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UMEA - OPENED 2016
Avion Shopping Centre provides around 80 shops is directly connected to a 30,000m? IKEA store,
and restaurants and is the leading retail destination driving strong footfall and cross-shopping. Recent
in Ume4, serving a catchment of approximately additions include large-format units with tenants
274,000 people. Umed — OPENED 2016, the centre such as Systembolaget, Rusta, Power and Coop.
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BROAD RANGE OF RETAILERS

© Fashion Home Goods
® Shoes @ Electricals
® Health & Beauty ® Fitness
O Gifts & Jewellery ® Hypermarket
® Books & Toys
Food & Restaurants
® Services
I Sport

‘III |||

SERVICES
Free Wi-Fi %‘_% Welcome desk

Click & Collect Electric car charging

Gift card % Digital signage/advertising

Loyalty Programme

BREEAM’

ENVIRONMENT

e BREEAM In USE Certification (V6)
Rating EXCELLENT / VERY GOOD”

e | ED equipped

e Geothermal ground heating and cooling
system with 119 boreholes

¢ High voltage system - property owner
delivers electricity

e Sprinkler system supported by three diesel
pumps

e EPC level B

¢ Digital control system (BMS) for all technical
systems remotely controlled

SOCIAL ENGAGEMENT
e Charity events

e Student community events
e Clothing donation initiatives
e Kids club

e | ocal sport events

e Second hand

¢ Tenant-hosted workshops
e Tenant engagement events
e Christmas charity event

e Local sponsorships

ACCESSIBILITY
Bus Line 2 from Umea city
Parking (2,600 spaces)
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Sweden country report (continued)

Strengthening our Nordic platform

Case study -Avion Shopping Centre, Umea

In March 2026, Eurocommercial announced the
acquisition of Avion Shopping Centre in Umed,
Sweden, further strengthening the Group’s presence
in the Nordics and reinforcing its strategy of investing
in dominant regional retail destinations with strong
long-term growth potential.

With a gross lettable area of more than 45,000m?,
Avion is a modern regional shopping destination
anchored by leading Nordic and international brands
including Willys, H&M, Clas Ohlson and Stadium.
The centre comprises approximately 80 shops and
restaurants and benefits from a complementary mix
of retalil, services and food & beverage operators.

The scheme has recently been further enhanced
through the addition of seven adjoining large-
format retail units, accommodating strong tenants
such as Systembolaget, Rusta, Power and Coop,
strengthening the overall retail cluster and further
reinforcing Avion’s regional draw.

A distinctive feature of the destination is its direct
internal connection to the adjacent 30,000m? IKEA
store, creating a fully integrated retail environment
that drives significant cross-shopping and customer
flows. Although IKEA is not part of the acquisition,
its presence acts as a powerful adjoining anchor,
substantially enhancing footfall and reinforcing
Avion’s role as the dominant retail destination in the
area.

Developed in 2016 to high institutional standards,
the centre is fully compliant with the latest ESG
requirements and holds a BREEAM Excellent
certification, reflecting the quality and sustainability
credentials of the asset.

Strategic investment in a resilient market

The acquisition aligns with Eurocommercial’s long-
standing strategy of disciplined capital allocation and
active portfolio management, focusing on dominant
retail destinations in resilient European markets.

Sweden has been one of the Group’s core markets
since 2001, and the acquisition further strengthens
Eurocommercial’s Nordic platform. Following this

transaction, Sweden becomes the Group’s second-
largest market after Italy, enhancing geographic
balance and increasing exposure to one of Europe’s
most stable and resilient economies.

Sweden’s macroeconomic fundamentals remain
supportive, with GDP per capita having grown by
more than 20% over the past five years, and the
country expected to be among the stronger growth
performers in the European Union in the coming
years. This stable economic environment provides
a solid foundation for long-term retail demand and
sustainable rental growth.

The transaction also forms part of Eurocommercial’s
active asset rotation strategy, following the disposal
of the EKO megastore in 2025, demonstrating the
Group’s continued focus on recycling capital into
high-quality assets with strong growth prospects.

A strong regional catchment

Avion benefits from a diversified and structurally
growing catchment area, serving approximately
274,000 inhabitants within a two-hour drive, of which
around 46% reside within the primary catchment
area. This provides a strong base of recurring visitors
and stable retail demand.

The centre is located in Umea, one of Sweden’s
fastest-growing cities and a key economic and
educational hub in Northern Sweden. The presence
of Umeé University, with more than 40,000 students,
contributes to a young, dynamic population and
supports consistent year-round activity and retail
footfall.

In addition, Umed'’s strategic position as a gateway
to Finland, with ferry connections to Vaasa, extends
Avion’s effective catchment beyond Sweden

and supports cross-border visitor flows. Future
residential developments further reinforce the growth
outlook, particularly in the nearby district of Teg,
where approximately 4,000 new apartments are
expected to be built.

These structural drivers provide a strong foundation
for sustained long-term footfall and retail demand.
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Financial structure and value creation Unlocking the next phase of growth

The total investment in Avion amounts to With its modern infrastructure, strong tenant base
approximately €110 million and is being financed and attractive regional catchment, Avion represents
through available cash resources and existing credit a compelling addition to Eurocommercial’s portfolio.

lines. The acquisition will contribute to the Group’s

results from the completion date. The Group’s local Swedish team has already

identified leasing and operational opportunities

The transaction is expected to be accretive, within the gallery, including further tenant mix

reflecting the Group’s disciplined investment optimisation and initiatives aimed at enhancing
approach and focus on high-quality assets with the customer experience. These measures will
further value creation potential. support the continued strengthening of Avion’s

Northern Sweden benefits from moderate retai market.position as the leading retail destination in
. . . . the region.

density, supporting sustainable retail turnover

growth and reducing the risk of structural By combining strong macroeconomic

oversupply. Through its proven hands-on asset fundamentals, dominant retail positioning and

management approach, Eurocommercial aims active asset management, the acquisition of Avion

to further optimise the centre’s performance exemplifies Eurocommercial’s strategy of building

by refining the tenant mix, strengthening the a high-quality portfolio capable of delivering

merchandising strategy and enhancing rental sustainable income growth and long-term value

income. creation.

These initiatives are expected to support rental
growth and operational improvements, with the
objective of achieving a yield of above 8% over time.
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Corporate Governance

Eurocommercial Properties N.V.
Report of the Board of Management 2025

In accordance with the Dutch Corporate
Governance Code (the Code), a broad outline of the
corporate governance structure of the Company is
presented in this section, including any departures
from the Code’s best practices. The Dutch
Corporate Governance Code has been updated as
per March 2025. The full text of the Code can be
found on the website www.mccg.nl.

General Meeting of Shareholders

The General Meeting of Shareholders has
overriding powers on matters such as changes to
the Company’s Articles of Association, adoption

of the accounts and result allocation. It also has
powers regarding the appointment, suspension,
dismissal and remuneration of members of the
Board of Management and the Supervisory Board.
Shareholders are entitled to attend and to vote at
the General Meeting of Shareholders. Each share
confers the right to cast one vote at the General
Meeting of Shareholders. Resolutions are adopted
with a simple majority of votes cast without any
quorum requirements, unless Dutch law or the
Articles of Association prescribe a larger majority or
a quorum.

Every year, at least one General Meeting of
Shareholders must be held within six months after
the end of the financial year. Additional General
Meetings of Shareholders may be held throughout
the year. General Meetings of Shareholders are
convened by the Board of Management or the
Supervisory Board. Furthermore, upon written
request by shareholders who solely or jointly
represent at least 10% of the issued share capital,
which request must specify the items to be
considered, the Board of Management and the
Supervisory Board shall be required to convene

a General Meeting of Shareholders. If the Board

of Management and Supervisory Board fail to do
so in a timely manner, those shareholders can be
authorised by a competent Dutch court to convene
a General Meeting of Shareholders themselves.

The notice calling a General Meeting of
Shareholders must specify the agenda for the
meeting. The agenda shall contain such items as
the persons convening or requesting the meeting
decide. Furthermore, shareholders whose shares

solely or jointly represent at least (i) 1% of the issued
share capital, or (ii) a value of EUR 50 million, may
request the Board of Management and Supervisory
Board in writing and no later than on the sixtieth
day prior to the date of the General Meeting of
Shareholders, to include certain items on the
agenda.

General Meetings of Shareholders are held

in Amsterdam, Rotterdam, The Hague or the
municipality of Haarlemmermeer (Schiphol Airport).
The meetings are chaired by the Chairman, in
principle being the chairman of the Supervisory
Board. The Secretary appointed for the meeting
will take minutes of the proceedings at the meeting.
The minutes will be signed by the Chairman of

the meeting and by the Secretary. In principle,

the minutes will be published on the Company’s
website within three months after the meeting.

Supervisory Board

In the year under review, the Supervisory Board
comprises Mr. Bernard Roelvink, Chairman of the
Supervisory Board, Mrs. Emmanuéle Attout and
Mrs. Karin Laglas.

The Supervisory Board’s primary task is to
supervise the Board of Management’s policies
and the general course of affairs and activities of
the Company and to provide advice and guidance
to the Board of Management. In pursuing these
responsibilities, the Supervisory Board acts in the
best interests of the Company and its business
enterprise, while taking into account the interests
of all stakeholders. Supervision focuses on the
vision of the Board of Management on sustainable
long-term value creation for the Company, the
related strategy and policies, and the achievement
of corporate goals. In addition, the Supervisory
Board supervises the proper management of
internal risks and execution of control structures,
the property, financial and sustainability reporting
process, and legal and regulatory compliance.
Furthermore, the Supervisory Board prepares the
remuneration policy of the Board of Management
and Supervisory Board and proposes the individual
remuneration of the Board of Management
members according to the policy and remuneration
proposals approved by the General Meeting of



Shareholders. Under powers granted to it by the
General Meeting of Shareholders for the period

to 3 December 2026, the Board of Management,
subject to the approval of the Supervisory Board, is
authorised to issue new shares up to a maximum
of 10% of the issued share capital and to determine
the terms of issue, including the power to limit

or exclude the pre-emptive rights of existing
shareholders. Mutatis mutandis the same applies
to the granting of rights to subscribe for shares.

The Supervisory Board determines the number of
Managing Directors and Supervisory Directors of
the Company. The members of the Supervisory
Board are appointed by the General Meeting of
Shareholders from a binding nomination drawn up
by the Supervisory Board. The General Meeting

of Shareholders may overrule the binding nature

of this nomination with a majority of at least two/
thirds of the votes cast, representing more than
half of the issued share capital, following which the
General Meeting of Shareholders will be free in its
appointment. The General Meeting of Shareholders
is also authorised to suspend and dismiss
Supervisory Directors. A resolution by the General
Meeting of Shareholders to dismiss or suspend a
Supervisory Director can be passed with a simple
majority of the votes cast, representing at least one
half of the issued share capital.

Pursuant to the Articles of Association, the
Supervisory Directors retire under a rotation
scheme. Any proposal for appointment or
reappointment to the General Meeting of
Shareholders shall be properly explained. In the
case of a reappointment, account will be taken of
the candidate’s performance and functioning as a
Supervisory Director. The rules and regulations of
the Supervisory Board stipulate that the maximum
term in office is 12 years. The Code provides for
the basic principle that Supervisory Directors are
appointed for a period of four years and can be
reappointed for another four-year period. After that,
reappointment is possible for a maximum term

of two-years, which may be extended by another
two-year term.

The General Meeting of Shareholders determines
the remuneration of members of the Supervisory
Board. All members of the Supervisory Board are
independent in accordance with the Code.
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The Supervisory Board meets according to a
fixed schedule of meetings. In the financial year
under review, the Supervisory Board met nine
times. There are special meetings including those
dedicated to a discussion — without the Board of
Management being present — of the Supervisory
Board’s own functioning, the functioning of its
committees, the relationship with the Board of
Management and the composition, assessment
and remuneration of the Board of Management.
The Supervisory Board profile to which the
members of the Supervisory Board are expected
to comply will be evaluated annually and, where
necessary, revised.

In the year under review, no business transactions
took place in which conflicts of interest could have
played a role. Any business transactions between
the Company and the members of the Boards are
published in the Annual Report. The profile, rules
and regulations of the Supervisory Board and the
resignation rota for members of the Supervisory
Board are published on the Company’s website.

The Supervisory Board has established two
permanent committees from among its members:
the Audit Committee and the Nomination and
Remuneration Committee. The charters for

these committees are attached to the rules and
regulations of the Supervisory Board. In addition
to these permanent committees, the Supervisory
Board may establish ad hoc committees.

The Audit Committee consist of all members of the
Supervisory Board. The Audit Committee, among
other things, monitors the integrity and quality of
the Company’s financial and sustainability reporting
and the effectiveness of the Company’s internal risk
management and control systems, the functioning
of and relationship with the external auditor and

the functioning of the internal audit function. The
Audit Committee prepares the Supervisory Board’s
decision-making regarding the supervision of
abovementioned subjects. Further information on
the role and functioning of the Audit Committee
can be found on page 224.

The Nomination and Remuneration Committee
consists of all members of the Supervisory Board.
The Nomination and Remuneration Committee,
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Corporate Governance (continued)

among other things, prepares the Supervisory
Board’s decision making regarding the selection
and appointment of Managing Directors and
Supervisory Directors, their performance and
succession as well as the remuneration policy of
the Board of Management and Supervisory Board.
Further information on the role and functioning of
the Nomination and Remuneration Committee can
be found on page 224.

Board of Management

The Board of Management (consisting of Evert
Jan van Garderen and Roberto Fraticell)) is
responsible for managing the Company and

its subsidiaries. The Board of Management is
responsible for the business continuity of the
Company and sets the strategy and policies for
the Company to achieve sustainable long-term
value creation. It is accountable for the pursuit and
achievement of corporate goals and objectives

of the Company and its subsidiaries, its strategy
and policies. In addition to determining strategy
and its implementation, the Board of Management
optimises the risk management and control of

the Company, its financing and ensures that the
Company and its subsidiaries comply with legal
and other applicable regulatory requirements.

In pursuing these responsibilities, the Board of
Management acts in the best interests of the
Company and its subsidiaries, while taking into
account the interests of all stakeholders.

The members of the Board of Management are
appointed by the General Meeting of Shareholders
from a binding nomination drawn up by the
Supervisory Board. The General Meeting of
Shareholders may overrule the binding nature of
this nomination with a majority of at least two/
thirds of the votes cast, representing more than
half of the issued share capital, following which the
General Meeting of Shareholders will be free in its
appointment. The General Meeting of Shareholders
is also authorised to suspend and dismiss
Managing Directors. A resolution by the General
Meeting of Shareholders to dismiss or suspend a
Managing Director can be passed with a simple
majority of the votes cast, representing at least one
half of the issued share capital. Managing Directors
may also be suspended by the Supervisory Board.

Managing Directors are appointed for a maximum
period of four years and may be renewed.

The Board of Management’s remuneration is
determined in line with the remuneration policy set
out in the Remuneration Report and is adopted

by the General Meeting of Shareholders at the
proposal of the Supervisory Board. Key indicators
for their remuneration are based on aligning the
Board of Management’s interests with those of the
stakeholders. The remuneration of the members
of the Board of Management is determined by

the General Meeting of Shareholders, with due
observance of the remuneration policy. The
amount of compensation that a member of the
Board of Management may receive on termination
of his or her employment may not exceed one
year’s base salary. The Supervisory Board annually
prepares a Remuneration Report which is posted
on the Company’s website.

Evert Jan van Garderen, Chief Executive Officer
Evert Jan van Garderen (64) joined Eurocommercial
in 1994 after experience in a major law firm and

an international investment group. He held the
position of Chief Financial Officer from 1994

until he was appointed Chief Executive Officer in
November 2020. Mr van Garderen, a graduate of
Erasmus University Rotterdam, is both a Chartered
Accountant and a qualified lawyer.

Roberto Fraticelli, Chief Financial Officer
Roberto Fraticelli (54) joined Eurocommercial in
1998. He was appointed Chief Financial Officer in
November 2020 and holds the position of Head

of Italy since 2016. Mr Fraticelli holds a university
degree in Business Administration from the LUISS
University (Rome), a degree in Political Science
from the University of Amsterdam and an Executive
MBA from the Erasmus University Rotterdam. He is
also a Chartered Surveyor.

External auditor

The external auditor is appointed by the General
Meeting of Shareholders. The external auditor
attends the meeting of the Supervisory Board and
the Board of Management at which the annual and
half-year figures are discussed and adopted. The
Supervisory Board also meets with the external
auditor without the presence of the Board of



Management. The quarterly, half-year and annual
figures presented in press releases are discussed
with the external auditor prior to publication. The
annual accounts are audited by the external auditor.

The General Meeting of Shareholders may
question the external auditor about their report on
the fairness of the annual accounts. The external
auditor will address the meeting in respect of this
matter.

KPMG Accountants N.V. were reappointed as the
Company’s auditors by the General Meeting of
Shareholders in June 2024 for the financial year
2025.

According to the European and Dutch legislation,
the engagement period for an audit firm should not
exceed ten financial years, followed by a four-year
cooling-off period. The last financial year that the
Company'’s external auditor KPMG Accountants
N.V. could act as its auditor is the financial year
2025.

The Audit Committee started an external audit
tender process in the fourth quarter of 2023. Based
upon the aforesaid, the Supervisory Board, upon
the recommendation of the Audit Committee

and the Board of Management, proposed to
appoint Ernst & Young Accountants LLP (‘EY”) as
external auditors of the Company for the financial
year ending 31 December 2026. The proposed
appointment of EY Accountants LLP as the
Company'’s auditor for the financial year 2026 was
approved by the General Meeting of Shareholders
in June 2024.

Corporate governance best practice

The Code is based on the “comply or explain”
principle. In case of non-compliance with the Code,
the reasons for and extent of such non-compliance
must be explained. The only principles and best
practice provisions of the Code with which the
Company does not fully comply and which require
an explanation are:

Principle 3.2 of the Code

Principle 3.2 of the Code provides that the
Supervisory Board determines the remuneration
of the members of the Board of Management.
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However, in accordance with the Dutch Civil Code
and as provided in the Articles of Association of
the Company, the remuneration of the individual
members of the Board of Management is
determined and adopted by the General Meeting of
Shareholders.

Provision 4.3.3 of the Code

Members of the Board of Management and the
Supervisory Board are appointed to and removed
from office by the General Meeting of Shareholders.
This is in line with the Code. Pursuant to the Articles
of Association of the Company, the Supervisory
Board has the right to make binding nominations
for the appointment of members of the Board of
Management and the Supervisory Board. The
Code considers as best practice in provision 4.3.3
that the General Meeting of Shareholders may
cancel the binding nature of a nomination by an
absolute majority of the votes cast with a quorum
requirement of not more than one third of the
issued share capital. The Articles of Association

of the Company are aligned with art. 2:133(2) of

the Netherlands Civil Code and provide that the
General Meeting of Shareholders may cancel

the binding nature of a nomination by a twothirds
majority of the votes cast, representing more than
one half of the issued share capital. Also, the
Articles of Association of the Company provide that
no new meeting can be convened if the required
quorum is not met. The Supervisory Board and

the Board of Management are of the opinion that
these deviations from provision 4.3.3 of the Code
will enhance the continuity of the Company and
contribute to the long-term value creation by the
Company.
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Corporate Governance (continued)

Corporate responsibility

Shopping centres play a major role within the local
community as places for people not only to shop

in, but also to relax and interact with each other.
The Company therefore strives to integrate itself as
much as possible into its surrounding environment.
Reference is made to the ESG section of the Annual
Report.

The Company is committed at both the corporate
and operational level to minimising the impact

of its business activities on the environment.

The Company discloses its energy and water
consumption, waste production and greenhouse
gas emissions on an annual basis. For more details,
reference is made to the ESG section of the Annual
Report.

The Company understands that its employees are
its most important asset. To this end, it actively
encourages and supports employees to further
their professional training and development, where
appropriate. The Company prides itself on being a
good employer, which is epitomised in the lengthy
average tenure of employment and very low
personnel turnover.

Organisation, culture and long-term
value creation

Eurocommercial has offices in Amsterdam,
Brussels, Milan, Paris and Stockholm. The Belgian,
French, Italian and Swedish teams are responsible
for in-house functions such as leasing, rent
collection, technical supervision and administration.

The Board of Management and Country Directors,
responsible for the respective countries, keep the
Supervisory Board of the Company fully informed
of operations through formal management reports
and informal discussions as necessary.

Investment in property is a local and long-term
business. The country teams therefore comprise
mainly nationals and residents of the country in
which investments are made. The teams consist

of skilled professionals with relevant experience
who understand the importance of local values and
practices to avoid errors and mistakes. There is a
significant number of employees who have been
employed for more than ten years.

At the same time an international organisation
requires high standards of transparency, reporting
and accountability. The Company is promoting
clear and open communication and taking
responsibility. Complying with high standards

of good business practices is fundamental for
sustainable long-term value creation. A good long-
term relationship with tenants, local communities
and governments requires diligent staff who
adhere to proper business ethics and are fully
aware that reputational risk for the Company

and its employees is a very important risk factor
which needs to be carefully managed. Training

of management and staff in these areas and
crosscountry meetings and visits by management
and staff members therefore take place regularly,
so that there is good internal knowledge sharing
and a good understanding of how Eurocommercial
management and staff should act and perform.
The Code of Business Conduct of the Company
provides the core rules for management and staff
to adhere to and provides guidance on behaviour
and on maintaining the Eurocommercial values.
During the financial reporting period, no violation of
the Code of Business Conduct has been reported
or established.

