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Direct investment result 2023 vs 2022 (Net Values, Delta €m) 

 
 
 
The direct investment result for the 12 months to December 2023 increased by 3% to €123.1 million, compared to €119.5 million for the 
same period in 2022. The higher net property income compared to 2022 is mainly related to higher rental income from the properties due 
to indexation and renewals and relettings (€10.5 million), the absence of the Covid-19 rent concessions related to IFRS 16 (€5.5 million) 
and the acquisition of the minority stake in Woluwe (€2.7 million). This more than compensated the increase in interest expenses (€10.2 
million) and the higher current tax, mainly in Italy, (€1.2 million) derived from the strong increase in rental income. 
 
 
 

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

 
 
  

 
 
 

3311--1122--2233    
€€’’000000  

31-12-22  
€’000 

IFRS net equity per consolidated statement of financial position 22,,000077,,118800  2,043,866 
Net derivative financial instruments ((1100,,771155))  (48,661) 
Deferred tax 111166,,885522  111,482 
Net derivative financial instruments and deferred tax joint ventures and  
non-controlling interest ((66,,221111))  (13,092) 
Adjusted net equity 22,,110077,,110066  2,093,595 
    
Number of shares in issue after deduction of shares bought back 5533,,227744,,776677  52,842,238 
Net asset value – € per share (IFRS) 3377..6688  38.68 
Adjusted net asset value – € per share  3399..5555  39.62 
Stock market prices – € per share 2222..2200  22.60 

Statement of adjusted net equity* 
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The European Public Real Estate Association (EPRA) promotes, develops and represents the European public real estate sector. EPRA 
sets out best practice reporting guidelines on a number of financial and operational performance indicators relevant to the real estate 
sector. The definitions of the EPRA performance indicators can be found in the glossary of this annual report.  
 

 
 PPeerr  sshhaarree  €€  

3311--1122--2233  31-12-22  3311--1122--2233  31-12-22 

EPRA earnings** 111199,,776633  114,671  22..2266  2.17 
EPRA NRV 22,,221111,,229900  2,201,489  4411..3344  41.63 
EPRA NTA 22,,111177,,775511  2,105,890  3399..5599  39.82 
EPRA NDV 22,,001100,,776699  2,053,196  3377..5599  38.82 
 
  BBeellggiiuumm    FFrraannccee    IIttaallyy    SSwweeddeenn    TToottaall  

% 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 

EPRA net initial yield 44..99  4.6 55..77  5.2 66..22  6.0 55..99  5.6 55..88  5.5 
EPRA topped-up yield 55..22  4.9 55..88  5.3 66..33  6.1 66..00  5.8 66..00  5.7 
 

% 
 BBeellggiiuumm    FFrraannccee    IIttaallyy    SSwweeddeenn    TToottaall  

3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 

EPRA vacancy rate 22..11  1.7 22..33  2.9 00..22  0.6 22..99  1.7 11..55  1.5 

Reconciliation EPRA earnings: 

 22002233  2022 

IFRS result after taxation ((2266,,887722))  200,737 
Adjustments to IFRS profit after taxation:    
Investment revaluation and disposal of investment properties 9955,,004444  13,211 
Fair value movement derivative financial instruments 3388,,665522  (133,989) 
Adjustment amortisation put-option liability 44,,778899  0 
Deferred tax 55,,335555  43,632 
Share of result of joint ventures 22,,001199  (11,950) 
Share of result of non-controlling interest 777766  3,030 
EPRA earnings 111199,,776633  114,671 
    
Average number of issued shares after deduction of shares bought back** 5533,,006600,,228800  52,842,238 
    
EPRA earnings per share (€) ** 22..2266  2.17 
* These statements contain additional information which is not part of the IFRS financial statements. 

