieBelgiumS.A.Theminority shareholder can exerciges rightsat its sole discretion

after a fiveyear period has lapsedince September 2019The put option on nostontrolling interest is
recognised initially at the present value and subsequently measured at amortised costs using the effective
interest rate method. Angubsequent changes in the measurement of the put option oncmmtrolling interest

are recognised in the consolidated statement of profiloss.The discount rate for the fair value calculation is
4.1%. The fair value measurement of this instrumegiggorised within level 3 of the fair value hierarchy.
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14. Deferred tax liabilities
Deferred taxiabilities deereased toe 1664 million (30 June 201%181.3million) andare related to deferred

capital gains tax on the Italian and Swedish property investments and to the derivative financial instruments for
KSRIAY3A (GKS /2YLIl yeQa SELRadaNB (2 AyGSNBaid NI iSa A

The changes in deferred tax liabilities were as follows:

6eW¥Ynnno 30-06-20 30-06-19
Book value at beginning of the period 181,38t 177,17
Tax impact ofFRS adjustments 0 16C
Recognised in statement of profit or loss (6,791 6,941
Release to statement of profit or loss due to property sale (2,164 (2,020
Exchange rate movement 457 (867)
Reallocation tacurrent taxdue to step upof tax base (6,500 0
Book value at the end of the period 166,38 181,38¢

15. Share capital and reserves

¢CKS /2YLI yeQa akKlINBa FINB tAalGSR Ay GKS TFanNBfusseE 0S|
One bearer depositary receipt represents ten ordinary registered shares. The number of shares on issue
increasedon 29 November 2019y 395,442bonusdepositary receiptsinder the stock dividend plan. Holders

of depositary receipts representingj2.1% ofthe issued share capitak@19 12.5%) opted for the bonus
depositary receipts at an issue pricee®.70F N2Y (G KS / 2YLI yeQa &akKFNB LINBYA
RA @A R Qy8per gepositary receipt for the financial year endg@ June 2019Accodingly, of the available
dividendof€106.6Y A f f A 2 y =  |1¢.9ntilli6r2wdesy/nidt paicfout @ cash.

On7 November 201990,913depositary receipts granted under the Performance Share Plaé\&6fe vested.
The depositary receiptbought back were used to provide for the vested performance sharess86¢P24
depositary receiptsemaired bought backas at30 June 2020

The68,388depositary receiptgranted under the Performance Share Plan 2017 were cancelled, as these will
not meetthe hurdles to secure vesting.

16. Commitments not included in the balance sheet

The Company has signatuilding contract for thdirst and second phase of the Valpwject inGavle,Sweden.
The outstandig commitment under tis contractis O d0million as per 8 June 2020The Company has signed
an agreement to contribute. €3 million to Galleria Verde S.r.l. to undertatte refurbishment of Fiordaliso.

17. Post balance sheet events

In July 2020 Italian subsidiaries of the Company entered into two new state guaranteed bank loans with Banca
t2L2EFNE RA aAtly2 FyR . FyOb LydSal F2NJ AtyoniaR it f
commercial pricing conditions. The drawn down funds can be used for working capital purposes within the
Italian group companies.
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Other information

Holders of depositary receipts/ordinary shares with a holding of 3% or more

Under the Netherlands Act on Financial Supervision, the Netherlands Authority for the Financial Markets has
received notification from four holders of depositary rgusiordinary shares with interests greater than 3% in

the Company. According to the latest notifications these interestsrewas follows: Stichting
Administratiekantoor Eurocommercial Properties (99.84%), Mr A. van R&R2Z%6), Bank of Montreal
13(5.01%)BlackRock, Inc. (4.59%)d ICAMAP Investments S.a.r.| (3.06%)

The dates of the aforesaid notifications were 1 November 20068Vlay 20194 June 201931 May 2018nd
20 February 2020

Stock market prices and turnovers from 1 J@§19to 30 June2020

High Low Average
Closing pric80 June 2026 ¢ T RSLI2aA Gl NB NBO! 11.40 29.60 7.75 20.2¢
Average daily turnover (in depositary receipts) 157,851
' SN 3S RIAf @ GdzNYy2OSN 6eWnnn. 2.7
Total turnover over the padtvelveY 2 Y i K& 6 € Wnnn 3 n 703
alk Nl SG OFLIAGFEAAlIGAR2Y O6eWnnnx, 569

Total twelvemonths turnover as a percentage of market capitalisat 123.8%0
Source: Euronext, Global Property Research.

Depositary receipts listed on Euronext Amsterdand Brussels have been accepted for delivery through the
book entry facilities of the Netherlands Central Institute for Giro Securities Transactions (Nederlands Centraal
Instituut voor Giraal Effectenverkeer B.V.) trading as Euroclear Nederland.

ISINg Code: NL 000028887,6symbol: ECMPA
Stock market prices are followed Byoomberg: TickerECMPA NA
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