Every employee under a permanent labour
contract is entitled to the long-term incentive under
the Group’s Performance Share Plan, designed

to link remuneration to both individual long-term
commitment and company performance. The
plan aligns management and staff with the interest
of the Company and its stakeholders, while
reinforcing a culture where individual contributions
to long-term success are recognised and
rewarded.



Remuneration

The current remuneration policy for the Board

of Management and the current remuneration
policy for the Supervisory Board were adopted by
the General Meeting of Shareholders on 3 June
2025. Under these policies, Supervisory Directors
receive a fixed fee and Managing Directors may

be entitled to variable pay in addition to their base
salaries. This variable pay, like that of the senior
managers, is directly linked to the like-for-like rental
growth for the year, the total shareholder return for
the year and the increase in the direct investment
result per share for the year, as well as to two

ESG key performance indicators. These financial
performance measures and ESG KPls are used

to calculate the variable pay as a percentage of
base salary. Since 2012, a Performance Share Plan
has been in place for Managing Directors, regional
directors and permanent staff of the Company.
Under this scheme, conditional shares receipts
may be granted from time to time, but these only
vest after three years have lapsed from the date

of granting, provided certain targets are met. After
vesting, these shares are blocked for another two
years. The remuneration policy is set out in the
Remuneration Report posted on the Company’s
website. A summary of the Remuneration Report is
included in the Report of the Supervisory Board on
page 225.
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Risk Management

At Eurocommercial, risk management is an integral
part of how we operate, invest and create long-term
value. Our shopping centres are living environments
where employees, visitors, tenants, partners

and investors interact every day. Managing risk
effectively is essential to protect these stakeholders,
safeguard our assets and ensure the long-term
resilience of our business.

Operating across five European countries and
managing a diversified portfolio of shopping
centres exposes the Group to a wide range

Our Risk Landscape

of macroeconomic, operational, financial and
regulatory risks. These risks are carefully identified,
assessed and managed through a structured risk
management framework that is embedded in day-
to-day decision-making at both Group and local
level.

Risk management at Eurocommercial is not only
about mitigating potential downside. It supports
strategic choices, enables responsible growth and
helps ensure that our centres remain safe and
sustainable for the communities they serve.

Macroeconomic
and strategic risks
risks

Operational

External events and Risks arising from

Financial Compliance and
risks reputation risks
Risks impacting Regulatory,

strategic decisions day-to-day
affecting long-term operations, assets,
portfolio people and
performance. systems.

financing, liquidity,
interest rates and
capital structure.

reporting and

ethical risks
affecting trust and
licence to operate.
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Internal risk management and control system

The Company’s management structure and control system. Well established controls and
corporate strategy are designed to support long procedures are in place covering the implementation
term value creation, including the maximisation of of its policies and the monitoring of the related
shareholder value, while mitigating risks within the results and implications. Policies, guidelines,

defined risk appetite. With a long-term investment reporting systems, and segregation of duties are
horizon, the Company actively monitors and currently in place to enable the above-mentioned
manages risks arising from its investment policies controls. The internal risk management and control

through a robust internal risk management and

Clearly identify the risks asso
likelihood and potential impa

Establish and maintain an effective
mitigate risks.

Ensure the effective implementation of tl

Promote efficient and effective corporate processes
objectives.

Safeguard the value of corporate assets.

Ensure the reliability and integrity of financ

Ensure compliance with all applic

193

system at Eurocommercial Properties is designed to:
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Risk Management (continued)

The following table summarise the internal risk management and control system of the Company:

Supervisory Board

Audit Committee

Operational practices and
support functions

Country
Teams

IR & Communicaton

1ST LINE OF CONTROL

The Supervisory Board oversees the design,
implementation, and effectiveness of the control
system. It is supported by the Audit Committee,
composed of all members of the Supervisory
Board, which monitors the Company’s risk
exposure and evaluates management’s mitigation.

The Audit Committee specifically assists the
Supervisory Board in:

e Verifying that all executive teams across operating
countries have identified an assessed risks and
implemented appropriate risk management
systems.

e Validating the adequacy and effectiveness of risk
controls.

Board of Management

Finance & Control

2ND LINE OF CONTROL

Internal
Audit

3RD LINE OF CONTROL

e Ensuring clear segregation of duties for risk
ownership and mitigation.

e Promoting a strong risk-awareness culture across
the Group.

¢ Providing input on the Company’s risk appetite
and tolerance.

e Monitoring the Company’s overall risk profile.

The Audit Committee also supports the Supervisory
Board in overseeing the integrity and quality of

both financial and sustainability reporting, and the
performance of the internal risk management and
control systems. In addition to these responsibilities,
the Audit Committee:



e Monitors the financial and sustainability reporting
process and proposes measures to ensure its
integrity.

e QOversees the effectiveness of the Company’s
internal control systems, including the internal
audit and risk management functions as they
relate to financial and sustainability disclosures.

e Approves the Internal Audit Plan and monitors its
implementation and findings.

The Audit Committee meets at least quarterly with
all Supervisory Board members in attendance. The
Board of Management is invited to these meetings
as necessary. The meetings include discussions
on the progress of the audit plan and findings from
both internal and external audits.

The Board of Management ensures that each local
team:

¢ Has identified and assessed the relevant regional
risks.

e Has implemented appropriate risk management
systems.

e Has validated control levels for each identified
risk.

¢ Has established clear segregation of duties and
defined responsibilities.

* Has appointed risk owners for all material risks.

Local teams act as the first line of control. A
comprehensive Internal Control Manual, accessible
via the Company’s internal digital platform, provides
detailed operational procedures for each country.

It outlines key controls, responsibilities, segregation
of duties, and approval structures. The manual
addresses both business operations (e.g., lease
agreements, shopping centre management, assets
valuation, investment execution) and corporate
functions (e.g., procurement, budgeting, variance
analysis).

Special emphasis is placed on treasury and
financial activities to minimise fraud risks. Stringent
payment procedures are enforced, with most
Group payments requiring dual authorisation by
senior signatories at the Amsterdam head office.
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The second line of control includes operational
support departments such as Legal, Treasury,
Finance and Control, IT, HR, Investor Relations
and Communications. Key elements of the internal
control systems are designed to enable effective
and collegiate decision-making, monthly review of
important indicators, such as turnover in shopping
centres, rent collection, vacancy, arrears and
doubtful debtors, and weekly meetings between
the Board of Management and the Country
Directors and senior staff to review each country’s
performance against budgets and long-term
financial plans.

All significant property, corporate, and financial
decisions are discussed during regular Board

of Management meetings, attended by senior
management from each country, leasing, finance,
technical, marketing, research departments,

and the Group Economist. Topics under review
include acquisitions, renovations, leasing, asset
management, disposals, fundraising, and
financing, all assessed for financial impact, strategic
alignment, and contribution to long-term value.

Strict procedures guide the preparation of monthly,
quarterly, and annual financials, based on adopted
policies. The internal reporting system is designed
to promptly detect changes in investment value
and operating results, supported by integrated data
management software and cloud-based systems.
A backup and recovery plan is in place to ensure
data security and business continuity.

Recognising the importance of safeguarding IT
system integrity, the Company continues to invest in
digitalising operations, strengthening data security
to mitigate business disruption and cyber threats,
and ensuring compliance with privacy laws and
best practices.

The third line of control is Internal Audit, an
independent function reporting directly to the Audit
Committee. Given the Company’s size, internal
audit activities are outsourced to a reputable audit
firm. The Internal Audit, guided by the approved
annual audit plan, evaluates the effectiveness of the
risk management and control systems and makes
recommendations for improvement.
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Risk Management (continued)

Main risk factors

The Company identified 23 material and specific
risks, that are grouped in the following four macro
categories:

e macro and strategic risks

e operational risks

e financial risks

e compliance and reputation risks.

These risks have been selected on the basis of their
impact and probability, before taking into account
risk management and internal control mechanisms
put in place by the Company and are summarised
in the table in the following pages. In line with the
Code and the Act on Financial Supervision the
Company has not provided an exhaustive list of all
possible risks. Furthermore, developments that are
currently unknown to the Board of Management
or considered to be unlikely may change the future
risk.

Likelihood of occurrence

The Likelihood of occurrence evaluates the
probability that a specific threat or event will
happen, combined with severity to determine total
risk (Risk = Likelihood x Impact), using a qualitative
scale to prioritize risks.

Rating Scale (5-Level):
¢ Very Unlikely/Remote (R): Aimost never occurs.
e Unlikely (U): Low chance, but possible.

e Possible (P): Might occur around 40-60% of the
time.

e Likely (L): Expected to occur in many
circumstances.

¢ Highly Likely/AlImost Certain (C): Expected in most
circumstances

For each risk identified, we have indicated a
description of the risk, its potential impact on the
Company and the risk mitigation measures taken.

Risk appetite

To achieve its strategic objectives, the Company
sometimes need to accept risks to a certain extent.
The extent to which it is willing to incur risks in
attaining it objectives varies from risk to risk. As

to macro and strategic risks, the right balance
between risks and long-term objectives is sought.
The risk appetite is included in each of the following
paragraphs about the identified risks and is
classified as either low, medium or high.

LOW: Very limited tolerance for risk, with a focus on
minimising exposure wherever possible.

MEDIUM: A measured level of risk is accepted
where it supports operational performance and
value creation.

HIGH: A higher level of risk is accepted in

pursuit of strategic transformation and/or growth
opportunities or where the cost of avoiding or
mitigating the risk would be disproportionate to the
potential impact.

Risk impact

Risk impact refers to the potential consequences
and effects if a risk materialises. The impact is
commonly evaluated using the following formula:
Risk = Likelihood x Impact. Impact is significance
of loss and is often measured on a scale to
differentiate the level of consequence:

Critical/High (C): Substantial, long-term impact on
operations or financial stability

Major/Medium (M): Significant impact requiring
management attention and intervention

Moderate/Low (L): Manageable impact that may be
absorbed by routine operations.



Macro and
strategic risks

e (Global economy/
Occurence of global
events (i.e. a pandemic)

e Environmental risks
e Evolution of retail market

e Country and sector
weighting of assets

e Timing of investments and
divestments

Operational
risks

e Asset selection

e Counterparty risks

e Tenant selection and
credit risks

e Physical condition of
properties

* Property extension and
redevelopment risk

e Business ethics

e Health and saftey

e Human capital

e (Cybersecurity
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Financial risks

e Credit risk
e |nterest rate risk

e Access to capital
resources

e Refinancing and liquidity
risk

e [Foreign curreny risk

Compliance and
reputation risks

e Taxation

e Reporting risk

e Compliance with national
and European Regulations

e Compliance with ESG
reporting requirements
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Risk Management (continued)

Main risk factors table

Strategic Objective (SO)

SO01 - Create and maintain long-term value of the portfolio
S02 - Uphold strong and resilient financing
SO83 - Attract, retain and support tenants

- Operate sustainable, safe and future-proof centres

- Remain relevant for communities and visitors

Strategic

Macro & objectives Likelihood of Risk Risk
strategic risks impacted Mitigation measure occurrence appetite impact
Global SO1 The risk is mitigated through geographic POSSIBLE ~ MEDIUM CRITICAL
economy / and tenant diversification, investment
occurrence S02 in dominant centres in affluent
of a global catchments, and strict tenant selection
event (i.e. a supported by ongoing monitoring of
pandemic) financial performance and monthly

turnover reviews.
Environmental SO1 The Company mitigates environmental POSSIBLE ~ LOW LOW
risks risks through a long-term ESG strategy,

climate risk assessments, energy

and carbon reduction actions aligned

with international standards, green

financing and tenant engagement,

while continuing planned ESG initiatives

despite not falling into the CSRD

scope.
Evolution SO1 The risk is mitigated through a LIKELY HIGH MEDIUM
of the retail balanced tenant mix with strong
market SO3 anchors, support for omnichannel

retail, continuous adaptation of the

retail and service offer, and the use of

digital insights to enhance customer

experience and footfall.
Country SO1 The risk is mitigated through UNLIKELY HIGH MEDIUM
and sector investment in stable markets,
weighting of ~ S02 geographic and asset diversification,
assets and a broad tenant base with limited

exposure to any single tenant.
Timing of SO1 The risk is mitigated through research-  LIKELY MEDIUM MEDIUM
investments led decision-making, detailed market
and S02 analysis, experienced management
divestments and continuous monitoring of key

performance data.



Eurocommercial Properties N.V.
Report of the Board of Management 2025

Strategic

Operational objectives Likelihood of Risk Risk
risks impacted  Mitigation measure occurrence appetite impact
Asset selection SO1 The risk is mitigated through investment  LIKELY LOW MEDIUM

in affordable, well-yielding assets

supported by thorough due diligence

and external expert advice.
Counterparty  SO1 The risk is mitigated through strict POSSIBLE LOW LOW
risk counterparty due diligence, mandatory

SO3 KYC procedures and adherence to the

Company’s Code of Business Conduct.
Tenant SO1 The risk is mitigated through tenant LIKELY MEDIUM LOW
selection and credit assessments, use of guarantees
credit risk S03 or deposits, continuous monitoring

of performance data, and a focus on

financially strong tenants in mature

markets.
Physical SO1 The risk is mitigated through regular POSSIBLE  LOW MEDIUM
condition of maintenance overseen by local
properties technical teams, comprehensive

insurance coverage, and frequent

checks on safety, security and

environmental conditions.
Property SO1 The risk is mitigated by proceeding LIKELY MEDIUM MEDIUM
extension / only with fully approved, largely pre-
redevelopment let projects supported by secured
risk financing, experienced in-house

and external expertise, reputable

contractors, and additional insurance

coverage.
Business The risk is mitigated through a UNLIKELY LOW MEDIUM
Ethics zero-tolerance ethics policy, strong

internal controls, mandatory training,

KYC procedures, secure payment

processes and an anonymous

whistleblowing system.
Health and The risk is mitigated through UNLIKELY LOW LOW
safety comprehensive safety procedures,

regular training, audits and inspections,

emergency response plans, and close

coordination with local authorities.
Human capital SO3 The risk is mitigated through effective POSSIBLE MEDIUM MEDIUM

onboarding, continuous training and

development, and a strong focus on

employee wellbeing and work-life

balance.
Cybersecurity The risk is mitigated through LIKELY MEDIUM LOW

dedicated cybersecurity policies, risk
assessments, employee awareness,

strong governance oversight, external
reviews and specific cyber insurance

coverage.
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Risk Management (continued)

] ) Strategic
Financial objectives Likelihood of  Risk Risk
risks impacted Mitigation measure occurrence appetite impact
Credit risk SO1 The risk is mitigated by working with POSSIBLE LOW CRITICAL
S02 major financial institutions, diversifying
counterparties, actively managing liquidity,
and regularly monitoring counterparties’
creditworthiness.
Interest rate  SO2 The risk is mitigated through a defensive LIKELY MEDIUM MEDIUM
risk hedging strategy using fixed-rate loans and
derivatives, limiting exposure to interest
rate fluctuations and separating interest
rate risk from refinancing risk.
Access SO2 The risk is mitigated through a POSSIBLE MEDIUM CRITICAL
to capital conservative capital allocation policy,
resources disciplined dividend distribution, use
of operating cash flow, and flexibility to
fund investments via asset sales or joint
ventures.
Refinancing SO1 The risk is mitigated through close cash POSSIBLE LOW CRITICAL
and liquidity 02 flow monitoring, staggered debt maturities,
risk and access to flexible long-term financing
and committed credit lines.
Foreign SO2 The risk is mitigated through partial POSSIBLE MEDIUM LOW
currency risk currency hedging using SEK-denominated
loans and derivatives, with remaining
exposure limited relative to the size of the
portfolio.
Compliance Strategic
& Reputation opjectives Likelihood of  Risk Risk
risks impacted Mitigation measure occurrence Appetite impact
Reporting SO1 The risk is mitigated through detailed POSSIBLE LOW MEDIUM
risk S02 budgeting and forecasting, regular
performance reviews, quarterly
discussions with the external auditor, and
audited annual financial statements.
Taxation S02 The risk is mitigated through continuous ~ LIKELY LOW LOW
monitoring of regulations by finance
teams and active engagement with
industry bodies and policymakers
Compliance  SO1 The risk is mitigated through ongoing POSSIBLE LOW MEDIUM
with S0O2 legal monitoring, clear compliance
national and procedures, mandatory codes of conduct
European and whistleblowing policies, and defined
regulations responsibility at country and corporate
level.
Compliance  SO1 The risk is mitigated through a completed POSSIBLE LOW LOW
with ESG double materiality assessment, robust
reporting ESG data processes with internal and

requirements

external oversight, and continued
sustainability activities while monitoring
regulatory developments.
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Global economy/Occurrence of a global event (i.e. pandemic)

Description

Macroeconomic factors have a significant impact
on the Company’s activity. They can also be
influenced by geopoalitical changes. Negative
macroeconomic trends and their impact on

the labour market and purchasing power can
affect footfall and retailers’ sales within the
Company’s shopping centres. This could reduce
the possibility to increase rents in renewals or
relettings and lead to a decrease of the variable

Impacts

rents based on the retailers’ sales.

Severe recessions could lead to bankruptcies
of retailers and/or financing banks, requiring the
Company to take compensative measures such
as to grant temporary discounts.

COVID-19 or other pandemics can result in the
(temporary) closures of shopping centres and
further restrictions for visitors.

Macroeconomic factors and global events,
such as a pandemic, could significantly impact
the financial results, the financial position and
the value of the Company’s share price as a
consequence of:

¢ Retailers’ insolvencies or bankruptcies;
e [ower turnover rents;

e Rent concessions;

Risk mitigation measures

e Decisions by tenants to reduce or cease their
operations;

e Ongoing local or national operational
restrictions, such as opening times restrictions,
ongoing closure of assets;

e Temporary or permanent closure of assets.

The geographical diversification of the
Company’s portfolio in four European countries
and the diversification of tenants mitigate the
risk of averse macroeconomic changes and the
impacts of global events such as a pandemic.

Furthermore the Company from the beginning
decided to invest in properties located in wealthy
areas and dominant in their catchment areas

to reduce the potential impact on footfall and
turnovers of economic downturns.

The risk of tenants’ bankruptcy, in addition,

is addressed by a strict tenants’ selection
procedure before the signing of a lease
contract and a regular monitor of their financial

performance both at corporate and at asset level
for the length of the lease.

Monthly reviews of turnovers and occupancy
cost ratios of each tenant are performed to timely
identify critical situations and implement case by
case solutions.
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Risk Management (continued)

Environmental risks

Description

As owner and manager of real estate assets, the
Company is subject to various environmental
risks including physical and transition climate-
related risks. Physical climate risks pose a threat
to our assets, tenants, investors, and local
communities, potentially increasing the frequency
of extreme weather events such as storms,
floods, droughts, heat waves, and fires.

Transition climate risks arise from the shift to a
low-carbon economy and are primarily linked to
greenhouse gas emissions, energy performance,
and evolving regulatory and market expectations.

Impacts

Properties may be exposed to increasingly
stringent requirements related to energy
efficiency, carbon reduction, and climate-related
disclosures imposed by international and
national authorities. In addition, expectations and
pressure from investors and other stakeholders
have increased significantly in recent years,

with more ambitious sustainability and net-zero
targets being set across the real estate sector in
the medium term.

Physical climate risk can threaten properties,
tenants’ operations, and the safety of employees,
tenants, and clients, potentially affecting the
reputation and attractiveness of the centres.

It may also impact earnings, cash flows, and
property values as a result of:

e Temporary or permanent closure of assets due
to natural events

e Higher costs for adaptation, maintenance,
refurbishment, and construction capex to meet
higher efficiency standards

e Increased operating costs for heating and air
conditioning

e Higher insurance premiums

Risk mitigation measures

Transition climate risks may arise from tightening
regulations, policy changes, and evolving

market expectations related to decarbonisation,
including non-compliance with current and future
requirements on greenhouse gas emissions,
energy performance, and climate-related
disclosures, or failure to meet sustainability and
net-zero targets, which could:

e Result in regulatory penalties for the Company
¢ Reduce asset values
e Increase refinancing costs for existing debt

e Damage the Company’s reputation and
attractiveness among investors and
stakeholders

The Company integrates ESG considerations into
its overall business strategy and decision-making
processes, adopting a long-term perspective
that takes into account environmental and socio-
economic impacts. The Company has set ESG
targets for 2030 to address climate-related risks

and ensure compliance with evolving regulatory
and stakeholder expectations. Climate risks are
continuously monitored, and action plans are
developed and implemented to mitigate identified
risks.



In mitigating physical climate risks, the Company
systematically assesses exposure at the asset
level through regular risk assessments aligned
with the BREEAM In-Use framework. In addition,
a portfolio-wide climate risk analysis has

been conducted with the support of external
experts to identify potential vulnerabilities. This
process has resulted in asset-specific mitigation
strategies, which are integrated into property-
level business plans and reviewed and updated
periodically. All properties have been assessed
or are undergoing recertification under the
BREEAM In-Use V6 protocol. To date, 100%

of the portfolio is certified, with 46% achieving
an “Excellent” rating and 54% a “Very Good”
rating, supporting the monitoring and continuous
improvement of environmental performance.
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In managing transition climate risks, the
Company aligns its approach with CRREM
pathways, ensuring that long-term energy

and carbon reduction targets are consistent
with the goals of the Paris Agreement. Energy
management action plans are implemented
across all assets, focusing on energy
optimisation measures and investments in
energy-efficient technologies. The Company also
invests in low-carbon solutions and expands its
on-site renewable energy generation capacity.
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Risk Management (continued)

Evolution of the retail market

Description

E-commerce has shown a steady increase
over the past years in the countries where

the Company operates its shopping centres.
Although physical retail still forms the foundation

Impacts

of the retail business, consumption habits
could evolve in an adverse way for the physical
distribution channels and the brick-and-mortar
businesses.