**     For the year 2022, the number of issued shares after deduction of shares bought back at 31 December 2022 was used due to the mandatory scrip dividend distributed in 2022.  
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Reconciliation NAV, EPRA NRV, EPRA NTA and EPRA NDV: 

 

EEPPRRAA  NNRRVV    EEPPRRAA  NNTTAA  EEPPRRAA  NNDDVV   

3311--1122--2233  
€€’’000000  

31-12-22 
€‘000  

3311--1122--2233  
€€’’000000  

31-12-22 
€‘000  

3311--1122--2233  
€€’’000000  

31-12-22 
€’000 

IFRS equity Eurocommercial shareholders 22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866 
            
Diluted NAV and Diluted NAV at fair value 22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866 

Exclude:            
Deferred tax assets and liabilities 112277,,776688  123,877  112277,,776688  123,877  nn//aa  n/a 
Deferred tax assets and liabilities Joint Ventures 22,,555511  1,028  22,,555511  1,028  nn//aa  n/a 
Fair value financial instruments ((1100,,771155))  (48,761)  ((1100,,771155))  (48,761)  nn//aa  n/a 
Fair value financial instruments Joint Ventures ((99,,003322))  (14,120)  ((99,,003322))  (14,120)  nn//aa  n/a 

Include:            
Fair value of fixed interest rate debt nn//aa  n/a  nn//aa  n/a   33,,559900  9,330 
Real estate transfer tax 9911,,557755  93,674  nn//aa  n/a  nn//aa  n/a 
Real estate transfer tax Joint Ventures 11,,996644  1,925  nn//aa  n/a  nn//aa  n/a 
NAV 22,,221111,,229900  2,201,489  22,,111177,,775511  2,105,890  22,,001100,,776699  2,053,196 
            
Fully diluted number of shares 5533,,449900,,223388  52,888,098  5533,,449900,,223388  52,888,098  5533,,449900,,223388  52,888,098 
NAV per share (€) 4411..3344  41.63  3399..5599  39.82  3377..5599  38.82 
* This statement contains additional information which is not part of the IFRS financial statements. 

 

For the assets owned by our local subsidiaries in Sweden, deferred tax liabilities (DTL) are reported in the Group IFRS financial statements 
adopting the initial recognition exemption of IAS 12 Income taxes; consequently the DTL is €27.0 million higher than reported in the Group 
IFRS balance sheet. 
 
EPRA NRV: Deferred tax assets and deferred tax liabilities (DTA and DTL) for capital gains or losses from property investments, property 
investments under development, property investments held for sale and financial instruments are excluded from IFRS equity for this 
calculation. 
 
EPRA NRV and EPRA NTA: Deferred tax assets and deferred tax liabilities (DTA and DTL) for capital gains or losses from property 
investments, property investments under development, property investments held for sale and financial instruments are excluded from 
IFRS equity for this calculation. In the previous reporting periods the Company adopted the option to reduce by 50% of the deferred taxes 
accounted for in the consolidated financial statements, but as it is the intention of the Company to keep these assets this option is no 
longer applied and the comparative figures have been restated accordingly. 
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Reconciliation EPRA net initial yield and EPRA topped-up yield: 

(€‘000) 
BBeellggiiuumm  

 
FFrraannccee  

  
IIttaallyy  

  
SSwweeddeenn  

  
TToottaall  

3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 

Property investments 552222,,446600  578,090  880022,,228800  810,280  11,,445599,,883300  1,439,950  779911,,332288  814,626  
33,,557755,,8899

88  3,642,946 

Land and property held for 
development 00  (11,510)  ((88,,771100))  (8,650)  ((66,,778800))  (6,860)  ((55,,116666))  (5,282)  ((2200,,665566))  (32,302) 

Investments in joint 
ventures 00  0  00  0  119955,,886600  189,920  00  0  119955,,886600  189,920 

Property investments 
completed 552222,,446600  566,580  779933,,557700  801,630  11,,664488,,991100  1,623,010  778866,,116622  809,344  

33,,775511,,1100
22  3,800,564 

Purchasers’ 
costs 1133,,006600  14,169  5555,,992200  56,585  1166,,448899  16,235  77,,884499  8,096  9933,,331188  95,085 

Gross value property 
investments 553355,,552200  580,749  884499,,449900  858,215  11,,666655,,339999  1,639,245  779944,,001111  817,440  

33,,884444,,4422
00  3,895,649 

                    

Annualised net rents (EPRA 
NIY) 2266,,222222  26,442  4488,,005500  44,385  110033,,665588  98,741  4466,,884422  45,434  222244,,777733  215,002 

Lease incentives  
(incl. rent free periods) 11,,448888  1,824  881122  1,110  11,,339933  1,762  777744  1,891  44,,446677  6,587 

Annualised rents  
(EPRA topped-up yield) 2277,,771100  28,266  4488,,886622  45,495  110055,,005511  100,503  4477,,661166  47,325  222299,,224400  221,589 

EPRA net initial yield % 44..99  4.6  55..77  5.2  66..22  6.0  55..99  5.6  55..88  5.5 

EPRA topped-up yield % 55..22  4.9  55..88  5.3  66..33  6.1  66..00  5.8  66..00  5.7 

* This statement contains additional information which is not part of the IFRS financial statements. 
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Reconciliation NAV, EPRA NRV, EPRA NTA and EPRA NDV: 

 

EEPPRRAA  NNRRVV    EEPPRRAA  NNTTAA  EEPPRRAA  NNDDVV   

3311--1122--2233  
€€’’000000  

31-12-22 
€‘000  

3311--1122--2233  
€€’’000000  

31-12-22 
€‘000  

3311--1122--2233  
€€’’000000  

31-12-22 
€’000 

IFRS equity Eurocommercial shareholders 22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866 
            
Diluted NAV and Diluted NAV at fair value 22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866  22,,000077,,117799  2,043,866 

Exclude:            
Deferred tax assets and liabilities 112277,,776688  123,877  112277,,776688  123,877  nn//aa  n/a 
Deferred tax assets and liabilities Joint Ventures 22,,555511  1,028  22,,555511  1,028  nn//aa  n/a 
Fair value financial instruments ((1100,,771155))  (48,761)  ((1100,,771155))  (48,761)  nn//aa  n/a 
Fair value financial instruments Joint Ventures ((99,,003322))  (14,120)  ((99,,003322))  (14,120)  nn//aa  n/a 

Include:            
Fair value of fixed interest rate debt nn//aa  n/a  nn//aa  n/a   33,,559900  9,330 
Real estate transfer tax 9911,,557755  93,674  nn//aa  n/a  nn//aa  n/a 
Real estate transfer tax Joint Ventures 11,,996644  1,925  nn//aa  n/a  nn//aa  n/a 
NAV 22,,221111,,229900  2,201,489  22,,111177,,775511  2,105,890  22,,001100,,776699  2,053,196 
            
Fully diluted number of shares 5533,,449900,,223388  52,888,098  5533,,449900,,223388  52,888,098  5533,,449900,,223388  52,888,098 
NAV per share (€) 4411..3344  41.63  3399..5599  39.82  3377..5599  38.82 
* This statement contains additional information which is not part of the IFRS financial statements. 

 

For the assets owned by our local subsidiaries in Sweden, deferred tax liabilities (DTL) are reported in the Group IFRS financial statements 
adopting the initial recognition exemption of IAS 12 Income taxes; consequently the DTL is €27.0 million higher than reported in the Group 
IFRS balance sheet. 
 
EPRA NRV: Deferred tax assets and deferred tax liabilities (DTA and DTL) for capital gains or losses from property investments, property 
investments under development, property investments held for sale and financial instruments are excluded from IFRS equity for this 
calculation. 
 
EPRA NRV and EPRA NTA: Deferred tax assets and deferred tax liabilities (DTA and DTL) for capital gains or losses from property 
investments, property investments under development, property investments held for sale and financial instruments are excluded from 
IFRS equity for this calculation. In the previous reporting periods the Company adopted the option to reduce by 50% of the deferred taxes 
accounted for in the consolidated financial statements, but as it is the intention of the Company to keep these assets this option is no 
longer applied and the comparative figures have been restated accordingly. 
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Reconciliation EPRA net initial yield and EPRA topped-up yield: 

(€‘000) 
BBeellggiiuumm  

 
FFrraannccee  

  
IIttaallyy  

  
SSwweeddeenn  

  
TToottaall  

3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 3311--1122--2233  31-12-22 

Property investments 552222,,446600  578,090  880022,,228800  810,280  11,,445599,,883300  1,439,950  779911,,332288  814,626  
33,,557755,,8899

88  3,642,946 

Land and property held for 
development 00  (11,510)  ((88,,771100))  (8,650)  ((66,,778800))  (6,860)  ((55,,116666))  (5,282)  ((2200,,665566))  (32,302) 