A significant growth of online retail could have a
negative impact on footfall and retailers’ sales,

Risk mitigation measures

affecting the valuation of the assets and the
earnings of the Company.

The Company owns shopping centres which
have a well balanced and broad tenant mix of

shops and a strong hypermarket anchor for daily

shopping needs. Notwithstanding the increased
use of online shopping during the lockdowns

at the time of the pandemic, customers have
returned to our shopping centres with a full
recovery of retail sales. In addition, a growing
number of retailers have developed an
omnichannel strategy, offering their products
and services on all available channels, platforms
and devices to provide their customers with a

seamless purchase experience. The Company is

actively supporting these retailers adapting their
store formats and increasing the attractiveness

of their shops. The Company in addition
implemented a number of initiatives aimed

at giving the customers more reasons to visit
the centres and stay there longer, by adapting
constantly to the mix of retail and services to
meet the communities’ needs, increasing the
food and entertainment offer and organising
events. The Company also offers in its centres
the possibility to shop on line and a pickup
service in dedicated spaces. The Company

is also using digital technology to collect and
analyse data in order to monitor the evolution of
the customers’ needs and offer new services to
better meet their expectations.



Country and sector weighting of assets
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Timing of investments and divestments
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Description

The allocation of capital among countries and
assets is crucial to assure a risk/rewarding
diversified profile of the portfolio coherent with
the REIT nature of the Company and with the
targets set by the Board of Management.

Impacts

In case of an unexpected economic downturn
in a country or a change in the behaviour of
local customers, a wrong asset allocation and/
or an excessive geographical and sectorial
concentration of investments could affect the
internal return from some investments and
have a negative impact on the value of the
property portfolio and on the share price of
the Company.

Risk mitigation measures

The Company invests in a relatively
predictable real estate sector (retail) and in
relatively stable economies (Belgium, France,
ltaly and Sweden) to minimise the economic
and political risks. By limiting the number

and types of sectors and countries in which
the Company operates, management can
maintain a high level of understanding and
insight into how the assets perform, which

in turn reduces risk. The diversification
achieved by investing in these countries, both
in provincial and major cities, further reduces
risk, as well as the spread among a large
number of tenants, with a relatively small
exposure to any one single tenant (the largest
exposure to one single tenant is 4.4% of total
portfolio rent).

Description

As timing is a fundamental factor in the
investment and divestment process,
management takes into account the broadest
possible parameters, whether economic,
political or fiscal to monitor the evolution of the
local economies and markets.

Impacts

An incorrect timing in investment and
divestment could result in a loss of
opportunities, but also in a deterioration of
results and in the occurrence of impairment
losses negatively affecting the long term
performance and the value of the shares of
the Company.

Risk mitigation measures

The internal research team maintains a
detailed database on the regions in which the
Company is invested or those areas in which
it is considering making an investment. Every
effort is made to research the demographics
and economics of these areas to evaluate
suitable timings for an acquisition, extension
or divestment. The management structure

is such that timely and efficient decisions

can be made on the basis of the information
collected. The Company’s property experts’
detailed knowledge of relevant international
property markets in which they have operated
for many years also provides experience

to help avoid serious errors. Data such as
monthly retail sales of retailers, vacancies,
arrears and doubtful debtors are also regularly
reviewed to assist in the decision-making
Process.
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Risk Management (continued)

Operational risks

Asset selection Counterparty risks

Description

A correct asset selection enables the
Company to optimise the performance of its
portfolio and the return from investments in
the long term.

Impacts

An incorrect assessment of the quality and/or
of the potential of assets could lead to wrong
investment decisions and affect the internal
rate of return of the investments and the
valuation of the Company’s portfolio.

Risk mitigation measures

The Company seeks to minimise risks

by investing in properties where rents are
affordable, buffering a potential downturn
in consumer spending and at a yield that
provides an adequate return in light of
financing costs. Management conducts a
thorough due diligence on the assets before
an acquisition is made, assisted by external
parties including property consultants,
lawyers, surveyors, tax advisers and
accountants.

Description

The Company is exposed to the risk of doing
business with parties that are found not to
operate in good faith, are fraudulent or have
a bad reputation. It also concerns the risk

of our employees being part of a fraudulent
transaction.

Impacts

Non-compliant or illegal behaviours of the
counterparties and employees could have
an adverse impact on the operations and
cause a reduction of the stakeholders’ trust
with a negative impact on the reputation

of the Company. They could also generate
a negative impact on earnings as a
consequence of possible litigations with
the counterparties and the application of
sanctions by public authorities.

Risk mitigation measures

The Company only wishes to do business
with parties of good standing and reputation.
A Know Your Counterparty (KYC) check

is a standard element of the due diligence
process for acquisitions and divestments, as
well as for new lease contracts, new suppliers
or for entering into new partnerships. The
Company’s Code of Business Conduct
provides the core rules for management and
staff exposed to counterparty risks.



Tenant selection and credit risk
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Physical condition of properties

Description

LLeasing and rent collection are the core
activities of the Company. They generate
stable cash-flows which are essential in
supporting the valuation of the properties’
portfolio and for the remuneration of lenders
and shareholders. The ability of the Company
to achieve its rent and collection targets mainly
depends on the solvency of the tenants,

which is evaluated before the signing and
during the life of the lease contracts.

Impacts

An unsatisfactory tenant selection and/or an
ineffective monitoring of their performance can
significantly impact the occupancy and the
cash-flow generation of the centres and affect
the earnings and the financial position of the
Company.

Risk mitigation measures

The creditworthiness of tenants is researched
thoroughly. Bank guarantees or deposits

are always required in Belgium, France and
[taly, but not in Sweden where this is not
market practice. Property performance is
reviewed by analysing monthly retail sales
and visitor numbers, vacancies and arrears.
Such information enables the Board of
Management to make prompt judgement
about how a tenant is performing and its
impact on the performance of the rest of the
centre. The credit risk associated with lease
debtors is determined through a detailed
analysis of the tenant’s outstanding debt. The
credit risk has also been reduced by investing
in mature markets and by choosing major
tenants on the basis of their financial strength.

Description

Good physical condition of the properties is
fundamental to be able to offer high standard
services to tenants and customers and to
prevent casualties and accidents.

Impacts

A low level of maintenance and efficiency
of the shopping centres could reduce the
attractiveness of the properties portfolio and
affect the Company’s commercial reputation.

Poor maintenance conditions could also
generate an interruption of the regular
activities of the centres with a loss of income
for the tenants or cause damage and injuries
to visitors and employees that the Company
could be obliged to indemnify.

A discontinued and irregular maintenance
could also generate a failure to comply with
relevant local health and security regulations
and result in the application of fines and
penalties from public authorities.

Risk mitigation measures

A technical director in each country, in
conjunction with local centre managers,

is responsible for the regular review and
maintenance of the physical condition of the
properties. Maintenance is carried out on a
regular basis and the Company is insured
against property damage and consequent
loss of income that may arise from such
events. Checks are frequently made to
review security, fire, health and safety and
environmental issues within each property.
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Risk Management (continued)

Property extension/redevelopment risk

Description

The Company aims to increase the value for
the shareholders also through the extension

or the redevelopment of existing centres. In
most countries the process for obtaining the
administrative, building and lease authorisations
takes many years and presents significant

risks. A delay of a project due to the difficulty

Impacts

in obtaining all the necessary authorisation
could generate construction cost increases
and revenue reductions, due to the change in
the economic or market conditions originally
considered.

A prolongment of the extension/redevelopment
activities could negatively impact the yield on
cost and generate a return on the investment
lower that the one originally targeted. In certain
circumstances a significant change of market
conditions due to a delay in obtaining the permits

Risk mitigation measures

could even induce the Company to abandon the
project, with the write-off of the expenses already
incurred and, potentially, the sale of the land area
at a price lower than the acquisition cost.

Extensions and redevelopments works will only
be started if planning consent has been received,
if the majority of the project is pre-let or at least
strong commitments have been received from
anchor tenants and if the financial sources have
been clearly identified. The Company is always

guided and advised by an external project team
but also employs in-house specialists. The
building works are outsourced to a contractor
with a sound reputation. During the works the
Company takes out additional property and
liability insurance policies.



Business ethics
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Description

As the Company does business with a big
variety of stakeholders, including business
counterparties and local and national institutions
and authorities, a potential risk of corruption,
bribery or fraud exists, as well as a risk of money
laundering and of financing of terrorism.

The high number of stringent national and
international regulations, in addition, expose the

Impacts

Company to a potential risk of non-compliance,
with particular reference to:

e Anti-trust regulations.

e Non-transparency in the reporting of lobbying
activities.

e Breach of customers’ personal data.

Failure to prevent fraud or corruption events
and the non-compliance with local, national or
international legislation could impact negatively

Risk mitigation measures

the reputation of the Company, affecting the
stakeholders’ trust and also lead to financial or
administrative sanctions.

The Company applies a rigorous “zero tolerance’
approach towards bribery, fraud and corruption.

Detailed local control procedures are in place

in each country to prevent and detect fraud
attempts and dedicated training is provided

to the employees on the general principles of
business ethics and the prevention of corruption
and bribery.

Fraud awareness is raised throughout the years
and illustrated by real cases shared with all
concerned employees.

Interactions with business partners are subject

to the “KYC” procedure to evaluate third parties’
exposure to corruption and/or sanctions.

The Company implemented a secure payment
procedure and a secure procedure for the
opening, changing and closing of bank
accounts.

An anonymous alert system (whistleblowing) is
available for employees.

Employees are regularly involved in training and
refresher courses to be always updated with the
latest legislation and regulations.
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Risk Management (continued)

Health and safety

Description

The Company has the responsibility to provide
a safe and healthy environment both in its
shopping centres and in its working places.

As the shopping centres are open to the public,
the Company is potentially exposed to risks of

Impacts

accidents affecting both clients and employees
and it is also potentially exposed to terrorist acts.

Failure to provide a healthy and safe environment

to employees and clients could deteriorate
the reputation of the Company, affect the
attractiveness of the centres and consequently

reduce footfall and tenant sales. It can also result

in fines or other penalties applied by local and

national bodies and in legal actions from persons

injured.

Risk mitigation measures

The risk of riots, demonstrations or even terrorist
attacks in the Company’s centres could penalise
their attractiveness and reduce the footfall with a
negative impact on the valuations.

The Company has in place detailed technical
procedures aimed to anticipate and prevent the

risk of accidents. The personnel of the Company
and of the management companies are regularly

involved in training and courses covering health,
safety and security risk management.

Many internal and external controls on health
and safety are in place, including the periodical

inspections by local authorities and fire-brigades.

Audits and surveys on these matters are
performed on a regular basis.

An emergency response plan for each centre
has been approved and implemented.

The security situation is strictly monitored by

the centre managers and regular contacts with
local public authorities are maintained to prevent
burglery, violent crime and terrorist attacks, or to
quickly and adequately react against them.
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Human capital

Description
Eurocommercial’'s employees are one of the resources to prepare effective succession plans
most important assets of the Company for their for key roles.

knowledge, experience, skills and commitment.
A risk exists therefore that the Company is
not able to retain talent and has to recruit new

Impacts

A low ability of the Company in attracting

and retaining its employees could affect
Eurocommercial’'s reputation, generate excessive
recruitment, training and onboarding costs

due to high employee turnover reducing the
effectiveness and efficiency of its activity.

Risk mitigation measures

The Company runs effective onboarding atmosphere and to the workload, in order
programmes aimed at facilitating the effective to maintain an adequate work-life balance.
integration of new employees and equipping Furthermore, the Company offers a performance
them with the tools necessary to fully develop share plan to its employees, promoting long-term
their potential. This approach is supported by commitment, alignment with the Company’s
periodic internal and external training initiatives, strategic objectives and a sense of ownership.

as well as tailored development paths. High
attention is also given to the internal working
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Risk Management (continued)

Cybersecurity

Description

Rapid technological advancements, the constant
change in the cyber threat landscape and
increasing digitalisation of the economic and
social environments result in greater cybersecurity

Impacts

risks that may potentially have an adverse
impact on the Company’s organisation and the
achieverment of its business objectives.

A cyber-attack could lead to a partial or complete
unavailability of one or more IT critical systems,
affecting the regular conduct of the activity and
the integrity of the data. It can also impact the
operational technology used within properties.
Incapacity to guarantee the integrity of data can

Risk mitigation measures

generate impacts in terms of market regulation
and personal data protection.

In addition, cyber techniques can be used to put
in place frauds which can have a negative impact
on the asset of the Company.

The Company has approved a specific policy to
manage cybersecurity risk and has implemented
specific cyber risk management processes, which
have been optimised taking into consideration its
relatively small size and the characteristics of its
activity.

The main processes utilised by the Company when
conducting cybersecurity risk management are:

e |dentify potential threats and “what could
go wrong” events that are often a result of
malicious acts.

Classify the levels of cybersecurity threats

the Company is exposed to. A good
understanding of the risk levels enables the
Company to dedicate adequate action and
resources to deal with the highest priority and
most urgent risks.

e Create a risk-awareness culture within the
organisation. Risk management is an iterative
process that involves engaging employees to
be more aware of technology risks and their
potential impact on the business objectives.

e Cybersecurity risks are addressed by the
Business — [T team. The team reports directly
to both the Board of Management as well
as the Audit Committee of the Supervisory
Board. From a cybersecurity perspective this
approach strongly enhances risk awareness,

also through risk management workshops,
fraud workshops, and other instruments to the
senior management and all employees.

The Company’s main focus on managing
cybersecurity risk is on the administrative
processes and those relative to the data necessary
to maintain and manage its real estate portfolio.

However, the Company is also addressing
identified vulnerabilities and aligning security
measures for its properties with best practices
and industry standards. Further implementation of
technical remidiation and enhancement of supplier
management are included in the roadmap.

To align the cybersecurity objectives with the
business objectives, regular evaluations are
conducted. These evaluations consist of a
cybersecurity risk assessment for each new digital
asset implemented, also through the analysis
performed by external consultants assessing and
reviewing possible security risks. In the case of
newly introduced critical digital assets, as an extra
security measure, a full review is conducted by
external consultants or auditors shortly after the
asset has been taken into production.

The Company in addition entered into a specific
insurance policy against cybersecurity risks, which
covers losses and liabilities linked to specified
cyber-related events.
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Financial risks
Credit risk

Description

The Company deals with many financial A risk exists that one or more of these
counterparties in relation to: counterparties get in financial difficulties or even
.B . in default.

orrowings
e |nterest rate swaps
e Foreign currency contracts

¢ Deposits and cash management

Impacts

Due to financial troubles or events of default, a
financial counterparty would not be able to settle
its liabilities towards the Company arising from
these contracts or to repay the deposits, with

a negative impact on earnings and on the net
financial position of the Company.

Risk mitigation measures

The Company minimises the risks related to In addition, monitoring of the public rating of the
the possible default of its counterparties by financial counterparties and of their financial
dealing with major financial institutions for all results is carried out on a regular basis.

its borrowings, interest rate swaps, foreign

exchange contracts and deposits, by diversifying

them by country and by institutions/groups and

by constantly actively managing its financial

resources.
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Risk Management (continued)

Interest rate risk

Description

As the Company’s policy is to have long-term
investments, the borrowings used to fund them
are also long-term.

To remain flexible over the medium-long term
and to avoid incurring significant break costs in
case of early repayment of asset backed loans

Impacts

due to disposal of the assets, the larger part

of the Company’s loan portfolio is composed

of floating rate loans. The Company is then
exposed to the risk of fluctuation of interest rates
(Euribor and Stibor).

An increase in interest rates would increase the
financial expenses paid by the Company and
have a negative impact on earnings and on the
net financial position.

Risk mitigation measures

The Company uses fixed interest rate loans,
interest rate swaps and other financial
instruments to manage its interest rate risk. It is
Company policy to operate a defensive interest
rate hedging policy to protect the Company
against increases in interest rates. The Company
was hedged at an average interest rate of
3.2% and only 13% of the net total borrowings
are exposed to the fluctuation of the market
interest rates. An increase in interest rates of
1% would therefore only have a limited negative
impact of an additional annual interest expense
of €2.4million, or 1.9%, of the reported direct
investment result.

The interest rate risk is also addressed by an
active management of the hedging contracts,
which residual average maturity of about 6

years is longer that the average maturity of the
loan portfolio (@lmost 3.5 years including the
refinancings completed after the reporting date)
in order to separate the interest rate risk from the
refinancing risk.



Access to capital resources

Description

Poor investor sentiment also due to the
perception of a high intrinsic risk of the retail
real estate business, could reduce the demand
and the price of the Company’s shares,
increase the discount to the net asset value per
share and make more challenging in raising of
new equity.

The raising of new equity, in addition, can
be hindered also by difficult or even adverse
conditions of the capital markets.

Impacts
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Refinancing and liquidity risk

Poor availability of new equity at acceptable
prices could limit the ability of the Company

to take the investment opportunities on the
market without increasing its leverage and could
generate a negative impact on its share price.

Risk mitigation measures

The Company adopts a prudent policy of
capital allocation by deciding:

e To set the target net LTV ratio at around
40%;

e To distribute a percentage of the Direct
Investment Result between 65% and 85%,
with a target of 75% as dividends.

To finance new investments, the Company
can use the non-distributed portion of the
cash generated by the operating activity. In
this last respect, the Company is used to offer
its shareholders the opportunity to receive
the dividends in shares instead of in cash, so
increasing the amount of cash available after
the dividend distributions.

In case of a large investment opportunity,
where market conditions do not allow the
issuance of new equity at an acceptable
price, the Company could still evaluate to sell
some assets or to enter into new joint venture
agreements with other investors to raise the
necessary resources.

Description

The Company’s investments are financed by
borrowings granted by banks with a three to
ten years maturity, but preferably of ten years
or more.

A tightening of credit conditions, liquidity crisis
or big economic downturns may affect the
ability of the Company to refinance its debt at
maturity.

Impacts

A difficult financial environment could oblige
the Company to accept heavier conditions

to refinance its debts at maturity and could
require additional financial resources to repay
part of its liabilities, with a negative impact on
the earnings and on the value of its shares.

A situation of market disruption could even
affect the ability of the Company to continue its
activity as a going concern.

Risk mitigation measures

The Company closely monitors the evolution
of future cash flows in the short and in the
medium term, both at consolidated and at
local level, to fully comply with its financial
commitments and maturities and to avoid the
occurrence of any cash shortfall. In order to
reduce liquidity risk, the Company has adopted
a strategy of spreading the debt maturity
profile of its borrowings and the relative
repayment dates. Moreover, the Company
has at its disposal short-term committed and
uncommitted lines. An analysis of the liquidity
risk related to future out flows due to interest
payments, repayment of borrowings, rental
deposits and payments to other creditors is
provided in note 20 (financial instruments) of
the consolidated financial statements.
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Risk Management (continued)

Compliance and reputation risks

Foreign currency risk Reporting risk

Description

The main part of the Company’s assets and
transactions are denominated in Euro, which
is also the functional value of its financial
reporting.

The only significant foreign currency exposure
for the Company is related to the Swedish
assets and transactions that are denominated
in Swedish Krona (SEK).

Impacts

The fluctuations of the foreign exchange rate
between Euro and SEK impact the value of
revenues, costs, assets and liabilities of the
Swedish operations when they are converted
into Euros and they can affect the earnings and
the net asset value reported by the Company.

Risk mitigation measures

Due to SEK loan facilities with major financial
institutions and currency swaps (if applicable),
a hedging of the foreign currency is achieved
up to 45%. The remaining exposure is relatively
limited compared with the total size of the
Company and will in principle not be hedged.
Net SEK income may also be hedged from
time to time by using defensive currency
derivatives. A weakening of this currency by
5% would result, for example, in a decrease of
shareholders’ equity of 1% and in a decrease
of 1% of reported direct investment result.

Description

ck market and legal regulations and
requirements with respect of the disclosure
of clear, real and objective information to the
market.

There is a risk that the financial statements
and the other reporting disclosed to the
market is not accurate or wrong in some
material aspects, providing investors and
other stakeholders with a misleading picture
of the earnings and the financial position of the
Company.

Impacts

An inaccurate or not reliable reporting could:

e Affect the reputation of the Company in the
real estate and financial markets;

¢ |Induce the investors who took wrong
investments decisions to file legal actions
against the Company;

e Expose the Company to penalties and fines
applied by control and regulatory bodies.

Risk mitigation measures

The Company draws up an annual budget
by country and individual asset, which is
compared on a monthly basis with actual
results. Furthermore, budgets for capital
expenditure and liquidity forecasts are
prepared. Quarterly figures are discussed
with the external auditor prior to publication
and then published to the market in the form
of a press release. The annual accounts are
audited by the external auditor.
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Description

The Company qualifies as a fiscal investment
institution (FBI) under Dutch tax law and
consequently is subject to corporate income
tax at the rate of zero percent, provided it
distributes its taxable profit to its shareholders.
The Company is tax-exempt in France as a SIIC
(Société d’Investissements Immobiliers Cotée)
and in Belgium, as the Company’s subsidiary is
subject to the special tax regime under which

Impacts

property revenues are tax exempt (FIIS/GVBF).
In Italy and Sweden the Company’s subsidiaries
are subject to corporate income tax at full rate
and are in a corporate income tax payable
position.