Investments in joint 
ventures 00  0  00  0  119955,,886600  189,920  00  0  119955,,886600  189,920 

Property investments 
completed 552222,,446600  566,580  779933,,557700  801,630  11,,664488,,991100  1,623,010  778866,,116622  809,344  

33,,775511,,1100
22  3,800,564 

Purchasers’ 
costs 1133,,006600  14,169  5555,,992200  56,585  1166,,448899  16,235  77,,884499  8,096  9933,,331188  95,085 

Gross value property 
investments 553355,,552200  580,749  884499,,449900  858,215  11,,666655,,339999  1,639,245  779944,,001111  817,440  

33,,884444,,4422
00  3,895,649 

                    

Annualised net rents (EPRA 
NIY) 2266,,222222  26,442  4488,,005500  44,385  110033,,665588  98,741  4466,,884422  45,434  222244,,777733  215,002 

Lease incentives  
(incl. rent free periods) 11,,448888  1,824  881122  1,110  11,,339933  1,762  777744  1,891  44,,446677  6,587 

Annualised rents  
(EPRA topped-up yield) 2277,,771100  28,266  4488,,886622  45,495  110055,,005511  100,503  4477,,661166  47,325  222299,,224400  221,589 

EPRA net initial yield % 44..99  4.6  55..77  5.2  66..22  6.0  55..99  5.6  55..88  5.5 

EPRA topped-up yield % 55..22  4.9  55..88  5.3  66..33  6.1  66..00  5.8  66..00  5.7 

* This statement contains additional information which is not part of the IFRS financial statements. 
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Reconciliation EPRA vacancy rate:* 

TToottaall  ((€€’’000000))  

EEssttiimmaatteedd  
rreennttaall  vvaalluuee  ooff    
vvaaccaanntt  ssppaaccee  

EEssttiimmaatteedd  
rreennttaall  vvaalluuee  ooff  

tthhee  wwhhoollee  
ppoorrttffoolliioo  

EEPPRRAA    
vvaaccaannccyy  rraattee  

Belgium 553322  2255,,667711  22..11%%  
France 11,,009999  4477,,775588  22..33%%  
Italy 225577  110033,,993388  00..22%%  
Sweden 11,,443300  4499,,997799  22..99%%  
EPRA vacancy 31-12-23 33,,331188  222277,,334466  11..55%%  
    

Belgium 422 25,255 1.7% 
France 1,318 45,114 2.9% 
Italy 585 94,248 0.6% 
Sweden 795 47,557 1.7% 
EPRA vacancy 31-12-22 3,120 212,174 1.5% 
* This statement contains additional information which is not part of the IFRS financial statements. 

The EPRA Vacancy Rate is calculated by dividing the market rents of vacant spaces by the market rents of the total space of the whole 
property portfolio (including vacant spaces), excluding the units that are under development or vacant for strategic reasons. The EPRA 
vacancy rate including units that are under development and strategic vacancies is 2.2% (2.0% in 2022). 

 
Capital expenditure disclosure:* 

 

22002233  

 

2022 

GGrroouupp    
€€’’000000    

JJooiinntt  
VVeennttuurreess****    

€€’’000000  
TToottaall    
€€’’000000  

Group  
€’000 

Joint 
Ventures**  

€’000 
Total  
€’000 

Investment properties           
       – Incremental lettable space*** 1111,,223333  665566  1111,,888899   11,619 2,727 14,346 
       – No incremental lettable space**** 1100,,999911  446600  1111,,445511   10,095 115 10,210 
       – Tenant incentives/capitalised letting fees***** 1122,,661144  112200  1122,,773344   7,434 176 7,610 
Capitalised interest 112222  00  112222   19 23 42 
Total capital expenditure 3344,,996600  11,,223366  3366,,119966   29,167 3,041 32,208 
Conversion from accrual to cash basis 55,,111199  337799  55,,449988   3,508 3,240 6,748 
Total capital expenditure on cash basis 4400,,007799  11,,661155  4411,,669944   32,675 6,281 38,956 
* This statement contains additional information which is not part of the IFRS financial statements. 

** Joint ventures are reported on a proportionate share. 

***  Capital expenditure due to Incremental lettable space is mainly related to major refurbishment and extensions. The 2023 balance of €11.9 million (€14.3 million in 2022) refers 
mainly to the extension of Valbo, Sweden. 

****  Capital expenditure with no Incremental lettable space is mainly related to general capital expenditure and includes investments to maintain or enhance existing assets without 
creating additional leasing space. The 2023 and 2022 balances (respectively €11.5 million and €10.2 million) include the investments done on the properties in the various 
countries for technical maintenance and refurbishment of common areas and the costs incurred in connection with leasing initiatives to split and merge stores or to improve the 
technical standards of the shopping centres. 

***** Capital expenditure due to tenant incentives/capitalised letting fees of €12.7 million refers to fit-out contribution granted to new tenants in the context of the reletting of existing 
spaces or to existing tenants to support shop transformation in the context of an expiring contract. The comparative figures for the financial year ended on 31 December 2022 
have been adjusted for comparison purposes.  
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Reconciliation EPRA cost ratio: 

 

TTwweellvvee  mmoonntthhss  eennddeedd  
3311--1122--2233    

€€’’000000  

Twelve months ended   
31-12-22  

€’000 

Operating and company expenses 4477,,661122  43,322 
Net service charge 22,,112211  3,411 
Other income/recharge intended to cover overhead expenses less  
any related profits ((11,,556622))  (2,884) 
Net expenses joint ventures 11,,550044  1,194 
Exclude if part of the above    
Service charge and property expenses recovered through rents ((33,,778800))  (3,560) 
Service charge and property expenses recovered through rents  
joint ventures ((445511))  (462) 
EPRA costs (including direct vacancy costs) 4455,,444444  41,021 
Vacancy costs ((11,,998844))  (1,641) 
EPRA costs (excluding direct vacancy costs) 4433,,446600  39,378 
    
Rental income 221155,,227799  199,307 
Less: Service charge and property expenses recovered through rents ((33,,778800))  (3,560) 
Share of joint venture rental income 1111,,883355  10,268 
Less: Service charge and property expenses recovered through rents joint ventures ((445511))  (462) 
Gross rental income 222222,,888833  205,553 
    
EPRA cost ratio (including direct vacancy costs)  2200..44%%  20.0% 
EPRA cost ratio (excluding direct vacancy costs)  1199..55%%  19.2% 
* This statement contains additional information which is not part of the IFRS financial statements. 

The EPRA cost ratio is not directly comparable between companies due to the costs associated with different countries of operation, 
business models and accounting treatments. The EPRA cost ratio is very sensitive to which property sector the company is investing in. 
The retail sector is an example where property expenses are in general much higher than in other sectors. Therefore the EPRA cost ratio 
only works for comparison purposes, if pure play property companies are compared. 
 
Another important factor is whether the property company is investing in higher yielding properties or in lower yielding properties (usually 
higher quality properties). Investment in higher yielding properties will in most cases lead to a lower EPRA cost ratio, which wrongly 
suggests that a company is more cost efficient. 
 
Capitalised overhead and operating expenses do not form part of the EPRA cost ratio, although EPRA recommends an additional 
disclosure on capitalised items. The Company does not capitalise any of its overhead or local offices costs to extensions or developments 
in its IFRS financial statements with the exception of some capitalised costs for the Italian office (2023: €0.4 million). In the above EPRA 
cost ratio calculation, and only for better comparison purposes, an additional amount of €3.5 million (2022: €3.2 million) of overhead and 
other operating expenses has been capitalised for the financial year 2023, so a total amount of €3.9 million. 
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Reconciliation EPRA vacancy rate:* 

TToottaall  ((€€’’000000))  

EEssttiimmaatteedd  
rreennttaall  vvaalluuee  ooff    
vvaaccaanntt  ssppaaccee  

EEssttiimmaatteedd  
rreennttaall  vvaalluuee  ooff  

tthhee  wwhhoollee  
ppoorrttffoolliioo  

EEPPRRAA    
vvaaccaannccyy  rraattee  

Belgium 553322  2255,,667711  22..11%%  
France 11,,009999  4477,,775588  22..33%%  
Italy 225577  110033,,993388  00..22%%  
Sweden 11,,443300  4499,,997799  22..99%%  
EPRA vacancy 31-12-23 33,,331188  222277,,334466  11..55%%  
    

Belgium 422 25,255 1.7% 
France 1,318 45,114 2.9% 
Italy 585 94,248 0.6% 
Sweden 795 47,557 1.7% 
EPRA vacancy 31-12-22 3,120 212,174 1.5% 
* This statement contains additional information which is not part of the IFRS financial statements. 