The Company and its subsidiaries may be
subjected to a tax audit by the national tax
authorities.

Changes in tax regulations or incorrect
applications of the existing tax regulations could
have a negative impact on the Company’s tax rate
on its results, leading to lower earings.

The tax audits performed by the tax authorities
might result in challenges including litigation

Risk mitigation measures

and/or fines imposed on some of the companies
due to a different interpretation of events or tax
legislation by those authorities.

The local finance teams and the corporate
accounting and finance Group closely

monitor local regulations to limit the risk of
non-compliance and to anticipate regulatory
changes. The Company also actively contributes
to the work of national and international bodies
representing the commercial and retail real estate
sector to keep a constant and effective dialogue
with authorities and policymakers.

The Company regularly engages with its tax
consultants and auditors to verify the correctness
of the actions (to be) implemented. Challenges, if
any, by the tax authorities are discussed with the
tax advisors and auditors and, when appropriate,
challenged in court cases.
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Risk Management (continued)

Compliance with national and European Regulations

Description

The Company conducts its business in various
countries and is then subject to complex and
multi-jurisdiction legal and regulatory
environments.

At corporate level the Company complies with
the Dutch Corporate Governance Code and
the Dutch Act on Financial Supervision (Wet op

Impacts

het financieel toezicht) as it is listed on Euronext
Amsterdam, which is its home market. The
Company has two secondary listings on Euronext
Brussels and on Euronext Milan.

Even small deviations from what is required under
the standards and regulation of the Netherlands
and of the other countries where the Company

is active could put at risk the reputation of the
Company and of its management and staff.

In addition, failure to identify or comply with

Risk mitigation measures

applicable legal and regulatory provisions could
result in the application of criminal or financial
penalties.

The Eurocommercial legal team monitors

on a regular basis the evolution of laws and
regulations applicable to the Company’s activity.
All employees are made aware of the existing laws
and regulations, and procedures are in place,

in their own countries and at corporate level, to
ensure that employees comply with the rules

and are aware of the high standards of ethics

applicable. The Company has an internal code of
business conduct and a whistleblower’s code that
all employees are required to read, understand
and adhere to. The Country Directors are also
responsible for monitoring the compliance with
local laws and regulations of their teams.
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Description

The European Union is reshaping its sustainability
reporting landscape to make the disclosures
simpler and more effective. The Omnibus |
Directive amending the Corporate Sustainability
Reporting Directive (CSRD) came into force on 18
March 2026 and the CSRD part of this directive
must be implemented by the EU members states
by 19 March 2027 at the latest. The Company

is therefore no longer subject to the CSRD. The
Omnibus | Directive implies an update of the
CSRD and the sustainability reporting standards
(ESRS) and the EU Taxonomy. While the CSRD
has changed, the Netherlands is completing its
national transposition through an implementation
Act and Decree. The Company was subject to the
category Listed Small and Medium Enterprises
(SMEs) and was supposed to report under the
LSME standard within the CSRD as from 2028

at the latest but is now no longer required to

Impacts

report. Reporting under an amended Voluntary
SME standard will be possible in the future.

The Company nevertheless continues to place
importance on transparent ESG reporting and
aims to align, where appropriate, with market
best practices, including elements of the CSRD
recommmendations. The Double Materiality
Assessment (DMA) remains a key instrument

in this context, supporting management in
identifying the ESG topics that are most relevant
from both an impact and financial perspective
and enabling a focused approach to improving
performance and mitigating risks. The Company
will continue to monitor regulatory developments
and assess potential implications, while remaining
committed to providing ESG disclosures that
meet the expectations of investors and ESG rating
agencies.

Although CSRD reporting is no longer mandatory
for the Company, it continues to develop its ESG
reporting in line with market practice, which
requires ongoing refinement of data collection
and reporting processes. Additional resources
and expertise may be required to maintain the
quality, consistency, and comparability of ESG

Risk mitigation measures

disclosures. There remains a risk that ESG-related
information may not be fully accurate or complete
in all material respects, which could affect how
stakeholders assess the Company’s performance,
although this risk is considered less significant
than under a mandatory reporting regime.

In 2024, the Company conducted a Double
Materiality Assessment with the support of an
external specialist, which continues to guide
management in determining which ESG topics
are material and where efforts should be focused.
The Company has established internal processes,
responsibilities, and controls to support ESG data
collection and reporting, ensuring consistency
and transparency in line with market expectations,
while data from the different country organisations
is consolidated at corporate level and monitored
by the central administrative function. Internal
teams are supported by external advisors where

appropriate, and both internal and external

audits contribute to the reliability of the reported
information. The Company will continue to review
its material ESG topics and further develop its
disclosures over time, while monitoring regulatory
developments and ensuring alignment with
stakeholder expectations.
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Risk Management (continued)

Insurance

The Company operates a comprehensive insurance
programme for those risks which can be effectively
and efficiently insured. The Company is fully insured
against property damage, liability and loss of
income. Terrorism, flooding and earthquake cover
is limited by current market conditions, but the
Company believes it has achieved a reasonable
balance of risk cover and premium costs. The
insurance programme is benchmarked against its
peer groups on an annual basis.

Statements of the Board of Management

The Board of Management is responsible for
establishing and maintaining adequate internal

risk management and control systems. During

the financial year, the Board of Management has
assessed the design and effectiveness of these
systems, and the results have been discussed with
the Audit Committee, the Supervisory Board, and
the external auditor.

The Board of Management recognises the inherent
limitations of internal risk management and control
systems. Whilst the Company continuously

works towards improving its processes and
procedures, these systems cannot provide
absolute certainty that all risks have been identified
or are effectively managed. The level of certainty
that they provide is influenced by, among other
things, inherent limitations to risk management,
business considerations such as the Company’s
risk appetite, the complexity of the Company’s
operations, and the dynamic nature of the business
environment. Certain risks remain outside the
Company’s direct control, as they depend on

third parties or external circumstances beyond

the Company’s influence. The principal risks the
Company faces, the Company’s risk management
framework and the Company’s risk appetite are
described in this risk management section of this
Report of the Board of Management.

The Company has a description of the organisation
of its business operations (Administrative
Organisation and Internal Control). During the
financial year ended 31 December 2025, the
Company has evaluated various aspects of the

Company’s Administrative Organisation and

Internal Control and found nothing to indicate that
the description of the structure of the Company’s
Administrative Organisation and Internal Control
does not meet the requirements as included in the
2025 Dutch Coorparate Governavce Code. Also,
there have been no indications during the financial
year ended 31 December 2025 that the Company’s
Administrative Organisation and Internal Control
were ineffective and did not function in accordance
with the description. It is not expected that during
the current financial year a major change will be
made to the design of the Company’s administrative
organisation and internal control. Due to its size, the
Company has outsourced the internal audit function
to a reputable audit firm.

Given the nature and size of the Company and its
operations, inherent internal control limitations exist
including limited possibilities to segregate duties,
disproportionate control costs versus benefits,
catastrophe and collusion risk etc. Absolute
assurance cannot be provided as a result of these
inherent limitations.

Based on its assessment, the design of the internal
controls and with reference to Best Practice
Provision 1.4.3 of the 2025 Dutch Corporate
Governance Code, the Board of Management of
Eurocommercial Properties N.V. confirms to the
best of its knowledge:

i that the Report of the Board of Management
provides sufficient insights into failings in the
effectiveness of the internal risk management
and control systems;

i that these systems provide reasonable
assurance that the financial reporting does not
contain material inaccuracies;

i that these systems provide limited assurance
that the sustainability reporting in section
Environmental, Social and Governance of this
report of the Board of Management does not
contain material inaccuracies;

iv that the Board of Management at balance
sheet date is not aware that the internal risk
management and control systems do not
provide sufficient comfort that the operational



and compliance risks identified in this section
Risk Management of this Report of the Board

of Management are effectively managed
considering the Company’s risk appetite, where
“sufficient comfort” is to be read as: comfort
considering our risk appetite, the complexity

of our enterprise, inherent limitations to these
systems and other disclosures on these systems
in this Report of the Board of Management;

v based on the current state of affairs, it is justified
that the financial reporting is prepared on a
going concern basis; and

vi the Report of the Board of Management

states those material risks, as referred to

in best practice provision 1.2.1 of the 2025
Dutch Corporate Governance Code, and the
uncertainties that are relevant to the expectation
of the Company’s continuity for the period of 12

months after the preparation of this report.

With reference to the EU Transparency Directive
and Article 5:25¢, section 2 ¢ sub 2 of the Dutch
Act on Financial Supervision, we hereby state to the
best of our knowledge that the financial statements
for the financial year ended 31 December 2025 give
a true and fair view of the assets, liabilities, financial
position and results of the Group, and that the
Report of the Board of Management includes a fair
review of the development and performance of the
business during the financial year and the position
of the Group at the balance sheet date, together
with a description of the principal risks associated
with the Group.

Amsterdam, 17 April 2026
Board of Management

E.J. van Garderen

R. Fraticelli
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Report of the Supervisory Board

To the General Meeting of Shareholders

Financial statements

We are pleased to present the Annual Report of
Eurocommercial Properties N.V. for the financial
year ended 31 December 2025, as drawn up by
the Board of Management. The auditors, KPMG
Accountants N.V., have audited the financial
statements and have issued an unqualified report
thereon. We recommmend that you adopt the
financial statements.

Dividend proposal

Having regard to the results of the Company for the
financial year 2025, the Company’s dividend policy
and the guidance on the 2026 results provided by
the Board of Management, the Supervisory Board
supports the proposal of the Board of Management
to declare a total dividend of €1.83 per share. An
interim dividend of €0.72 per share was already
paid on 30 January 2026, representing 40% of the
total cash dividend paid out the previous financial
year (2024). The payment date of the final dividend
of €1.11 per share will be Thursday 2 July 2026.
Holders of shares will also be offered the option of
taking new shares from the Company’s fiscal share
premium reserve, instead of the cash dividend
payable. The price of these new shares will be
announced on Friday 29 May 2026.

Provision of information

In the year under review, in addition to the regular
Supervisory Board meetings with the Board

of Management, there were frequent contacts
between members of the Supervisory Board and
members of the Board of Management and staff.
Topics which are under constant review are the
remerchandising projects, the inflation levels and
interest rates and prospects for asset rotation. The
Supervisory Board receives copies of the monthly
management accounts which contain analyses

of rental income, rent collection, liquidity, costs of
maintenance and extensions, interest, financing,
company expenses, investment developments,
relevant markets and various other operational
and financial items during the month under review,
compared against budget and previous relevant
periods.

Monitoring and advisory roles

The Supervisory Board convened in total nine times
in 2025. These meetings were held at several of
the Company’s shopping centres in France, Italy,
Sweden and Belgium and in the Amsterdam head
quarters and country team offices. One meeting
was held by video conference. The members of the
Supervisory Board have visited several shopping
centres in the four countries where the Company is
active. They were again able to meet local staff and
have valuable exchanges with them. Among the
topics discussed in the Board meetings were:

e Updated strategy and risks
e Growth strategy

e Human resources: engagement, performance
and retention of personnel

e Property and financial markets

e Management and financial accounts

e Alternative performance measures

e ESG strategy and performance

e Climate Change risks

e Investment and divestment opportunities

e Property valuations

e Interest rates, (re)financing and bank covenants

e Rent collection, cashflow forecast, liquidity and
funding

e Foreign currencies, hedging and derivatives

e Dividend policy

¢ Internal risk management and control systems
e [T systems and cybersecurity

e Risk appetite

e Remuneration levels and corporate governance
e Taxation

The Supervisory Board was also informed

on and actively discussed with the Board of
Management the implementation of the updated
strategy of the Company, aimed at long term
sustainable value creation. This included the
focus on remerchandising projects, asset



rotation, digitalization, sustainability and building
communities. At regular intervals in line with

the corporate agenda, drafts of press releases,
the Annual Report, the Interim Report, and the
quarterly reports and Internal Audit reports were
reviewed jointly.

During 2025, the Supervisory Board carried out a
self-evaluation, moderated by an external expert, as
well as an evaluation of the Board of Management.
The report on the self-evaluation concludes that
the Supervisory Board is working efficiently among
its members and with the Board of Management.
There is balanced communication, and the overall
preference for a relatively small (currently 3/4
persons) Supervisory Board persists. The particular
board practice to convene at regular intervals

for two-day meetings on site, in the Company’s
countries of operation, forms a strong basis for
effective engagement. The Supervisory Board
manages to create sufficient space for reviewing
and discussing the Company’s strategy and
maintain a forward-looking approach, in addition to
the regular tasks included in its oversight function.

All meetings held during the financial year were
attended by the three Supervisory Board members.
No conflicts of interest which would preclude
Supervisory Board members from participating in
particular meetings were reported in 2025.

Stakeholder and relationship management

The Supervisory Board established that the
Company has remained in intensive contact with
retailers to keep the Company’s shopping centres
in line with tenants’ needs. The Company actively
addresses changes in customer behaviour and

the resulting strategic consequences for further
developing and expanding the function of shopping
centres. The Company also makes careful analyses
of the social characteristics, specific requirements
and desires of the communities in the relevant
catchment areas in order to optimise the services
to the communities.

This policy has resulted in a well-managed tenant
mix, high occupancy and footfall.

Through roadshows, investor conferences (in some
cases also by video) and one-on-one meetings,
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the relationship with the Company’s shareholders
has been maintained and strengthened. The
Company’s Investor Relations Palicy, as published
on the website, was adhered to.

Through regular country visits, the Supervisory
Board maintained direct contact with the country
operational teams and discussed local challenges
and opportunities with them.

Professional training

During the year, Supervisory Directors participated
in several seminars and courses provided by major
audit firms, law firms and other institutions. The
Supervisory Board also engaged with a variety of
professional advisors and sector associations. They
made country visits and visits to the Company’s
and competitors’ shopping centres, and met with
shopping centre managers and other staff to inform
themselves of relevant developments.

Diversity

The Dutch Corporate Governance Code requires
the Supervisory Board to draw up a diversity policy.
For the Supervisory Board this policy was included
in the profile of the Supervisory Board. The latest
version of the Diversity and Inclusion Policy came
into effect on 15 May 2025 and is published on
the Company’s website. The Company complies
with Dutch diversity rules, as the Supervisory
Board has been composed of one male member
and two female members since 11 June 2024;

and prior to that date consisted of two female
members and two male members. The Diversity
and Inclusion Policy is also applicable to the Board
of Management as well as to senior management
and all employees of the Company.During 2025
the composition of the Board of Management did
not change and as this Board is composed of

two male members the target of 30% for gender
diversity set out in the Diversity and Inclusion policy
is not met. In case this composition is changing in
the future, this could be an opportunity to maybe
achieve this target pursuant to the Diversity and
Inclusion policy.

The table EPRA Social & Governance indicators
on page 102 of this report, part of the ESG
report, shows that per 31 December 2025 the
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gender diversity of management is equally divided
between female and male employees. Regarding
the workforce the division between female and
male employees is 57% female versus 43%

male employees at 31 December 2025. Further
information regarding diversity can be found in the
table referred to above and on page 102 of this
report.

Corporate governance

In accordance with the recommendations of the
Dutch Monitoring Committee of the Corporate
Governance Code 2025, a broad outline of the
corporate governance structure of the Company

is presented in the Report of the Board of
Management. In this Report, the Company reviews
various corporate governance items in compliance
with the Committee’s recommendation.

Audit Committee

The Audit Committee is composed of all members
of the Supervisory Board. Mrs Attout chairs the
Audit Committee meetings. In the year under
review, the Audit Committee had three meetings
with the auditors of the Company as well as two
meetings with the auditors of the Company in the
absence of the Board of Management. During
those meetings, the Audit Committee discussed the
financial statements, the report of the auditors, as
well as the Annual Report and the Interim Report.
The Audit Committee also discussed the Internal
Audit plan for the year and discussed the reports
from audit firm BDO, acting as internal auditors.
Special attention was given to cyber security risk
at group level and at asset level. Furthermore,
preparations and reviews were made by the
Company and its internal auditors to comply

with of the amended Corporate Governance
Code requiring to include a Statement of Risk
Management (Verklaring Omtrent Risicobeheer)
in the annual report. The Audit Committee also
approved in advance two additional services
rendered by the external auditors KPMG which
relates to the assurance on dividend distributions
by the Company’s French subsidiaries and the
required reporting for EMIR by the Company’s
Belgian subsidiary. Furthermore, the alternative
performance measures were discussed.

Report of the Supervisory Board (continued)

The audit plan, materiality levels, findings,
independence and complete reporting of the
auditors were discussed with KPMG. The auditors
succession plan regarding KPMG and EY were also
discussed.

According to the European and Dutch legislation,
the engagement period for an audit firm should not
exceed ten financial years, followed by a four-year
cooling-off period. The last financial year that the
Company’s external auditor KPMG Accountants
N.V. could act as its auditor was the financial year
2025.

Ernst & Young Accountants LLP (“‘EY”) will succeed
KPMG as external auditors of the Company for the
financial year ending 31 December 2026.

The internal audit function is outsourced to the audit
firm BDO. BDO has been able to examine and audit
a number of business processes of the Company
including cybersecurity matters in accordance

with the Internal Audit plan for 2025. The Audit
Committee has analysed and reviewed the work
performed by BDO for the year 2025 and discussed
the Internal Audit plan for the year 2026.

Nomination and Remuneration Committee

The committee is composed of all members of
the Supervisory Board. Mrs Laglas is Chair of

the Nomination and Remuneration Committee.
Remuneration of the Board of Management

was discussed on the basis of the draft updated
Remuneration Report. Furthermore, the
remuneration policy for the Board of Management
and for the Supervisory Board were discussed.
On the basis of a benchmark report by Korn Ferry,
adapted remuneration policies were designed
and tabled at the Annual General Meeting held

in June 2025. These remuneration policies were
adopted by the Annual General Meeting and used
to establish the remuneration for both Boards

for 2025. The 2025 Remuneration Report will be
posted on the website of the Company when

this Annual Report is published. The Committee
assessed and discussed the performance of the
Board of Management based on self-evaluations
and interviews with the Board of Management. The
questionnaires completed by the members of the



Board of Management were discussed in one-on-
one meetings and in a group meeting. There were
no major findings. Personal goals and focus points
were identified and will be evaluated next year.
The Committee also discussed various aspects of
succession in the Board of Management and the
Supervisory Board, including the composition and
succession plans for both Boards.

Remuneration

The purpose of the remuneration policy is to attract,
motivate and retain qualified executives who will
contribute to the success of the Company. The
remuneration policy aims to reward management
and staff for their contribution to the performance of
the Company and its group. The Supervisory Board
proposes the remuneration policy, and any material
adjustments to it, at the Annual General Meeting of
Shareholders. The Supervisory Board recommends
to the Annual General Meeting of Shareholders
decisions on all aspects of the remuneration

of the members of the Board of Management,
within the scope of the remuneration policy. The
Annual General Meeting of Shareholders is invited
to approve both the remuneration policy and the
remuneration of the members of the Board of
Management. The Company’s current remuneration
package for members of the Board of Management
comprises the following elements:

¢ Base salary — total annual gross fixed income
including holiday allowance

e Short-term incentive — annual performance
related gross variable pay

¢ Long-term incentive through a performance share
plan.

Variable pay may be granted each year in addition
to the base salary. Variable pay for members of
the Board of Management is directly linked to

the like-for-like rental growth for the year, the total
shareholder return for the year and the increase in
the direct investment result per share for the year,
as well as to two ESG key performance indicators.
There is no minimum guaranteed variable pay and
variable pay is capped at 70% of one year’s base
salary. There are also claw-back possibilities for the
Company.
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Performance shares may be granted each year

and the vesting of these performance shares

are conditional upon three financial performance
measures, as well as two non-financial performance
measures, and are capped at 80% of one year’s
base salary. There is no minimum guaranteed
number of performance shares.

Mr Fraticelli joined an Italian defined contribution
scheme and Mr van Garderen joined a Dutch
defined contribution scheme, with current annual
premiums being capped using a maximum
pensionable salary.

Supervisory Directors receive a fixed cash
compensation only.

Composition of the Supervisory Board in
2025

All members of the Supervisory Board are
independent. The profile, role and responsibilities
of the Supervisory Board are laid down in specific
rules and regulations which are posted on the
Company’s website. At 31 December 2025, the
Supervisory Board was composed as follows:

1. Bernard Roelvink (63), of Dutch nationality, was
appointed as member of the Supervisory Board

at the AGM of 13 June 2023 for a period of four
years and became chair of the Supervisory Board
in June 2024. Mr Roelvink has more than 35 years
of experience in corporate law, litigation and capital
markets across various jurisdictions. Mr Roelvink
has been a partner of the Dutch law firm De Brauw
Blackstone Westbroek until 2019, and served on
that firm’s management board between 2000

and 2006. Until June 2025 he was Chief Legal
Officer and member of the Management Team of
Cofra Holding AG, the parent company of a major
international retall, real estate and investments
group. He is a non-executive board member of Flint
Holding N.V. and on the board of several charities.

2. Emmanuéle Attout (66), of Belgian nationality,
was appointed as a member of the Supervisory
Board in 2018 and reappointed in 2022 for a period
of four years. She was a former senior audit partner
of PwC Brussels until she retired in 2014. Mrs
Attout is a non-executive board member of Atenor,
Schréder, AG Insurance and Proximus and she
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Report of the Supervisory Board (continued)

is a co-founder of the Belgian NGO “Women on
Board”, whose aim is to promote women in Boards
of Directors.