The EPRA Vacancy Rate is calculated by dividing the market rents of vacant spaces by the market rents of the total space of the whole 
property portfolio (including vacant spaces), excluding the units that are under development or vacant for strategic reasons. The EPRA 
vacancy rate including units that are under development and strategic vacancies is 2.2% (2.0% in 2022). 

 
Capital expenditure disclosure:* 

 

22002233  

 

2022 

GGrroouupp    
€€’’000000    

JJooiinntt  
VVeennttuurreess****    

€€’’000000  
TToottaall    
€€’’000000  

Group  
€’000 

Joint 
Ventures**  

€’000 
Total  
€’000 

Investment properties           
       – Incremental lettable space*** 1111,,223333  665566  1111,,888899   11,619 2,727 14,346 
       – No incremental lettable space**** 1100,,999911  446600  1111,,445511   10,095 115 10,210 
       – Tenant incentives/capitalised letting fees***** 1122,,661144  112200  1122,,773344   7,434 176 7,610 
Capitalised interest 112222  00  112222   19 23 42 
Total capital expenditure 3344,,996600  11,,223366  3366,,119966   29,167 3,041 32,208 
Conversion from accrual to cash basis 55,,111199  337799  55,,449988   3,508 3,240 6,748 
Total capital expenditure on cash basis 4400,,007799  11,,661155  4411,,669944   32,675 6,281 38,956 
* This statement contains additional information which is not part of the IFRS financial statements. 

** Joint ventures are reported on a proportionate share. 

***  Capital expenditure due to Incremental lettable space is mainly related to major refurbishment and extensions. The 2023 balance of €11.9 million (€14.3 million in 2022) refers 
mainly to the extension of Valbo, Sweden. 

****  Capital expenditure with no Incremental lettable space is mainly related to general capital expenditure and includes investments to maintain or enhance existing assets without 
creating additional leasing space. The 2023 and 2022 balances (respectively €11.5 million and €10.2 million) include the investments done on the properties in the various 
countries for technical maintenance and refurbishment of common areas and the costs incurred in connection with leasing initiatives to split and merge stores or to improve the 
technical standards of the shopping centres. 

***** Capital expenditure due to tenant incentives/capitalised letting fees of €12.7 million refers to fit-out contribution granted to new tenants in the context of the reletting of existing 
spaces or to existing tenants to support shop transformation in the context of an expiring contract. The comparative figures for the financial year ended on 31 December 2022 
have been adjusted for comparison purposes.  
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Reconciliation EPRA cost ratio: 

 

TTwweellvvee  mmoonntthhss  eennddeedd  
3311--1122--2233    

€€’’000000  

Twelve months ended   
31-12-22  

€’000 

Operating and company expenses 4477,,661122  43,322 
Net service charge 22,,112211  3,411 
Other income/recharge intended to cover overhead expenses less  
any related profits ((11,,556622))  (2,884) 
Net expenses joint ventures 11,,550044  1,194 
Exclude if part of the above    
Service charge and property expenses recovered through rents ((33,,778800))  (3,560) 
Service charge and property expenses recovered through rents  
joint ventures ((445511))  (462) 
EPRA costs (including direct vacancy costs) 4455,,444444  41,021 
Vacancy costs ((11,,998844))  (1,641) 
EPRA costs (excluding direct vacancy costs) 4433,,446600  39,378 
    
Rental income 221155,,227799  199,307 
Less: Service charge and property expenses recovered through rents ((33,,778800))  (3,560) 
Share of joint venture rental income 1111,,883355  10,268 
Less: Service charge and property expenses recovered through rents joint ventures ((445511))  (462) 
Gross rental income 222222,,888833  205,553 
    
EPRA cost ratio (including direct vacancy costs)  2200..44%%  20.0% 
EPRA cost ratio (excluding direct vacancy costs)  1199..55%%  19.2% 
* This statement contains additional information which is not part of the IFRS financial statements. 

The EPRA cost ratio is not directly comparable between companies due to the costs associated with different countries of operation, 
business models and accounting treatments. The EPRA cost ratio is very sensitive to which property sector the company is investing in. 
The retail sector is an example where property expenses are in general much higher than in other sectors. Therefore the EPRA cost ratio 
only works for comparison purposes, if pure play property companies are compared. 
 
Another important factor is whether the property company is investing in higher yielding properties or in lower yielding properties (usually 
higher quality properties). Investment in higher yielding properties will in most cases lead to a lower EPRA cost ratio, which wrongly 
suggests that a company is more cost efficient. 
 
Capitalised overhead and operating expenses do not form part of the EPRA cost ratio, although EPRA recommends an additional 
disclosure on capitalised items. The Company does not capitalise any of its overhead or local offices costs to extensions or developments 
in its IFRS financial statements with the exception of some capitalised costs for the Italian office (2023: €0.4 million). In the above EPRA 
cost ratio calculation, and only for better comparison purposes, an additional amount of €3.5 million (2022: €3.2 million) of overhead and 
other operating expenses has been capitalised for the financial year 2023, so a total amount of €3.9 million. 
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EPRA LTV Metric: 

((€€’’000000))  
3311//1122//22002233  

GGrroouupp  IIFFRRSS  
aass  rreeppoorrtteedd  

€€MM  

SShhaarree  ooff  JJooiinntt  
VVeennttuurreess    

€€MM    

GGrroouupp  PPrrooppoorrttiioonnaall  
CCoonnssoolliiddaattiioonn  aass    

rreeppoorrtteedd  €€MM    

EEPPRRAA  
AAddjjuussttmmeennttss

******  €€MM  

SShhaarree  ooff  
MMaatteerriiaall  

AAssssoocciiaatteess  
€€MM  

NNoonn--
ccoonnttrroolllliinngg  

iinntteerreesstt    
€€MM    

EEPPRRAA  LLTTVV  
CCoommbbiinneedd  

IInntteerreesstt    
€€MM  

           

Include:           

Borrowings from financial institutions 11,,555533..11  9977..88    11,,665500..99    00  00  00    11,,665500..99  
Net payables** 00  00    00    6677..22  00  00    6677..22  
Exclude:                     
Cash and cash equivalents 4400..55  88..11    4488..66    00  00  00    4488..66  
Net debt (a)  11,,551122..66  8899..77    11,,660022..33    6677..22  00  00    11,,666699..55  
                     
Investment properties at fair value 33,,557766  119955..99    33,,777711..99    00  00  00    33,,777711..99  
Intangibles 00  00    00    33..55  00  00    33..55  
Total Property Value (b) 33,,557766  119955..99    33,,777711..99    33..55  00  00    33,,777755..44  
                     
LTV (a/b) 4422..33%%      4422..55%%            4444..22%%  

 

(€’000) 
31/12/2022 

Group IFRS 
as reported 

€M 

Share of Joint 
Ventures  

€M  

Group Proportional 
Consolidation as  

reported €M  

EPRA 
Adjustments 

**** €M 

Share of 
Material 

Associates 
€M 

Non- 
controlling 

interest  
€M  

EPRA LTV 
Combined 

Interest  
€M 

           
Include:           
Borrowings from financial institutions 1,519.1 100.4  1,619.5  0 0 (73.2)  1,546.3 
Net payables** 0 0  0  127.4 0 (0.8)  126.6 
Exclude:           
Cash and cash equivalents 65.3 5.7  71.0  0 0 (0.6)  70.4 
Net debt (a)  1,453.8 94.7  1,548.5   127.4 0 (73.4)  1,602.5 
           
Investment properties at fair value 3,642.9 189.9  3,832.8  0 0 (148.2)  3,684.6 
Intangibles 0 0  0  3.2 0 0  3.2 
Total Property Value (b) 3,642.9 189.9  3,832.8  3.2 0 (148.2)  3,687.8 
           
LTV (a/b) 39.9%   40.4%      43.5% 
*  This statement contains additional information which is not part of the IFRS financial statements 
**  The net payables include the balances of long and short term trade, tax and other payables and receivables and the put option liability for non-controlling interest. 
***  The EPRA Adjustments include the balances of right of use assets 
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Adjusted net asset value (NAV):  IFRS shareholders’ equity excluding the carrying amount of contingent capital gains tax liabilities and 
the fair value of financial derivatives (interest rate swaps). Adjusted NAV per share is calculated using 
the number of shares (basic) outstanding at the balance sheet date. 