3. Karin Laglas (67), of Dutch nationality, was
appointed as a member of the Supervisory Board
in 2019 and reappointed in 2023 for a period of
four years. She was Chief Executive Officer of the
largest Dutch affordable housing investor Ymere,
active in the greater Amsterdam area, until she
retired in June 2021 after a long career in real
estate in several senior and board positions. She
is a Supervisory Board member of Royal De Vries
Yachtbuilders (part of Feadship), of TBI Holdings
B.V,, and Chair of the Supervisory Board of Utrecht
University.

Rotation scheme

Under a rota devised by the Supervisory Board,
each Director will retire by rotation every four years.
This rotation scheme for the next few years is as
follows:

e 2026: the term of Mrs. Attout expires, with the
possibility of re-appointment for an additional
period of two years.

e 2027: the term of Mrs Laglas expires with the
possibility of re-appointment for an additional
period of two years; and the term of Mr Roelvink
expires with the possibility of re-appointment for
an additional period of four years.

Conclusion

We look back on a very successful year 2025, and
we take this opportunity to express our gratitude
to the Board of Management and all staff for their
engagement and results made during the year.

Amsterdam, 17 April 2026

Supervisory Board
B.W. Roelvink (Chairman)
E. Attout

K. Laglas

From left to right:

Bernard Roelvink
Karin Laglas
Emmanuéle Attout
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Consolidated statement of profit or loss

(€'000) Note 2025 2024
Rental income 4 228,858 219,733
Service charge income 4 45,361 43,378
Total revenue 274,219 263,111
Service charge expenses 4 (50,239) (45,703)
Property expenses* 5 (34,891) (32,276)
Total expenses (85,130) (77,979)
Net property income 2 189,089 185,132
Share of result of joint venture 14 9,779 10,862
Revaluation property investments 6 70,376 107,670
Company expenses* 7 (11,444) (12,317)
Investment expenses 9 (4,804) (5,600)
Other income 10 1,788 1,644
Operating result 254,784 287,391
Interest income 11 697 966
Interest expenses and borrowing costs 11 (52,570) (53,215)
Gain/(Loss) derivative financial instruments 11 7,284 (19,961)
Net financing result 11 (44,589) (72,210)
Profit before taxation 210,195 215,181
Current tax 12 (3,854) (2,499)
Deferred tax 12 (81,972) (35,857)
Total tax (85,826) (38,356)
Profit after taxation 124,369 176,825

Per share (€)**
Profit after taxation 28 2.30 3.30
Diluted profit after taxation 28 2.28 3.29

The notes to the consolidated financial statements on the following pages are an integral part of the consolidated financial statements.

*  The comparative figures for ‘Property expenses’ and ‘Company expenses’ have been adjusted to reflect the reclassification of marketing expenses.
**  The average number of shares on issue (after deduction of shares bought back) during the financial year was 54,064,614 in 2025 and 53,521,202 in 2024. The diluted average
number of outstanding shares on issue (after deduction of shares bought back) was 54,455,096 in 2025 and 53,781,861 in 2024.
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Consolidated statement of comprehensive income

(€'000) Note 2025 2024
Profit after taxation 124,369 176,825
Foreign currency translation differences (subsequently reclassified to profit or loss) 26 22,023 (12,675)
Total other comprehensive income (net of tax) 22,023 (12,675)
Total comprehensive income 146,392 164,150

Per share (€)*
Total comprehensive income 2.71 3.07

Diluted total comprehensive income 2.69 3.05

The notes to the consolidated financial statements on the following pages are an integral part of the consolidated financial statements.

*  The average number of shares on issue (after deduction of shares bought back) during the financial year was 54,064,614 in 2025 and 53,521,202 in 2024. The diluted average
number of outstanding shares on issue (after deduction of shares bought back) was 54,455,096 in 2025 and 53,781,861 in 2024.
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Consolidated statement of financial position

31-12-25 31-12-24
Assets Note €000 €000
Property investments 13 3,837,019 3,698,526
Investments in joint venture 14 113,144 112,004
Tangible fixed assets 15 6,728 6,353
Receivables* 16 105 99
Tax receivable* 16 4,374 4,027
Derivative financial instruments 20 14,175 19,355
Total non-current assets 3,975,545 3,840,364
Trade and other receivables* 16 47,555 45,686
Tax receivable* 16 4,433 5,180
Derivative financial instruments 20 1,067 743
Cash and deposits 17 67,578 35,964
Total current assets 120,633 87,573
Total assets 4,096,178 3,927,937
Equity
Issued share capital 24 548,875 545,791
Share premium reserve 25 251,804 253,435
Currency translation reserve 26 (74,776) (96,799)
Other reserves 26 1,312,197 1,206,354
Undistributed income 124,369 176,825
Total equity 2,162,469 2,085,606
Liabilities
Trade and other payables* 18 16,455 16,294
Tax payable* 18 22,846 0
Borrowings 19 1,099,795 1,426,010
Derivative financial instruments 20 8,546 23,075
Deferred tax liabilities 21 186,351 150,354
Total non-current liabilities 1,333,993 1,615,733
Trade and other payables* 18 97,366 92,372
Tax payable* 18 17,421 5,277
Borrowings 19 484,928 128,738
Derivative financial instruments 20 1 211
Total current liabilities 599,716 226,598
Total liabilities 1,933,709 1,842,331
Total equity and liabilities 4,096,178 3,927,937

The notes to the consolidated financial staterments on the following pages are an integral part of the consolidated financial statements.

The comparative figures for ‘Receivables’, ‘“Trade and other receivables’ and ‘Trade and other payables’ have been restated to separately reflect the classification of Tax
receivables’ and ‘Tax payable’.
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Consolidated statement of cash flow

(€'000) Note 2025 2024
Profit after taxation 124,369 176,825
Adjustments for non-cash movements:

Movement performance shares granted 5/7/9 2,090 1,292
Revaluation property investments 6 (68,491) (109,132)
(Gain)/Loss derivative financial instruments 11 (7,284) 19,961
Share of result of joint venture 14 (9,779) (10,862)
Interest income 11 (697) (966)
Interest expenses and borrowing costs 11 52,570 53,215
Deferred tax 12 81,972 35,857
Current tax 12 3,854 2,499
Depreciation tangible fixed assets 5/7 2,149 1,966
Fair value movement non-current debtors/creditors* (2,414) (198)
Other movements* (18) 36
Cash flow from operating activities after adjustments 178,321 170,493
Changes in receivables and creditors:

(Increase)/decrease in receivables (1,348) 5,274
Increase/(decrease) in creditors 2,020 (11,199)
Cash generated from operating activities 178,993 164,568
Current tax paid (3,667) (3,108)
Capital gain tax paid (12,500) 0
Derivative financial instruments settled (2,697) (6,030)
Dividend from joint venture 9,000 0
Borrowing costs paid (1,288) (2,824)
Interest paid (49,560) (51,468)
Interest received 971 966
Cash flow from operating activities 119,252 102,104
Capital expenditure (34,978) (38,159)
Decrease loan to joint venture 0 8,000
Sale of investment 13,634 0
Investments in joint venture (361) 0
Additions to tangible fixed assets (1,793) (817)
Cash flow from investing activities (23,498) (30,976)
Proceeds from borrowings 19 421,659 338,175
Repayment of borrowings 19 (413,850) (326,211)
Shares bought back 0 (15,981)
Performance shares settled (485) 0
Dividends paid (71,134) (71,035)
Payments lease liabilities (1,467) (1,309)
Proceeds from non-current creditors 830 1,386
Cash flow from financing activities (64,447) (74,975)
Net cash flow 31,307 (3,847)
Currency differences on cash and deposits 307 (707)
Increase/(Decrease) in cash and deposits 31,614 (4,554)
Cash and deposits at beginning of year 35,964 40,518
Cash and deposits at end of year 17 67,578 35,964

The notes to the consolidated financial statements on the following pages are an integral part of the consolidated financial statements.

* The comparative figure for ‘Other Movements’ has been restated to separately disclose the ‘Fair Value Movement of Non-Current Debtors and Creditors’.
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Consolidated statement of changes in equity

The movements in shareholders’ equity in the financial year ended 31 December 2025 were:

Financial Statements 2025

Issued Share Currency
share premium translation Other Undistributed Total
capital reserve reserve reserves income equity
€000 €000 €000 €000 €000 €000
Balance at 1-1-2025 545,791 253,435 (96,799) 1,206,354 176,825 2,085,606
Profit after taxation 0 0 0 0 124,369 124,369
Other comprehensive income 0 0 22,023 0 0 22,023
Total comprehensive income 0 0 22,023 0 124,369 146,392
Contributions and distributions
Dividend distribution in cash 0 0 0 0 (71,134) (71,134)
Dividend distribution in shares 9,495 (9,495) 0 25,416 (25,416) 0
Cancellation of shares (6,411) 6,411 0 0 0 0
Non-distributed result previous financial year 0 0 0 80,275 (80,275) 0
Shares bought back 0 0 0 0 0 0
Performance shares granted 0 2,090 0 0 0 2,090
Performance shares vested 0 (637) 0 637 0 0
Performance shares settled 0 0 0 (485) 0 (485)
Total contributions and distributions 3,084 (1,631) 0 105,843 (176,825) (69,529)
Total equity at 31-12-2025 548,875 251,804 (74,776) 1,312,197 124,369 2,162,469
The movements in shareholders’ equity in the financial year ended 31 December 2024 were:
Issued Share Currency
share premium translation Other Undistributed Total
capital reserve reserve reserves income Equity
€000 €000 €000 €000 €000 €000
Balance at 1-1-2024 537,817 260,117 (84,124) 1,320,242 (26,872) 2,007,180
Profit after taxation 0 0 0 0 176,825 176,825
Other comprehensive income 0 0 (12,675) 0 0 (12,675)
Total comprehensive income 0 0 (12,675) 0 176,825 164,150
Contributions and distributions
Dividend distribution in cash 0 0 0 0 (71,035) (71,035)
Dividend distribution in shares 7,974 (7,974) 0 19,815 (19,815) 0
Non-distributed result previous financial year 0 0 0 (117,722) 117,722 0
Shares bought back 0 0 0 (15,981) 0 (15,981)
Performance shares granted 0 1,292 0 0 0 1,292
Total contributions and distributions 7,974 (6,682) 0 (113,888) 26,872 (85,724)
Total equity at 31-12-2024 545,791 253,435 (96,799) 1,206,354 176,825 2,085,606

The notes to the consolidated financial statements on the following pages are an integral part of the consolidated financial statements.
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Notes to the consolidated financial statements

1. Principal accounting policies

1. General
Reporting entity

Eurocommercial Properties N.V. (the Company) domiciled at De Boelelaan 7, 1083 HJ Amsterdam, The Netherlands, is a closed end
property investment company. The Company is registered with the Commercial Register under number 33230134 since 18 June 1991.
The consolidated financial statements of the Company for the financial year starting 1 January 2025 and ending 31 December 2025 will
comprise the Company and its subsidiaries (together referred to as the “Group”).

Financial reporting period
The consolidated financial statements have been prepared in accordance with IFRS Accounting Standards as endorsed by the European
Union (EU-IFRS) as per 1 January 2025 and Part 9 of Book 2, section 2:362(9) of the Netherlands Civil Code.

Going concem

The financial statements are prepared on a going concern basis and have been authorised for issue on 17 April 2026. In this respect, the
Group has considered that the loans with a maturity date within 18 months after year-end have been replaced by the (new) loans agreed in
December 2025. In December 2025, the Company secured approximately €525 million of new long-term financing across three assets
which have been drawn down in January 2026. A €200 million seven-year loan agreement was signed with Intesa Sanpaolo for Carosello
in Milan, replacing the existing €186 million facility. In addition, a €270 million five-year loan agreement was concluded with Unicredit and
BayernLB for | Gigli in Florence, refinancing the previous €213 million debt and providing additional financial flexibility to support ongoing
asset management initiatives. In Sweden, a SEKB00 million (€55 million circa) five-year facility was agreed with Postbank for C4 in
Kristianstad, increasing the loan amount and extending the maturity profile. Based on this, our current knowledge and available
information, we do consider the preparation of the financial statements based on the going concern assumption appropriate. Furthermore,
the Company has access to existing loan facilities and generates sufficient operational cash flow.

2. Basis of preparation

Statement of compliance

Certain new standards, amendments and interpretations to existing standards have been published that are mandatory for the Group’s
accounting periods beginning on or after 1 January 2026. The Group has decided not to immediately adopt such standards, amendments
and interpretations. Standards that are mandatory for the Group’s accounting periods beginning on 1 January 2025 are adopted as such
by the Group. Additional information on new standards, amendments, interpretations and the relating effect on the financial statements, if
material and applicable to the Company, has been disclosed below.

Functional and presentation currency

The financial statements are presented in euros, rounded to the nearest thousand euros unless stated otherwise. They are prepared on the
historical cost basis except for the following assets and liabilities which are stated at fair value: property investments, property investments
under development, property investments held for sale and derivative financial instruments. Borrowings and non-current creditors are
stated at amortised costs.

Standards Issued but not yet effective
A number of new standards are effective for annual reporting periods beginning after 1 January 2025 and earlier application is permitted;
however, the Group has not early adopted the new or amended standards in preparing these consolidated financial statements.

IFRS 18 Presentation and Disclosure in Financial Statements

IFRS 18 will replace IAS 1 Presentation of Financial Statements and applies for annual reporting periods beginning on or after 1 January

2027. The new standard introduces the following key new requirements.

e Entities are required to classify all income and expenses into five categories in the statement of profit or loss, namely the operating, investing, financing,
discontinued operations and income tax categories. Entities are also required to present a newly defined operating profit subtotal. Entities’ net profit will not
change.

* Management-defined performance measures are disclosed in a single note in the financial statements.

Enhanced guidance is provided on how to group information in the financial statements.

In addition, all entities are required to use the operating profit subtotal as the starting point for the statement of cash flows when presenting operating cash

flows under the indirect method.

The Group is still in the process of assessing the impact of the new standard, particularly with respect to the structure of the Group’s
statement of profit or loss, the statement of cash flows and the additional disclosures required for management-defined performance
measures. The Group is also assessing the impact on how information is grouped in the financial statements, including for items currently
labelled as “other”.

The following new and amended standards, effective from 1 January 2026 and 1 January 2027, are not expected to have a significant
impact on the Group’s consolidated financial statements:

e Classification and Measurement of Financial Instruments (Amendments to IFRS 9 and IFRS 7) — effective from 1 January 2026
¢ Contracts Referencing Nature-dependent Electricity — Amendments to IFRS 9 and IFRS 7 - effective from 1 January 2026

e Annual Improvements to IFRS Accounting Standards — Volume 11 — effective from 1 January 2026

¢ |[FRS 19 Subsidiaries without Public Accountability: Disclosures — effective from January 2027

The Group is assessing the impact of IFRS 18 Presentation and Disclosure in Financial Statements, which will be effective from 1 January
2027.
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1. Principal accounting policies continued

Change in accounting policies and reclassifications

The Group adopted the amendments to IAS 21 Lack of Exchangeability with effect from 1 January 2025. The amendments clarify how an
entity should assess whether a currency is exchangeable and how to determine the exchange rate when exchangeability is lacking.

The Group’s foreign currency exposure primarily relates to Swedish krona (SEK), which is a freely exchangeable currency. As a result, the
adoption of these amendments did not have a material impact on the Group’s consolidated financial statements.

Critical accounting estimates and assumptions

The preparation of financial statements in conformity with IFRS requires management to make judgements, estimates and assumptions
that affect the application of policies and reported amounts of assets and liabilities, income and expenses. The estimates and associated
assumptions are based on historical experience and various other factors that are believed to be reasonable under the circumstances, the
results of which form the basis of making the judgements about carrying values of assets and liabilities that are not readily apparent from
other sources. Actual results may differ from these estimates. The estimates and underlying assumptions are reviewed on an ongoing
basis. Revisions to accounting estimates are recognised in the year in which the estimates are revised if the revisions affect only that period
or in the year of the revisions and future periods if the revisions affect both current and future periods.

Critical accounting judgements in applying the Group’s accounting policies

The critical accounting judgements in applying the Group’s accounting policies have been described in the property investment and
financial instruments (accounting policy) notes. Most important is that all property investments and property investments under
development are revalued every six months by qualified independent valuation experts. The Group uses a rotation scheme when
instructing valuers. The fair value of the property portfolio is based upon the opinions of the external experts and not internal valuations
made by the Company. The fair value of the derivative financial instruments is determined using a valuation model.

3. Basis of consolidation

(i) Subsidliaries

Subsidiaries are those entities controlled by the Company. Control exists when the Company has the power, directly or indirectly, the
exposure, or rights, to variable returns from its involvement and the ability to use its power to affect the amount of the returns of the entities.
In assessing control, potential voting rights that are presently exercisable are taken into account. Some entities are classified as joint
venture when there is joint control in these entities and whereby the Group has rights to the net assets, rather than rights to its assets and
obligations for its liabilities.

The financial statements of subsidiaries are included in the consolidated financial statements from the date that control commences until
the date when control ceases.

The consolidated financial statements include those of the holding company and its owned subsidiaries:

Holgura B.V., Amsterdam AB Skovde K-mannen 2, Stockholm

Sentinel Holdings B.V., Amsterdam Bergvik Képet 3 KB, Stockholm
Eurocommercial Properties Belgium S.A., Brussels C4 Shopping Fastighet 1 AB, Stockholm
Eurocommercial Properties Ltd., London C4 Shopping Fastighet 2 AB, Stockholm
ECP Collestrada S.r.l., Milan ECP Fastighet Koépet 1 KB, Stockholm

ECP CremonaPo S.r.I., Milan ECP Kristianstad AB, Stockholm

ECP Curno 2022 S.r.l., Milan ECP Moraberg Holding AB, Stockholm

ECP | Portali S.r.I., Milan ECP Valbo Centrum AB, Stockholm

ECP Il Castello S.r.I., Milan ECP Valbo Holding AB, Stockholm

ECP Service S.r.l., Milan ECP Valboon-Fastigheten KB, Stockholm
Eurocommercial Management Italia S.r.l., Milan Silvret Nio AB, Stockholm

Eurocommercial Properties Italia S.r.I., Milan Eurocommercial Properties Sweden AB, Stockholm
Immobiliare 2011 S.r.l., Milan Fastighetsbolaget ES Orebro AB, Stockholm
Eurocommercial Properties Caumartin S.N.C., Paris Lagergatan i Vaxjo AB, Stockholm
Eurocommercial Properties France S.A.S., Paris Premi Fastighets AB, Stockholm
Eurocommercial Properties Taverny S.N.C., Paris Samarkandfastigheter AB, Stockholm
S.N.C. Val Commerces, Paris SAR Degeln AB, Stockholm

S.N.C. Winter, Paris Ugglum Fastigheter AB, Stockholm

AB Norrképing Silvret 1, Stockholm

Fastighets AB Juveleraren 11, Stockholm is now excluded from the list due to the sale of Eko Stormarknad at Grand Samarkand, Vaxjo,
Sweden.

Unless otherwise stated, these subsidiaries are wholly owned. Furthermore, the consolidated financial statements include the joint venture
Galleria Verde S.r.l. in Milan, Italy, reported as equity-accounted investee.
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Notes to the consolidated financial statements (continued)

1. Principal accounting policies continued

(i) Transactions eliminated on consolidation

Intragroup balances and any (unjrealised gains and losses arising from intragroup transactions are eliminated when preparing the
consolidated financial statements. Unrealised losses are eliminated in the same way as unrealised gains, but only to the extent that there is
no evidence of impairment.

Foreign currency translations

The consolidated financial statements are presented in euros, which is the Company’s functional and presentation currency. Assets and
liabilities denominated in foreign currencies are translated into euros at the rate of exchange ruling at the balance sheet date. Transactions
denominated in foreign currencies are translated at the average monthly exchange rate. Foreign exchange differences arising on translation
are recognised in the statement of profit or loss.

The functional currency of the Swedish and UK subsidiaries are SEK and GBP, respectively. As at the reporting date, the assets and
liabilities of these Swedish and UK subsidiaries are translated into the presentation currency of the Company at the rate of exchange ruling
at the balance sheet date and their profit or loss accounts are translated at the average monthly exchange rates for the period. The
exchange differences arising on the translation are taken through the other comprehensive income to equity (currency translation reserve).
On disposal of a foreign entity, the deferred cumulative amount recognised in other comprehensive income relating to that particular foreign
operation will be recognised in the statement of profit or loss.

Property investments and property investments under development

Property investments and property investments under development are stated at fair value. Property investments and property investments
under development are held to earn rental income or for capital appreciation or both, rather than for sale in the ordinary course of business
or for use in production or administrative functions. It is the Company’s policy that all property investments and property investments under
development be valued semi-annually by qualified independent experts. These experts are instructed to appraise 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 Intermational Valuation Standards Committee (IVSC). Both documents contain mandatory rules, best practice guidance
and related commentary for all RICS members and appraisers undertaking property valuations. These revaluations represent the price, net
of normal purchaser’s costs, at which the property could be sold in the open market on the date of revaluation. At the balance sheet date,
the fair value of each property investment is based on comprehensive valuation reports from the independent experts. Valuations are
prepared based on current prices for comparable investment properties in an active market. If, however, such information is not available,
property valuations are prepared based on standard valuation technigues such as the capitalisation method and discounted cash flow
method.