BREEAM (Building Research) 
Establishment’s Environmental 
Assessment Method: 

BREEAM is an assessment undertaken by independent licensed assessors using scientifically-based 
sustainability metrics and indices which cover a range of environmental issues. Its categories evaluate 
energy and water use, health and wellbeing, pollution, transport, materials, waste, ecology and 
management processes. Buildings are rated and certified on a scale of 'Pass', 'Good', 'Very Good', 
'Excellent' and 'Outstanding'. 

Boutique:  Retail unit 300m² or less. 

CPI: Consumer price index. 
Direct investment result:  Net property income less net interest expenses and company expenses after taxation. Direct 

investment result per share is calculated using the weighted average number of DRs (basic) 
outstanding during the period. 

Drive: A drive-through collection point for hypermarket goods ordered online. 
Entry premium:  One-off payment by a tenant, in addition to the MGR, to secure a lease on a particularly desirable 

retail unit.  
EPRA:  European Public Real Estate Association. 

EPRA cost ratio: Administrative and operating costs (including and excluding costs of direct vacancy) including the 
share of joint venture overheads and operating expenses (net of any service fees) divided by gross 
rental income. 

EPRA Earnings: Recurring earnings from core operational activities. EPRA earnings per share is calculated using the 
same number of shares used for the calculation of Earning per share according to   IFRS. Equivalent 
to the direct investment result less investment expenses and related costs. 

EPRA (Non) Incremental  
lettable space: 

Incremental lettable space: additional lettable area. If expenditure cannot be classified as incremental 
or no incremental lettable space, these expenses are allocated to incremental letting space if the total 
area is increased by at least 10% of the total lettable area. Non incremental lettable space: 
enhancement of the existing space. 

EPRA NAV metrics: EPRA Net Reinstatement Value (NRV): Assumes that entities never sell assets and aims to represent 
the value required to recreate the entity. EPRA Net Tangible Assets (NTA): Assumes that entities buy 
and sell assets, thereby crystallising certain levels of deferred tax. EPRA Net Disposal Value (NDV): 
Represents the shareholders' value under a disposal scenario, where deferred tax, financial 
instruments and certain other adjustments are calculated to the full extent of their liability, net of any 
resulting tax. EPRA NRV, NTA and NVD per share is calculated using the number of shares (diluted) 
outstanding at the balance sheet date. 

EPRA Net Initial Yield: Annualised rental income based on the cash rents passing at the balance sheet date, less non-
recoverable property operating expenses, divided by the market value of the property, increased with 
(estimated) purchasers’ costs. The following operating costs are not deducted in arriving at the EPRA 
NIY: letting and rent review fees, provision for doubtful debtors, marketing costs and eviction costs. 

EPRA topped-up Net Initial Yield: The EPRA net initial yield adjusted in respect of the expiration of rent free periods (or other unexpired 
lease incentives such as discounted rent periods and step rents). 

EPRA sBPR: The EPRA Sustainability Best Practices Recommendations (sBPR) are intended to raise the standards 
and consistency of sustainability reporting for listed real estate companies across Europe. Each year, 
EPRA recognises companies which have issued the best-in-class annual sustainability performance 
report. Based on adherence to the EPRA sBPR in their public disclosure, companies are identified for 
Gold, Silver or Bronze Awards. 

EPRA Vacancy Rate:: The ERV of vacant retail space expressed as a percentage of the ERV of the total property portfolio, 
excluding property investments under development. 

ERV: The estimated rental value of the whole portfolio if all space was let at current market levels at the 
balance sheet date. 

FBI: Fiscale Beleggingsinstelling (Dutch Fiscal Investment Institution). As a result of being an FBI all of 
Eurocommercial’s income, whatever its source, is taxed at a zero rate at the corporate level if it is 
distributed to shareholders by way of a dividend. 

FIIS/GVBF: Fonds d’investissement immobilier spécialisé. Belgian tax-exempt regime available to property 
companies with assets in Belgium 
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