Movements in the fair value of property investments and property investments under development are recognised in the statement of profit
or loss in the period in which they occur.

The carrying amount of accrued income from spreading of the lease incentives is reduced from the fair value of property investments or
property investments under development.

Any realised gains or losses from the sale of a property investment or a property investment under development are recognised at closing
date as the balance between the net sale proceeds and the latest published fair value in the statement of profit or loss. Depreciation is not
provided on property investments and property investments under development since these are stated at fair value in accordance with IAS
40.

Property investments and property investments under development are initially brought to account at their full acquisition cost, including
registration duties, legal and other consultants’ fees until the first reporting date, when the fair value is presented. Any subsequent capital
expenditure, including the aforesaid duties and fees and any directly attributable costs to bring the asset to working order for its intended
use, is added to the cost of the property investment or the cost of the property investment under development respectively. The cost of
financing the renovation or extension of property investments or the building of property investments under development is capitalised as
part of the cost of the investment, the cost amount of which will be published in the notes in addition to the fair value.

Where property is acquired, via corporate acquisitions or otherwise, management considers the substance of the assets and activities of
the acquired entity in determining whether the acquisition represents the acquisition of a business. Where such acquisitions are not judged
to be an acquisition of a business, they are not treated as business combinations. Rather, the cost to acquire the corporate entity is
allocated between the identifiable assets and liabilities of the entity based on their relative fair values at the acquisition date. Accordingly, no
goodwill or additional deferred taxation arises. Otherwise, acquisitions are accounted for as business combinations.

A sensitivity analysis is carried out by the valuer with particular focus on the most important drivers, which are changes in the rental value
and net initial yield, and their effect on the property investment valuation.

Property investments held for sale

Investment property is transferred to property investments held for sale when it is expected that the carrying amount will be recovered
principally through sale rather than from continuing use. For this to be the case, the property must be available for immediate sale in its
present condition subject only to terms that are usual and customary for sales of such property and its sale must be highly probable. On
re-classification, investment property continues to be measured at fair value, less cost to sell and any movements in the fair value are
recognised in the statement of profit or loss.
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1. Principal accounting policies continued

Investments in joint venture

The Group’s investments in joint venture are accounted for using the equity method. Under the equity method, the investments in joint
venture are initially recognised at cost. The carrying amount of the investment is adjusted to recognise changes in the Group’s share of net
assets of the joint venture since the acquisition date, measured in accordance with the Group’s accounting policies. Goodwiill relating to the
joint venture is included in the carrying amount of the investment and is not tested for impairment individually. After application of the equity
method, the Group determines whether it is necessary to recognise an impairment loss on its investment in its joint venture. If there is such
evidence, the Group calculates the amount of impairment as the difference between the recoverable amount of the joint venture and its
carrying value and then recognises the difference in the statement of profit or loss account. Upon loss of joint control over the joint venture,
the Group measures and recognises any retained investment at its fair value. Any difference between the carrying amount of the joint
venture upon loss of joint control and the fair value of the retained investment and proceeds from disposal is recognised in the statement of
profit or loss. In case of a purchase of the remaining 50% of the shares of the joint venture during the financial year, the balance sheet items
will be reported as a 100% subsidiary. With regard to the items in the statement of income and expense, the result up to and including the
date of purchase of the remaining 50% of the shares will be reported as income joint venture. The result after the date of purchase of the
remaining 50% of the shares will be reported as a 100% shareholding.

Tangible fixed assets

Tangible fixed assets are stated at cost less accumulated depreciation and impairment losses. They are depreciated over the expected
useful lives of the assets concermned varying from two to five years using the straight-line method taking into account the residual value of
the respective assets. The carrying value of tangible fixed assets is reviewed for impairment when events or changes in circumstances
indicate that the carrying value may not be recoverable.

Receivables
Receivables are recognised initially at fair value and subsequently at amortised cost, less allowance for expected credit losses. Non-current
tax receivables are subsequently at amortised cost basis using the effective interest method.

Cash and deposits

Cash and short-term deposits in the statement of financial position comprise cash at banks and on hand and short-term highly liquid
deposits with an original maturity of three months or less, that are readily convertible to a known amount of cash and are subject to an
insignificant risk of changes in value.

Issued share capital

The shares in the capital of the Company, are classified as equity. External costs directly attributable to the issue of new shares are shown
as a deduction, net of tax, in equity from the proceeds. When shares recognised as equity are repurchased, the amount of the
consideration paid, including directly attributable costs, is recognised as a change in equity. Repurchased shares are classified as treasury
shares and presented as a deduction from equity. Dividends are recognised as a liability in the period in which they are declared.

Borrowings

Borrowings are recognised initially at fair value, less attributable transaction costs. After initial recognition, borrowings are subsequently
measured at amortised cost using the effective interest rate (EIR) method. Gains and losses are recognised in profit or loss when the
borrowings are derecognised, as well as through the EIR amortisation process. Amortised cost is calculated by taking into account any
discount or premium on acquisition and fees or costs that are an integral part of the EIR. The EIR amortisation is included as net financing
costs in the statement of profit or loss.

Creditors
Creditors are recognised initially at fair value and, for non-current creditors, subsequently at amortised cost basis using the effective interest
method.

Derivative financial instruments

The Company and its subsidiaries use derivative financial instruments to hedge (part of) their exposure to foreign exchange (if any
instruments at year end date) and interest rate risks arising from operational, financing and investment activities. Derivative financial
instruments will not be held or issued for trading purposes. However, derivatives that do not qualify for hedge accounting are accounted for
as trading instruments. Derivatives are on the balance sheet at their fair value and the value changes are recognised immediately in the
statement of profit or loss. The Company does not apply hedge accounting.

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 recognised in the 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 rates, the current creditworthiness of the swap counterparties and the Group’s
own creditworthiness. Derivative financial instruments concern only derivative interest rate swap contracts. The fair value of the derivatives
is estimated using a valuation technique and discounting expected future cash flows using current market interest rates and the yield curve
over the remaining term of the instrument that are directly or indirectly observable market data. In connection with the non-current
borrowings the derivative financial instruments are presented as non-current assets and non-current liabilities.
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Notes to the consolidated financial statements (continued)

1. Principal accounting policies continued

Leases

(i) Leases as a lessee

The Group recognises a right-of-use asset and a lease liability at the lease commencement date. The right-of-use asset is initially measured
at cost, which comprises the initial amount of the lease liability adjusted for any lease payments made at or before the commencement
date, plus any initial direct costs incurred and an estimate of costs to dismantle and remove the underlying asset or to restore the
underlying asset or the site on which it is located, less any lease incentives received. The right-of-use asset is subsequently depreciated
using the straight-line method from the commencement date to the end of the lease term.

The lease liability is initially measured at the present value of the lease payments that are not paid at the commencement date, discounted
using the interest rate implicit in the lease or, if that rate cannot be readily determined, the Group’s incremental borrowing rate. Generally,
the Group uses its incremental borrowing rate as the discount rate. The Group determines its incremental borrowing rate by obtaining
interest rates from various external financing sources and makes certain adjustments to reflect the terms of the lease and type of the asset
leased. The lease liability is measured at amortised cost using the effective interest method. It is remeasured when there is a change in
future lease payments arising from a change in an index or rate, if there is a change in the Group’s estimate of the amount expected to be
payable under a residual value guarantee, if the Group changes its assessment of whether it will exercise a purchase, extension or
termination option or if there is a revised in-substance fixed lease payment. When the lease liability is remeasured in this way, a
corresponding adjustment is made to the carrying amount of the right-of-use asset, or is recorded in the statement of profit or loss if the
carrying amount of the right-of-use asset has been reduced to zero.

The Group presents right-of-use assets that do not meet the definition of investment property in tangible fixed assets and lease liabilities in
creditors in the statement of financial position. The Group has elected not to recognise right-of-use assets and lease liabilities for leases of
low-value assets and short-term leases, including office accommodation, office and IT equipment. The Group recognises the lease
payments associated with these leases as an expense on a straight-line basis over the lease term.

(i) Leases as a lessor
The Group has entered into commercial leases on its investment property portfolio and therefore refers to the accounting policy for the
rental income.

Provisions

A provision is recognised in the consolidated statement of financial position when a legal or constructive obligation would exist, as a result
of a past event and when it is probable that an outflow of economic benefits will be required to settle the obligation and a reliable estimate
can be made of the amount of the obligation.

Other assets and liabilities
Unless stated otherwise, assets and liabilities are shown at the amounts at which they were acquired or incurred.

Bad debts (expected credit losses) for financial assets measured at amortised cost are deducted from the gross carrying amount of the
assets, if appropriate.
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1. Principal accounting policies continued

Rental income

Rental income from property investments leased under operational leases is recognised in the profit or loss account on a straight-line basis
over the term of the lease. Lease incentives, like rent-free periods, rent discounts and other rent concessions are recognised over the term
of the lease, or over the period until the first break option if shorter, on a straight-line basis as a reduction of rental income. This applies
mutatis mutandis for entry fees as an increase of rental income.

Service charge income and service charge expenses

Service charge is an integral, but separately identifiable, part of rental contracts. The Group has identified that the service charge is distinct
from rentals and are therefore accounted separately. The service charge is priced and contracted based on market prices relevant for the
region of operation. The service charge income is recognised evenly over time of the service rendered as the customer simultaneously
receives and consumes the benefits from the provided service. Service charges for which the Company acts as a principal are presented in
the profit or loss account. Therefore, for those property investments for which the Company is in full control of the service charges, the
service charges invoiced to tenants and the corresponding expenses are shown separately on an accrual basis. In addition, service charge
expenses also include charges related to vacant units and/or other irrecoverable service charges due to contractual limits or insolvent
tenants.

Property expenses (direct and indirect)

These expenses include non-rechargeable costs directly related to the leasing of investment property, such as maintenance, insurance,
management, property tax etc. and are expensed as incurred. These expenses at a property level are referred to as direct property
expenses. Letting fees, relocation expenses, certain dispossession indemnities and other outgoings when a lease is concluded are
recognised over the term of the lease on a straight-line basis as indirect property expenses. Property expenses also include expenses
associated with non-Netherlands property-holding companies and their staff and offices and some local taxes, accounting, audit and
advisory fees, which are charged to the relevant buildings rather than the general expense pool. These expenses at a Group level are
referred 1o as indirect property expenses.

Part of the IT costs have been reclassified from Company expenses to Property expenses to better reflect those IT expenses that are
specifically incurred for the properties, rather than traditionally absorbing these costs as Company expenses. The comparative figures have
also been amended to ensure consistent comparison of the numbers.

Result in joint venture

Result in joint venture reflects the Group’s share of the results of operations of the joint venture. Any change in other comprehensive
income (OCI) of those investees is presented as part of the Group’s OCI. In addition, when there has been a change recognised directly in
the equity of the joint venture, the Group recognises its share of any changes, when applicable, in the statement of changes in equity.
Unrealised gains and losses resulting from transactions between the Group and the joint venture are eliminated to the extent of the interest
in the joint venture. The aggregate of the Group’s share of the result of a joint venture is shown in the profit or loss account and represents
the result after tax and non-controlling interests in the subsidiaries of the joint venture.

The financial statements of the joint venture are prepared for the same reporting period as the Group.

Financing income/cost

Financing income/cost comprises interest payable on borrowings calculated using the effective interest rate method net of interest
capitalised, interest income, debt extinguishment and fair value movements of derivative financial instruments that are recognised in the
profit or loss account. Interest income is recognised in the profit or loss account as it accrues.

Company expenses and investment expenses

Company expenses comprise general overheads such as advisory fees, office expenses, personnel costs and Directors’ fees. Expenses
relating to the investigation of potential property investments and the valuation of property investments, including the part of staff incentives
linked to ESG and partially linked to the total shareholders return, are recognised as investment expenses.

Part of the IT costs have been reclassified from Company expenses to Property expenses to better reflect those IT expenses that are
specifically incurred for the properties, rather than traditionally absorbing these costs as company expenses. The comparative figures have
also been amended to ensure consistent comparison of the numbers.

Performance shares granted to employees

Since the financial year 2011/2012 a Performance Share Plan (PSP) has been in place for Managing Directors and all employees of the
Company. The cost of performance shares granted under these plans is measured by reference to the fair value at the date on which they
are granted. The fair value is determined by an external valuer using a binomial model. The cost is recognised, together with a
corresponding increase in shareholders’ equity, over the period in which the performance and service conditions are fulfilled ending on the
vesting date.
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1. Principal accounting policies continued

Current tax and deferred tax

As an Investment Institution under Dutch tax law (“fiscale beleggingsinstelling” (FBI)) the Company is subject to a nil rate of Netherlands
corporate income tax, provided it meets certain conditions, notably the distribution of all taxable income (after permitted deductions) to
shareholders within eight months of the end of each financial year. During the year 2025, amendments to the FBI regime were enacted,
including changes to the conditions applicable to real estate entities. As the Group does not directly or indirectly hold investment property
located in the Netherlands, these legislative changes do not affect the Group’s qualification for the FBI regime and have no impact on the
Group’s current or deferred tax position.

As of 1 July 2005, the Company has opted for the French tax regime applicable to “Sociétés d’investissements immobiliers cotées” (SIIC).
As from that date the revenues and capital gains from the French portfolio of the Company are tax-exempt, provided it mests certain
conditions, notably a listing at a stock exchange in an EU country and the distribution of at least 85% of French tax-exempt income and of
at least 50% of tax-exempt capital gains to shareholders.

In Belgium, the Company incorporated a wholly owned FIIS/GVBF (“Fonds d’investissement immobilier spécialisé”/“gespecialiseerd
vastgoedbeleggingsfonds”). The FIIS/GVBF will be subject to corporate income tax, but its taxable basis will be limited to disallowed
expenses and abnormal or gratuitous advantages received. Rental income, capital gains on real estate assets, and dividend and interest
income will remain untaxed as a matter of principle, provided that the fiscal result is distributed by way of a dividend. However, corporate
income tax may be payable on the fiscal results of Netherlands and foreign subsidiaries which do not have the aforesaid special tax status.
This tax on taxable income for the year is recognised in the profit or loss account.

Tax on profit or loss for a year comprises current tax and deferred tax.

Current tax is the expected tax payable or receivable on the taxable income or loss for the period using tax rates prevailing at the balance
sheet date and any adjustment to taxation in respect of previous years. The amount of current tax payable or receivable is the best
estimate of the tax amount expected to be paid or received that reflects uncertainty related to income taxes, if any. It is measured using tax
rates enacted or substantively enacted at the reporting date. Current tax also includes any tax arising from dividends. Current tax assets
and liabilities are offset only if certain criteria are met.

Deferred tax is provided using the balance sheet liability method, providing for temporary differences between the book value of assets and
liabilities and their fiscal book value for tax purposes, taking into account the applicable taxation rate, any fiscal facilities available and
recoverable tax losses which can probably be utilised. Deferred tax recognised in the profit or loss account is the movement in deferred tax
assets and deferred tax liabilities, if any, during the period. Deferred tax assets and liabilities are netted if there is a legal enforceable right to
offset, settlement dates are similar and tax is levied by the same tax authority on the same taxable entity.

Deferred tax assets are recognised for all deductible temporary differences, the carry forward of unused tax credits and any unused tax
losses. Deferred tax assets are recognised to the extent that it is probable that taxable profit will be available against which the deductible
temporary differences, and the carry forward of unused tax credits and unused tax losses can be utilised. The carrying amount of deferred
tax assets is reviewed at each reporting date and reduced to the extent that it is no longer probable that sufficient taxable profit will be
available to allow all or part of the deferred tax asset to be utilised. Unrecognised deferred tax assets are re-assessed at each reporting
date and are recognised to the extent that it has become probable that future taxable profits will allow the deferred tax asset to be
recovered.

In determining the amount of current and deferred tax, the Group takes into account the impact of uncertain tax positions and whether
additional taxes and interest may be due. This assessment relies on estimates and assumptions and may involve a series of judgements
about future events. New information may become available that causes the Group to change its judgement regarding the adequacy of
existing tax liabilities; such changes to tax liabilities will impact tax expense in the period that such a determination is made.

Cash flow statement

The cash flow statement is prepared according to the indirect method. Cash flows in foreign currencies are translated at average exchange
rates. Exchange rate differences affecting cash items are shown separately in the cash flow statement. Cash and deposits include bank
overdrafts that are repayable on demand and form an integral part of the Group’s cash management.

Segment information

Segment information is presented by country (Belgium, France, Italy, Sweden and The Netherlands). The segment information in the
financial statements is in line with the segments used for internal reporting; however, the joint venture is presented in the internal reporting
using proportional consolidation. The Netherlands represents assets and liabilities of Eurocommercial Properties N.V. and its office in
Amsterdam.

ESEF Company information

Name of reporting entity or other means of identification Eurocommercial Properties N.V.
Domicile of entity The Netherlands

Legal form of entity Public Limited Liability Company
Country of incorporation The Netherlands

Address of entity’s registered office De Boelelaan 7, 1083 HJ Amsterdam
Principal place of business Amsterdam

Description of nature of entity’s operations The Company is a closed end property

and principal activities investment company
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2. Segment information

For the consolidated statement of financial position all items are allocated to the respective segments, whereas for the consolidated
statement of profit or loss the items net financing result, company expenses, investment expenses, other income and taxation are not
allocated to the respective segments.

2025
For the twelve month Total
period ended 31-12-25 The proportional Adjustments
€000 Belgium France ltaly Sweden Netherlands* consolidation joint venture  Total IFRS
Rental income 28,385 49,862 112,643 50,974 0 241,864 (13,006) 228,858
Service charge income 7,676 6,365 18,727 15,984 0 48,752 (3,391) 45,361
Service charge expenses (8,471)  (6,089) (20,394) (18,678) 0 (63,632) 3,393 (50,239)
Property expenses (2,047) (13,468) (12,470) (7,083) 0 (35,068) 177  (34,891)
Net property income 25,543 36,670 98,506 41,197 0 201,916 (12,827) 189,089
Share of result of joint venture 0 0 0 0 0 0 9,779 9,779
Revaluation property investments 6,971 10,747 54,880 8,371 (358) 80,611 (10,235) 70,376
Segment result 32,514 47,417 153,386 49,568 (358) 282,527 (13,283) 269,244
Net Interest expenses** (55,256) 3,383 (51,873)
Company expenses (11,444) 0 (11,444)
Investment expenses (4,825) 21 (4,804)
Other income 973 815 1,788
Result before taxation 219,154 (8,959) 210,195
Current tax (4,556) 702 (3,854)
Deferred tax (90,229) 8,257 (81,972)
Result after taxation 124,369 0 124,369
Total
As per 31-12-25 The proportional Adjustments
€000 Belgium France ltaly Sweden Netherlands* consolidation joint venture  Total IFRS
Property investments 550,750 836,090 1,817,660 848,289 0 4,052,789 (215,770) 3,837,019
Investments in joint venture 0 0 0 0 0 0 113,144 113,144
Tangible fixed assets 60 1,430 3,023 926 1,289 6,728 0 6,728
Receivables 7,250 29,926 17,562 2,346 431 57,515 (1,048) 56,467
Derivative financial instruments 767 0 20,071 1,496 0 22,334 (7,092) 15,242
Cash and deposits 1,468 3,738 6,700 57,050 1,754 70,710 (3,132) 67,578
Total assets 560,295 871,184 1,865,016 910,107 3,474 4,210,076 (113,898) 4,096,178
Creditors 10,054 29,163 51,695 25,495 2,289 118,696 (3,909) 114,787
Non-current creditors 1,476 9,152 30,437 716 351 42,132 (2,831) 39,301
Borrowings 269,508 206,971 825,830 380,217 0 1,682,526 (97,803) 1,584,723
Derivative financial instruments 1,409 0 6,359 1,250 0 9,018 (471) 8,547
Deferred tax liabilities 0 0 104,990 90,245 0 195,235 (8,884) 186,351
Total liabilities 282,447 245,286 1,019,311 497,923 2,640 2,047,607 (113,898) 1,933,709

*  The Netherlands represents assets and liabilities of Eurocommercial Properties N.V.
** ‘Fair value movement on derivative financial instruments’ and ‘Net interest expenses’, previously included within ‘Net financing result’, are now presented separately to provide a
clearer classification to the users of the financial statements.
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2. Segment information continued

2024
For the twelve month Total
period ended 31-12-24 The proportional Adjustments
€000 Belgium France Italy Sweden Netherlands* consolidation joint venture Total IFRS
Rental income 27,456 47,890 108,401 48,582 0 232,329 (12,596) 219,733
Service charge income 7,185 6,704 17,120 15,779 0 46,788 (3,410) 43,378
Service charge expenses (7,222) (4,855) (18,829) (18,187) 0 (49,093) 3,390 (45,703)
Property expenses** (2,013) (10,929) (12,367) (7,229) 0 (32,538) 262 (32,276)
Net property income 25,406 38,810 94,325 38,945 0 197,486 (12,354) 185,132
Share of result of joint venture 0 0 0 0 0 0 10,862 10,862
Revaluation property investments 16,930 11,751 71,267 15,669 50 115,667 (7,997) 107,670
Segment result 42,336 50,561 165,592 54,614 50 313,153 (9,489) 303,664
Fair value movement derivative
financial instruments*** (22,000) 2,039 (19,961)
Net Interest expenses*** (55,452) 3,203  (52,249)
Company expenses** (12,317) 0 (12,317)
Investment expenses (5,618) 18 (5,600)
Other income 883 761 1,644
Result before taxation 218,649 (3,468) 215,181
Current tax (2,890) 391 (2,499)
Deferred tax (38,934) 3,077  (35,857)
Result after taxation 176,825 0 176,825
Total
As per 31-12-24 The proportional Adjustments
€000 Belgium France Italy Sweden Netherlands* consolidation joint venture Total IFRS
Property investments 541,540 822,010 1,742,170 797,586 0 3,903,306 (204,780) 3,698,526
Investment in joint venture 0 0 0 0 0 0 112,004 112,004
Tangible fixed assets 0 1,514 2,880 289 1,670 6,353 0 6,353
Receivables 5,903 32,032 15,178 2,318 826 56,257 (1,265) 54,992
Derivative financial instruments 392 0 25,884 1,431 0 27,707 (7,609) 20,098
Cash and deposits 1,647 3,331 17,222 15,672 2,380 40,252 (4,288) 35,964
Total assets 549,482 858,887 1,803,334 817,296 4,876 4,033,875 (105,938) 3,927,937
Creditors 11,906 28,237 32,149 24,600 3,666 100,558 (2,909) 97,649
Non-current creditors 1,542 9,202 5,085 270 618 16,717 (423) 16,294
Borrowings 264,148 203,493 846,098 312,101 25,000 1,650,840 (96,092) 1,554,748
Derivative financial instruments 3,207 0 18,738 2,227 0 24,172 (886) 23,286
Deferred tax liabilities 0 0 75,894 80,088 0 155,982 (5,628) 150,354
Total liabilities 280,803 240,932 977,964 419,286 29,284 1,948,269 (105,938) 1,842,331

The Netherlands represents assets and liabilities of Eurocommercial Properties N.V.

The figures for ‘Property expenses’ and ‘Company expenses’ have been adjusted to better reflect the marketing expenses.

* ‘Fair value movement on derivative financial instruments’ and ‘Net interest expenses’, previously included within ‘Net financing result’, are now presented separately to provide a

clearer classification to the users of the financial statements.
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3. Exchange rates

It is generally the Company’s policy for non-euro investments to use debt denominated in the currency of investment to provide a (partial)
hedge against currency movements. Exceptionally, forward contracts may be entered into from time to time when debt instruments are
inappropriate for cost or other reasons. The only non-euro investment assets and liabilities of the Company are in Sweden. As at 31
December 2025, €1 was SEK 10.8215 (31 December 2024: SEK 11.4590). The average €/SEK exchange rate during 2025 was SEK
11.0701 (2024: SEK 11.4295).

4. Rental income and service charge income and expenses

Rental income
Rental income in the current financial year comprised:

€000 2025 2024
Net lease payments collected/accrued 236,298 226,471
Amortisation of rent discount due to reletting and fit out-costs for new tenants (7,713) (7,024)
Entry fees received/accrued 273 286

228,858 219,733

The Group leases out its property investments under operating leases of various expiry terms. The leases specify the space, the rent, the
other rights and obligations of the landlord and the tenant, including notice periods, renewal options and service charge arrangements. In
general, the rent is indexed annually over the term of the lease.

Entry fees are defined as non-recurring amounts received from a new or existing tenant in connection with a new or renewed lease. Such
proceeds must be straight-lined over the term of the lease. This term is defined as the period to the first possible date the tenant can
terminate the lease.

The future aggregated minimum guaranteed rent (turnover rent not included) receivable under non-cancellable operating leases and to the
first possible tenant break option amounts approximately to:

€000 2025 2024
- less than one year 204,344 207,873
- between one and five years 390,089 390,742
— more than five years 93,853 85,199

688,286 683,814

Approximately 2.42% of the rental income for the financial year ended 31 December 2025 is turnover rent (2024: 2.05%).

Service charge income and expenses
Service charge income of €45.4 million (2024: €43.4 million) represents income from recharged service costs to tenants for the services of
utilities, caretakers etc. when the Group acts as principal.

Service charge expenses of €50.2 million (2024: €45.7 million) represent costs related to the services of utilities, caretakers etc. which are
rendered to tenants. The service charge expenses can be higher than the service charge income as costs are not always fully recoverable
from tenants.
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5. Property expenses
Property expenses in the current financial year were:

€000 2025 2024
Direct property expenses
Bad debts (expected credit loss) 1,412 740
Centre marketing expenses* 3,402 2,929
Insurance premiums 1,028 1,007
Managing agent fees 2,199 2,031
Property taxes 21 20
Repair and maintenance 1,712 824
Shortfall service charges 799 822
10,573 8,373
Indirect property expenses
Accounting fees 446 589
Audit fees 669 648
IT expenses 2,722 2,883
Depreciation fixed assets 474 362
Depreciation right-of-use assets 1,107 1,083
Legal and other advisory fees 2,986 2,657
Letting fees and relocation expenses 908 705
Local office and accommodation expenses 1,343 1,360
Pension contributions 228 216
Salaries, wages and variable pay 7,904 8,279
Employer’s tax and social security charges 3,712 3,688
Performance shares granted (IFRS 2) 401 246
Travelling expenses 742 714
Other local taxes 543 452
Other expenses 133 21
24,318 23,903
34,891 32,276
The comparative figure for ‘Centre marketing expenses’ has been adjusted to reflect the reclassification of marketing expenses from ‘Company expenses’ to ‘Property
expenses’.

Indirect property expenses include the expenses of the Brussels, Milan, Paris and Stockholm offices.

Depreciation right-of-use assets includes the depreciation of right-of-use assets related to operating leases for the Company’s Group
offices in Milan for €547K (2024 €533K), in Paris for €343K (2024: €343K) and Stockholm for €217K (2024: €207K). These leases are
standard lease contracts with no contingent rents and sublease payments and expire in February 2033, September 2028 and September
2028 respectively.

The depreciation of fixed assets for the financial year is €104K for the Paris office (2024: €182K), €323K for the Milan office (2024: €136K)
and €47K for the Stockholm office (2024: €44K). No depreciation is recorded for Brussels.
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6. Revaluation of property investments
Realised and unrealised value movements on investments in the current financial year were:

€000 2025 2024
Property investments valuation adjustment 67,959 109,905
Divestment result property sold 532 (761)
Elimination of accrued entry fees (136) (183)
Elimination of capitalised letting fees (14) (1,564)
Fair value movement long-term debtors 164 0
Fair value movement long-term creditors 2,250 198
Foreign currency results (379) 75

70,376 107,670

The sum of the Property investments valuation adjustment and the Property investments valuation adjustment property sold of €67,959K
(2024: positive €109,905K) relates to Belgium for an amount of positive €6,112K (2024: positive €17,320K), Sweden for an amount of
positive €8,823K (2024 positive €15,974K), France for an amount of positive €10,492K (2024: positive €13,085K), and Italy for an amount
of positive €42,532K (2024 positive €63,526K). The movement of foreign currency results includes a realised amount of €314K negative
(2024: €76K positive) and an unrealised amount of €65K negative (2024: €1K negative).

During the financial year, the Company completed the sale of a newly built standalone retail unit adjacent to its Grand Samarkand shopping
centre in Vaxjo, Sweden. The property was sold for a consideration of SEK 158 million (€14.1 million). The divestment result amounted to
€532K.

7. Company expenses
Company expenses in the current financial year comprised:

€000 2025 2024
Audit fees 579 588
Depreciation fixed assets 290 246
Depreciation right-of-use assets* 278 275
Directors’ fees 1,800 2,035
IT expenses 511 834
Legal and other advisory fees 1,294 1,740
Marketing expenses** 138 226
Office and accommodation expenses 661 589
Pension contributions 712 541
Salaries, wages and variable pay 2,812 2,787
Employer’s tax and social security charges 403 462
Statutory costs 592 769
Performance shares granted (IFRS 2) 230 166
Travelling expenses 334 347
Other expenses 810 712

11,444 12,317

* Depreciation right-of-use assets includes the lease for the Company’s head office at De Boelelaan 7, Amsterdam for the financial year. This lease is a standard lease contract
with no contingent rents and sublease payments and expires in June 2028. The depreciation of fixed assets for this financial year is €290K (2024: €246K).
** The comparative figure for ‘Marketing expenses’ has been adjusted to reflect the reclassification of marketing expenses from ‘Company expenses’ to ‘Property expenses’.
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8. Personnel costs

Total personnel costs in the current financial year comprised:

€000 2025 2024
Salaries and wages 10,888 11,029
Employer’s tax and social security charges 4,616 4,949
Pension costs 1,214 1,094
Variable pay 2,734 4,256
Performance shares granted (IFRS 2) 2,090 1,292

21,542 22,620

Total personnel costs are partly presented under (indirect) property expenses €12,245K (2024: €12,429K), partly under company
expenses (remuneration of the members of the Board of Management inclusive) €5,740K (2024: €5,810K) and partly under investment
expenses €3,557K (2024: €4,381K). These expenses do not include the remuneration of the members of the Supervisory Board. The
pension costs consist of €712K of pension contributions (2024: €757K). In addition to base salary, members of the Board of Management
and senior employees may receive an annual Short-Term Incentive (STI) based on a combination of financial (75%) and non-financial (25%)
performance measures. A performance incentive framework has been introduced for financial metrics, with threshold, target and maximum
levels, while non-financial (ESG) targets are assessed based on whether predefined objectives have been achieved. The STl structure has
been refined to better align with market practice and to differentiate it from long-term incentives, including updated performance measures
such as like-for-like rental growth and direct investment result per share. The Group employed an average of 97 full-time equivalent
persons during the financial year (2024: 97). The Group staff (members of the Board of Management excluded) holds 103,223 shares,
representing 0.19% of the issued share capital of the Company.

9. Investment expenses
Investment expenses in the current financial year comprised:

€000 2025 2024
Aborted acquisition costs 877 800
Variable pay (included in the amounts as part of Note 8 Personnel costs) 1,659 2,768
Employer’s tax and social security charges related to variable pa
(incFI)udyed in the amounts as part zf NotSS. Personnel costs) - 439 733
Performance shares granted (IFRS 2) (included in the amounts as part of Note 8. Personnel costs) 1,459 880
Property valuation fees 370 419
4,804 5,600

10. Other income

Other income of €1,788K for the year ended 31 December 2025 (€1,644K for the year ended 31 December 2024) is related to advisory
and management fees from joint venture.

11. Net financing results

Net financing costs in the current financial year comprised:

€000 2025 2024
Interest income 697 966
Interest Income 697 966
Gross interest expenses (excluding interest expenses related to lease liabilities) (52,433) (53,246)
Interest expenses on lease liabilities (137) (151)
Capitalised interest 0 182
Interest Expenses (52,570) (563,215)
Unrealised fair value movement derivative financial instruments* 9,981 (13,931)
Realised fair value movement derivative financial instruments* (2,697) (6,030)
Gain / (Loss) Derivative Financial Instruments 7,284 (19,961)
Net financing results (44,589) (72,210)

*

The fair value movement of derivative financial instruments is based on the fair value of the underlying financial instruments, which consists mainly of interest rate swaps.
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11. Net financing results continued

Gross interest expense comprises interest paid or payable on loans, calculated using the effective interest rate method, as well as interest
on derivative financial instruments and amortised borrowing costs. Interest incurred to finance the extension or acquisition of an asset is
capitalised until the completion or acquisition date and recognised as capitalised interest. No interest was capitalised during the current
financial year (2024: 3.2%). The fair value movement of derivative financial instruments is positive €7,284K (2024: negative €19,961K). The
movement is due to the change in the Euribor and Stibor curves.

12. Taxation
Total tax in the current financial year comprised:

€000 2025 2024
Current tax Italy 2,250 2,071
Current tax Belgium 159 177
Current tax Sweden 1,429 244
Current tax United Kingdom 16 7
Current tax 3,854 2,499
Deferred tax on unrealised value movements investment property Italy and Sweden 28,262 36,661
Deferred tax on unrealised value movements derivative financial instruments Italy and Sweden 631 (4,186)
Movement tax losses recognised Italy and Sweden 3,079 3,382
Substitute tax 50,000 0
Deferred tax 81,972 35,857
Total tax 85,826 38,356
Tax reconciliation

Tax-exempt income (including effect of FBI, FIIS and SIIC) 55,489 57,263
Result before tax attributable to Swedish tax rate of 20.6% 31,327 33,676
Result before tax attributable to Italian tax rate of 24.0% 113,673 113,232
Result before tax attributable to UK tax rate of 25.0% (73) 148
Result before taxation* 200,416 204,319
Tax on result before tax attributable to Swedish taxable subsidiaries at a tax rate of 20.6% 6,453 6,937
Tax on result before tax attributable to Italian taxable subsidiaries at a tax rate of 24.0% 27,282 27,176
Tax on result before tax attributable to UK taxable subsidiary at a tax rate of 25.0% (18) 23
Correction prior years 7 12
Substitute tax 50,000 0
Non-taxable income/expense Belgium, ltaly, Sweden and UK 2,102 4,208
Total tax 85,826 38,356

*

The result before taxation does not include the share of the result from joint venture.

As an Investment Institution under Dutch tax law (“fiscale beleggingsinstelling” (FBI)), the Company is subject to a nil rate of Dutch corporate
income tax. In Belgium the revenues and capital gains are tax-exempt as a “Fonds d’investissernent immobilier spécialisé€” (FIIS) and the
revenues and capital gains from the French portfolio of the Company are tax-exempt as a “Société d’investissements immobiliers cotée”
(SlC).

In ltaly and Sweden, the properties are held by taxable entities. In Italy, the nominal tax rate applied for deferred tax and corporate income
tax is 24.0%. In Sweden the nominal tax rate of 20.6% has been applied for deferred tax. The nominal tax rate for the subsidiary in the
United Kingdom is 25%. The substitute tax for an amount of €50 million relates to the tax paid and to be paid, at a reduced rate of 10%, for
the conversion of part of the reserves within the Italian subsidiaries into tax freely distributable reserves.

During previous years, the Italian Tax Authorities issued two notices of assessment relating to the deductibility of depreciation on real estate
and the subsequent use of tax loss carry forwards for the fiscal years 2014/2015 and 2015/2016 of the Italian subsidiary Eurocommercial
Properties Italia S.r.l. In October 2020 and April 2021 respectively, the Italian tax court ruled in second instance in favour of the Company,
confirming the earlier first-instance decisions. The Italian Tax Authorities subsequently appealed against these rulings before the Supreme
Court (Corte di Cassazione). On 17 July 2025, the Supreme Court issued its judgments in both cases, ruling in favour of the Company.

Following these positive rulings, the litigation has been definitively resolved in favour of the Company. No provisions had previously been
recognised in the financial statements in respect of these matters.

The effective tax rate stands at 17.0% (2024: 17.8%). This rate is below the average due to the tax-exempt status of entities in certain
countries, which results in a portion of earnings remaining untaxed.
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13. Property investments and property investments under development

Property investments and property investments under development are stated at fair value. It is the Company’s policy that all property
investments and property investments under development be revalued semi-annually by qualified independent experts. The independent
valuation figures for the Company’s properties represent the net price expected to be received by the Company from a notional purchaser
who would deduct any purchaser’s costs including registration tax. All 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 that valuers, among other activities, collect a variety of data, including general
economic data, property-specific data and market supply and demand data. Property-specific data includes passing rent and future rent,
expenses, lease terms, lease incentives, vacancies, rent concessions, etc.

The Board of Management reviewed the valuation reports and determined that the source data provided by the Company is processed
correctly. The data and valuation methodologies used are set out in the independent valuation reports which is in compliance with IFRS. All
properties were revalued at 31 December 2025.

Purchasers’ costs
The total purchasers’ costs including registration tax, which are excluded from the fair value of the property investments, property
investments under development and property investments held for sale, for the financial year ended 31 December 2025 were as follows:

31-12-2025 31-12-2024
Belgium France ltaly  Sweden Total Belgium  France Italy Sweden Total
6.9%- 6.9%-
o 0 0 0 0 o 0 o
Purchasers' costs (%) 2.5% 8.0% 1.0% 1.0% 2.6% 2.5% 7.5% 1.0% 1.0% 2.5%
Purchasers’ costs (€'000) 13,769 61,891 15,924 8,484 100,068 13,540 57,393 15,286 7,976 94,195

In France the purchasers’ costs vary mainly from 6.9% to 8.0%. A percentage of 1.8%-1.9% is applied as purchaser’s costs on lands and
the restaurant units of Shopping Etrembieres in France.

Fair value hierarchy
Property investments, including property investments under development are at level 3.

Property portfolio
The current property portfolio is:

31-12-25 31-12-24 31-12-25 31-12-24

Net value Net value Costs to date Costs to date

€000 €000 €000 €000

Belgium 550,750 541,540 670,642 668,413
France 836,090 822,010 616,220 612,881
Italy 1,601,890 1,537,390 1,094,917 1,072,799
Sweden 848,289 797,586 786,355 787,691
Property investments 3,837,019 3,698,526 3,168,134 3,141,784

Assumptions and sensitivity analysis

The assumptions and sensitivity analysis of the valuations are made by the valuers and represent the property investments, excluding land.
The following assumptions were applied as per 31 December 2025:

31-12-25 31-12-24

Belgium France Italy Sweden Belgium France Italy Sweden

Passing rent per m? (€; average) 602 415 348 246 592 406 346 223
Estimated rent value per m? (€; average) 594 434 379 252 594 430 376 231
Net initial yield (%; average) 5.1 5.3 5.8 5.7 5.0 5.4 5.9 5.8
Reversionary yield (%; average) 5.0 5.9 6.0 6.1 5.1 5.9 6.0 6.2
Inflation rate (%; min/max)* 2.0 n.a. 2.0 2.0 2.1 n.a. 1.9 1.9
Long-term growth in rental value (%; min/max)* 2.0 n.a. 2.0 2.0 2.0 n.a. 2.0 2.0

* When DCF method is used.

The DCF valuation method is used by all valuers, except in France, where, on some assets, the capitalisation method is applied. There
were no changes in the valuation methodology compared to previous valuations. The new valuer (JLL) for Belgium adopts a discounted
cash flow analysis instead of net initial yield.

A sensitivity analysis of the valuations is based on the assumptions of 1) the increase/decrease in net initial yield (NIY) and 2) the
increase/decrease of the estimated rental value (ERV). The amounts reflect the increase or decrease of the net value of the respective
property portfolio.
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13. Property investments and property investments under development continued

31-12-25 31-12-24

Belgium France ltaly Sweden Total Belgium  France* Italy Sweden Total

€000 €000 €000 €000 €000 €000 €000 €000 €000 €000

Increase average NIY by 25 bps (26,260) (35,605) (66,410) (32,842) (161,117) (26,446) (33,816) (63,200) (31,323) (154,785)
Increase average NIY by 50 bps (50,150) (68,236) (135,520) (63,451) (317,357) (50,447) (64,415) (121,430) (58,160) (294,452)
Decrease average NIY by 25 bps 29,000 39,032 71,670 36,030 175,732 29,279 35,809 67,810 31,335 164,233
Decrease average NIY by 50 bps 61,190 81,870 142,290 75,229 360,579 61,881 75,636 141,060 66,520 345,097
Increase ERV of 5% 23,820 22,985 47,110 36,155 130,070 22,100 26,784 35,520 28,656 113,060
Increase ERV of 10% 47,600 46,574 94,360 73,327 261,861 44,210 54,052 74,030 54,363 226,655
Decrease ERV of 5% (23,810) (24,558) (46,790) (35,693) (130,851) (22,110) (29,102) (29,840) (30,518) (111,570)
Decrease ERV of 10% (47,600) (48,596) (92,400) (72,126) (260,722) (44,200) (57,124) (70,850) (59,541) (231,715)

*  Comparative figures for France have been restated to ensure consistency in applied methodology.

Changes in property investments for the financial year ended 31 December 2025 were as follows:

Property investments ~ Property investments

31-12-25 31-12-24

€000 €000

Book value at beginning of year 3,698,526 3,575,898
Capital expenditure — general 11,245 4,662
Capital expenditure — extensions and refurbishments 26,395 33,045
Capitalised interest 0 182
Capitalised letting fees/lease incentives/fit out costs 8,634 9,383
Amortisation capitalised letting fees/lease incentives/fit out costs (8,620) (7,819)
Elimination of net capitalised letting fees (14) (1,564)
Property investments valuation adjustment 67,959 109,905
Book value property sold (13,922) 0
Exchange rate movement 46,816 (25,166)
Book value at end of year 3,837,019 3,698,526

During the financial year, the Company completed the sale of a newly built standalone retail unit adjacent to its Grand Samarkand shopping
centre in Vaxjo, Sweden. The property was sold for a consideration of SEK158 million (€13.9 million).

14. Investment in joint venture

Investments in joint venture amounted to €113.1 million (€112.0 million at 31 December 2024) and refers to the Company’s 50% stake in
the Italian company Galleria Verde S.r.I. which owns the shopping centre Fiordaliso and the adjacent retail park in Milan. Galleria Verde S.r.l.
has the same calendar year end as the Group. There are no contingent liabilities or other post balance sheet events in the joint venture
other than mentioned below and no unrecognised losses. The payment of cash dividends and the repayment of intercompany loans and
advances are allowed, subject to the conditions provided in the loans with the financing banks. During this financial year €9 million dividend
was paid by the joint venture (2024: €0).

In June 2025, the Company entered into a new €200 miillion five-year loan agreement (€100 million Group share) relating to the Fiordaliso
shopping centre in Milan, which is held in a joint venture. The facility was arranged with ING Bank N.V., Milan Branch, and BNP Paribas —
Succursale Italiana (acting as lenders, Joint Bookrunners, Mandated Lead Arrangers and Sustainability Coordinators), together with Banco
BPM S.p.A. (acting as lender). The new loan replaces the previous facilities, which was due to expire in the first half of 2026. The facility
qualifies as both a green loan and a sustainability-linked loan, in line with the Company’s Green Finance Framework. The loan became
effective on 17 July 2025.

At 31 December 2025, the loans of the joint venture were hedged with interest rate swaps for a notional amount of €190 million (€95 million
Group share).
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14. Investment in joint venture continued

Property Fiordaliso Fiordaliso
Country Italy Italy
ECP ownership 50% 50%

Company name

Galleria Verde S.r.l.

Galleria Verde S.r.l.

Twelve months
ended 31-12-25

Twelve months
ended 31-12-24

Summarised profit or loss account €000 €000
Rental income 26,011 25,192
Property expenses (354) (524)
Service charge income 6,782 6,820
Service charge expenses (6,786) (6,780)
Investment revaluation 20,470 15,994
Net interest expenses (6,766) (6,406)
Net derivatives movements (210) (4,078)
Other expenses to Group companies (1,628) (1,522)
Financial and investment expenses (43) (36)
Deferred tax (16,514) (6,154)
Corporate income tax (1,404) (782)
Result after taxation 19,558 21,724
Total comprehensive income 19,558 21,724
ECP share of total comprehensive income 9,779 10,862
Property Fiordaliso Fiordaliso
Country Italy Italy
ECP ownership 50% 50%

Company name

Galleria Verde S.r.l.

Galleria Verde S.r.l.

31-12-25 31-12-24
Summarised statement of financial position €000 €000
Property investments (non-current) 431,540 409,560
Cash and deposits (current) 6,264 8,576
Debtors (current) 2,096 2,530
Derivative financial instruments (non-current) 14,184 15,218
Total assets 454,084 435,884
Creditors (current) 7,818 5,818
Borrowings (current) 3,000 3,304
Loan from Group companies (current) 0 0
Creditors (non-current) 5,662 846
Borrowings (non-current) 192,605 188,880
Deferred tax liabilities (non-current) 17,768 11,256
Derivative financial instruments (non-current) 942 1,772
Total liabilities 227,795 211,876
Net assets 226,289 224,008
ECP share of net assets in joint venture 113,144 112,004
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15. Tangible fixed assets

Tangible fixed assets represent office equipment and inventory for the Company’s head office at De Boelelaan 7, Amsterdam and the
Group offices at 200, rue Saint-Lambert, Brussels; Via della Moscova 3, Milan; 107, rue Saint Lazare, Paris and Kungsgatan 48, Stockholm
as well as the right-of-use assets related to the lease of these offices. The costs for office equipment and inventory are depreciated over the
expected useful lives of the assets concerned varying from two to five years. The movements in the current financial year and the previous
financial year were:

Right-of-use assets Office equipment Total

€000 €000 €000

Book value at 1 January 2024 3,463 1,386 4,849
Additions 2,666 821 3,487
Disposals 0 (4) (4)
Depreciation (1,358) (608) (1,966)
Exchange rate movement (10) (3) (13)
Book value at 31 December 2024 4,761 1,592 6,353
Additions 721 1,783 2,504
Disposals (1) 0 (1)
Depreciation (1,385) (764) (2,149)
Exchange rate movement 8 13 21
Book value at 31 December 2025 4,104 2,624 6,728
Right-of-use assets Office equipment Total

€000 €000 €000

Cost at 31 December 2025 10,312 7,611 17,923
Accumulated depreciation (6,174) (5,016) (11,190)
Accumulated exchange rate movement (34) 29 (5)
Book value at 31 December 2025 4,104 2,624 6,728

During the financial year ended 31 December 2025, tangible fixed assets with a total cost price of €2,401K (31 December 2024: €825K)
and right-of-use assets with a total cost price of €0 (31 December 2024: €1,551K) were disposed of or out of use.

16. Receivables

31-12-25 31-12-24
€000 €000
Receivables*
Rents receivable 41,509 34,369
Provisions for bad debts (expected credit losses) (12,132) (11,500)
29,377 22,869
Trade and other receivables*
Funds held by managing agents 10,468 13,860
Prepaid acquisition costs 1,969 1,486
Deposit gift cards 977 1,299
Loans and swaps interest receivable 1,153 2,482
Other receivables and prepayments 3,716 3,789
18,283 22,916
Total trade and other receivables 47,660 45,785
Tax receivable*
Other tax receivable 3,588 4,588
VAT receivable 5,219 4,619
8,807 9,207

*  The comparative figures for ‘Receivables’ and ‘Trade and other receivables’ have been restated to separately reflect the classification of ‘Tax receivables’.
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16. Receivables continued

Under IFRS 9, the lease receivables are subject to impairment testing. When the landlord has invoiced the rent as defined according to the
existing contract and the tenant does not pay, the (expected) risk related losses are fully recognised in property expenses.

The funds held by managing agents mainly relate to prepayments associated with service charges and precarious rental income.

The other tax receivable is mainly related to tax incentives granted by the Italian government on specific ESG investments.

Receivables and tax receivables at 31 December 2025 include an amount of €4,479K (31 December 2024: €4,126K) which is due after
one year.

17. Cash and deposits

Cash and deposits consist of amounts held as bank balances and other liquid assets. All bank balances and deposits are freely available.

31-12-25 31-12-24
€000 €000
Bank balances 67,513 35,782
Deposits 65 182
67,578 35,964
18. Trade and other payables and tax payable
31-12-25 31-12-24
€000 €000
Current trade and other payables*
Interest payable 11,870 12,835
Lease liabilities 1,388 1,405
Payable on remerchandising and extensions 15,290 8,477
Rent received/invoiced in advance 33,515 34,851
Service charge accruals 3,989 5,567
Gift card debts 1,235 1,481
Amounts payable related to personnel 8,891 10,109
Trade payables and other creditors 21,188 17,647
97,366 92,372
Non-current trade and other payables
Lease liabilities 3,041 3,633
Tenant rental deposits 13,414 12,661
16,455 16,294
Current tax payable*
Corporate tax payable 1,717 1,354
Substitute tax 12,500 0
Local and property tax payable 603 1,369
VAT payable 2,130 1,998
Employee income tax accrual 471 556
17,421 5,277
Non-current tax payable*
Substitute tax 22,846 0
22,846 0

*  The comparative figures ‘Trade and other payables’ have been restated to separately reflect the classification of ‘Current tax payable’ and ‘Non-current tax payable’.
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19. Borrowings

31-12-25 31-12-24

€000 €000

Book value at beginning of year 1,554,748 1,553,148
Drawdown of funds 421,659 338,175
Repayments (413,850) (326,211)
Exchange rate movement 19,592 (10,085)
Movement prepaid borrowing costs 2,574 (279)
Book value at end of year 1,584,723 1,554,748

85% of the borrowings are at a floating interest rate (31 December 2024: 84%), rolled over for a period of generally three months. The
interest rate risk is managed by using interest rate swaps and other derivatives. 15% of the borrowings are at a fixed interest rate and the
interest rate risk is managed by fixing the interest to maturity at the drawdown date (31 December 2024: 16%).

Borrowings Borrowing cost 31-12-25 Fairvalue  31-12-25 31-12-24 Fair value 31-12-24

€000 €000 €000 €000 % €000 €000 %

Borrowings with floating interest rate** 1,344,804 (3,139) 1,341,665 1,412,463 85 1,300,797 1,300,797 84

Borrowings with fixed interest rate* 244,229 (1,171) 243,058 220,187 15 253,951 251,666 16

Total borrowings 1,589,033 (4,310) 1,584,723 1,632,650 100 1,554,748 1,552,463 100
* Fixed rate borrowings consist of 8 fixed rate loans and external floating interest rate financing for which fixed interest rate swaps are in place with a remaining term of more than

one year.
** Floating rate borrowings consist of all external financing with a remaining interest period of less than one year taking into account the effect of interest rate swaps.

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
appropriate interest rate curve of the underlying loan. The fair value of the floating interest rate loans is considered equal to the relevant
carrying value, as the impact of the margin of the loans is not material.

The borrowings are all directly from major banks, with an average committed unexpired term of more than three years. Investment property
amounting to €3,706 million (2024: €3,571 million) have been pledged as security of borrowings of €1,518 million (2024: €1,489 million).

31-12-25 31-12-24

Total Average interest rate Total

Secured Unsecured borrowings during the financial year* borrowings

Borrowings maturity profile €000 €000 €000 in % €000
Current borrowings 414,000 70,928 484,928 2.5 128,738

Non-current borrowings:

One to two years 82,596 0 82,596 490,364
Two to five years 594,267 0 594,267 523,309
Five to ten years 427,242 0 427,242 419,130
More than ten years 0 0 0 0
Non-current borrowings 1,104,105 0 1,104,105 3.2 1,432,803
Borrowing costs (4,310) 0 (4,310) (6,793)
Total non-current borrowings 1,099,795 0 1,099,795 1,426,010
Total borrowings 1,513,795 70,928 1,584,723 2.9 1,554,748

*  Margin and base rate, excluding swaps.
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19. Borrowings continued

Fixed rate Floating rate Total Average interest rate  Average interest Average maturity
borrowings* borrowings** borrowings at 31 December** maturity of borrowings
Currency and interest rate profile €000 €000 €000 % in years in years
2025
Euro 197,197 1,009,881 1,207,078 3.1 4.5 2.8
Swedish krona 47,032 334,923 381,955 3.5 3.9 4.0
Borrowing costs (1,171) (3,139) (4,310) n.a. n.a. n.a.
243,058 1,341,665 1,584,723 3.2 4.3 3.1
2024
Euro 204,904 1,043,584 1,248,488 4.0 5.6 3.7
Swedish krona 50,484 262,569 313,053 4.5 4.6 2.3
Borrowing costs (1,437) (5,356) (6,793) n.a. n.a. n.a.
253,951 1,300,797 1,554,748 4.1 5.4 3.4

* Fixed rate borrowings consist of eight fixed rate loans and external floating interest rate financing for which fixed interest rate swaps are in place with a remaining term of more

than one year.

** Floating rate borrowings consist of all external financing with a remaining interest period of less than one year taking into account the effect of interest rate swaps.

** Margin and base rate, excluding swaps.

The table above presents the Group’s average interest rate as at 31 December 2025. At 31 December 2025 the Group had in total green
and sustainability linked loans for a nominal amount of €1,022 million (€922 million Group share). There are three green loans for a total
amount of €655 million, four sustainability linked loans for a total amount of €151 million and three green and sustainability linked loans for a
total amount of €316 million (€216 million Group share). The Group aims to further increase the number of its green and sustainability linked

loans by upgrading the loans expiring at maturity.

20. Financial instruments

Financial risks

In the normal course of business, the Group is exposed to credit risks, liquidity risks, interest rate risks and foreign currency risks. The
overall risk management policy focuses on the unpredictable nature of the financial markets with emphasis on minimising any negative
impact on the financial performance of the business. The Group closely monitors its financial risks linked to its activities and the financial
instruments it uses. However, as the Group is a long-term property investor, it believes that the funding of its investments should also be
planned on a long-term basis, reflecting the overall risk profile of the business.

Credit risk

The credit risk is defined as the unforeseen losses on assets if counterparties should default. The Group defines default for tenant
receivables as amounts that are more than 120 days past due, unless there is reasonable and supportable information indicating that a
different default criterion is more appropriate. In addition, qualitative factors such as significant financial difficulty of the tenant, insolvency
indicators, or the granting of concessions due to financial distress are considered indicators of default. This definition is aligned with the
Group’s internal credit risk management and monitoring processes and reflects historical loss experience across its portfolio of retail
tenants. The inclusion of qualitative indicators ensures that default is identified on a timely basis, particularly in cases where financial difficulty

arises before payments become significantly overdue.

The credit risk associated with lease debtors is determined through a detailed analysis of the outstanding debt and mitigated by requiring
deposits, upfront payments or bank guarantees from tenants to cover rents for a limited period. The risk is further reduced by investing in
mature markets and by choosing major tenants also on the basis of their financial strength. Derivative financial instruments are considered
to have low credit risk because all contracts are done with top tier counterparties, the risk is spread due to diversification in counterparties
and the counterparties at which the financial instruments are held are also providing underlying financing.

The carrying amounts of the financial assets represent the maximum credit risk and were made up as follows:

31-12-25 31-12-24
Carrying amounts of financial assets Note €000 €000
Short term receivables 16 51,988 50,866
Long term receivables 16 4,479 4,126
Total receivables 56,467 54,992
Derivative financial instruments 15,242 20,098
Cash and deposits 17 67,578 35,964
Total financial assets 139,287 111,054

*  The comparative figures in this table have been slightly changed due to the addition of the amounts related to tax receivable.
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The ageing analysis of the receivables on the balance sheet date was as follows:

31-12-25 31-12-24

Provision for bad Provision for bad
Rents  debts (expected Other Total Rents  debts (expected Other* Total
receivable credit loss) receivables Receivables receivable credit loss) receivables Receivables®
€000 €000 €000 €000 €000 €000 €000 €000
Not due 22,519 (45) 4,479 26,953 20,809 (5) 4,133 24,937
Overdue by 0-90 days 4,740 (1,538) 22,611 25,813 1,876 (173) 27,777 29,480
Overdue by 90-120 days 1,666 (729) 0 937 1,202 (627) 0 575
Overdue by more than 120 days 12,584 (9,820) 0 2,764 10,482 (10,482) 0 0
41,509 (12,132) 27,090 56,467 34,369 (11,287) 31,910 54,992

*  The comparative figures in this table have been slightly changed due to the addition of the amounts related to tax receivable.

With respect to the rents receivable, the Group holds rental deposits from its tenants totalling €16.2 million (31 December 2024: €15.3
million) in addition to bank guarantees. The Company has a Group policy to closely monitor the collectability of rents receivable; based on
assessments of uncollectibility, a provision is recorded. Upon formal confirmation of uncollectibility, the rents receivable are written off
against the recorded bad debt provision, and any remaining amounts are written off. The amounts listed under other receivables are
expected to be received within the next 12 months, except for the long term receivables, for which no specific term is specified.

Refinancing and liquidity risk

Refinancing and liquidity risk is the risk that the Group will encounter difficulty in meeting obligations associated with its financial liabilities
that are settled by delivering cash or other financial assets at a reasonable price. To reduce liquidity risk, the repayment dates of borrowings
are well spread over time and 70% of borrowings are long term, with 27.4% of borrowings with a remaining term of over five years. The
Group aims to enter into long-term loans, preferably five to ten years or longer. At the balance sheet date, the average maturity of the
borrowings was 3.1 years (2024: 3.4 years). Group net borrowings on a proportional consolidated basis will not exceed 60% of the fair
value of the property portfolio on a proportional consolidated basis, which further mitigates risk. The ratios to which the Group has
committed itself are monitored at regular intervals. The loan to value ratio at 31 December 2025 was 39.5% on IFRS basis and 39.8% on a
proportional consolidated basis (31 December 2024: 41.1% and 41.3% respectively). Apart from these obligations and commitments, the
Dutch Fiscal Investment Institution status of the Company imposes borrowing limits and requires the Company to distribute its fiscal
income as a dividend to the shareholders.

The risk related to the possible defaults of the Group’s counterparties is minimised by dealing directly with a number of reputable banks for
all its borrowings, interest rate swaps, foreign exchange contracts and deposits. These banks in their position as lenders have a credit
rating AA- (15%), A+ (35%), A (21%), A- (17%), BBB+(7%), BBB (2%), BBB- (3%) and 0% have no rating according to Fitch; and Aa2
(29%), Aa3 (25%), A1 (12%), A3 (12%), Baa1 (15%), Baa2 (5%) and 3% have no rating according to Moody’s.

The Group monitors the level of expected cash inflows on trade and other receivables together with expected cash outflows on trade and
other payables and monitors rent collection and possible arrears.

For further disclosures on the liquidity risk, we refer to the going concern paragraph in note 1b. Basis of preparation of the consolidated
financial statements.

The following table shows the undiscounted contractual flows required to pay the Company’s financial liabilities:

31-12-25 31-12-24

Total Less than More than Total Less than More than

cash flows 1 year 1-5 years 5 years cash flows 1 year 1-5 years 5 years

Undiscounted cash flows €000 €000 €000 €000 €000 €000 €000 €000

Non-current borrowings 1,104,105 0 676,863 427,242 1,432,803 0 1,013,673 419,130

Current borrowings 484,928 484,928 0 0 128,738 128,738 0 0
Interest derivative financial

instruments 6,695 1,067 8,953 (3,325) (3,187) 532 12,897 (16,616)

Interest on borrowings 178,827 40,843 131,921 6,063 185,605 53,146 113,599 18,860

Non-current creditors 16,119 971 13,770 1,378 15,269 2,096 8,770 4,403

Non-current tax payable 25,000 0 25,000 0 0 0 0 0

Current creditors* ** 84,108 84,108 0 0 78,132 78,132 0 0

Current tax payable* 17,421 17,421 0 0 5,277 5,277 0 0

1,917,203 629,338 856,507 431,358 1,842,637 267,921 1,148,939 425,777

*  The comparative figures ‘Current creditors’ have been restated to separately reflect the classification of ‘Current tax payable’.
*  The comparative figures have been adjusted, as ‘Interest on borrowings’ includes a portion of interest payable recorded within current creditors.
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20. Financial instruments continued

Foreign currency risk

Foreign exchange risk is the risk that the profitability and shareholders’” equity of the Group might be affected by currency fluctuations.
Individual subsidiaries primarily execute their operating activities in their respective functional currencies which primarily comprise the euro
and the Swedish krona. As a result, the Company has only a rather limited foreign currency exposure related to its day-to-day operations in
the various countries. Since the financial reporting currency of the Company is the euro, the financial statements of those non-euro
operating subsidiaries are translated so that the financial results can be presented in the Company’s consolidated financial statements.

Due to Swedish property investments, the Group is exposed to the Swedish krona, the only material foreign currency exposure for the
Group. However, due to SEK loan facilities, this exposure is partly hedged. SEK borrowings amount to €382 million (31 December 2024:
€312 million). The total property investments in Sweden are €848 milion (31 December 2024 €798 million). Therefore, about 45% of this
SEK exposure is hedged through these borrowings at 31 December 2025 (31 December 2024: 39%). The remaining exposure is relatively
limited compared with the total size of the portfolio and will, in principle, not be hedged. A weakening of this currency by 5% would result,
for example, in a decrease of shareholders’ equity of only 1% and in a decrease of only 1% of direct investment resullt.

Interest rate risk

The Company operates a defensive interest rate hedging policy by using derivatives to protect the Company against increases in interest
rates. The Company intends to hedge at least 80% of its net loans outstanding for the medium to long term (three to 15 years). The fair value
(mark to market) of the current interest rate hedge instruments as at 31 December 2025 is a positive value of €6.7 million (31 December
2024: negative €3.2 million).

The interest rate hedge instruments as at 31 December 2025 have a weighted average maturity of 4.3 years, and the Company is hedged
at an average interest rate of 2.2% (31 December 2024: 2.3%). Only 14% (31 December 2024: 20%) of the net total borrowings is at a
floating rate without interest hedge. An increase in interest rates of 1% would therefore only have a limited negative impact of an additional
annual interest expense of €3.2 million (31 December 2024: €2.4 milion) or 2.4% (31 December 2024: 1.9%) of reported direct investment
result.

If at 31 December 2025, the euro interest curve and the Swedish krona interest curve were 50 basis points higher, the fair value movement
for derivative financial instruments would have increased the shareholders’ equity by €18.0 million. If the interest curves were 50 basis
points lower, the fair value movement for derivative financial instruments would have decreased the shareholders’ equity by €18.7 million.
Both calculations assume that all other variables were held constant and do not consider the impact of deferred taxes.

31-12-25 31-12-25 31-12-24 31-12-24

Notional amount* Fair value** Notional amount* Fair value**

Maturity profile derivative financial instruments €000 €000 €000 €000
Up to one year 121,800 1,067 80,000 533
From one year to two years 45,000 195 103,000 3,169
From two years to five years 733,075 8,758 485,166 9,728
From five years to ten years 135,000 728 210,000 (3,331)
Over ten years 35,000 (4,053) 75,000 (13,286)
1,069,875 6,695 953,166 (3,187)

* Not including forward starter derivatives.
**  Including forward starter derivatives.

Derivative financial instruments comprise the fair value of interest rate swap contracts entered into to hedge the Group’s interest rate
exposure.

The financial instruments portfolio as at the balance sheet date does not include forward-starting interest rate swaps. As at 31 December
2024 the Group had forward starting interest rate swaps in its portfolio with a notional amount of €190 milion. Moreover, the IFRS reporting
does not include the additional interest rate swaps of the 50% owned ltalian joint venture company Galleria Verde for a total notional amount
of €95 million (Group share). The Company accounts for the purchase/sale of an interest rate swap at its transaction date.

Changes in net derivative financial instruments for the financial year ended 31 December 2025 were as follows:

31-12-25 31-12-24
Net derivative financial instruments €000 €000
Book value at beginning of year (3,187) 10,715
Fair value movement derivative financial instruments 7,284 (19,961)
Interest rate swaps settlement 2,697 6,029
Exchange rate movement (99) 30

Book value at end of year 6,695 (3,187)
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Effective interest rate and ageing analysis

The following table shows the effective interest rate (variable rate is based on Euribor/Stibor as at 31 December 2025) on financial assets
on which interest is receivable and liabilities on which interest is payable as at the balance sheet date. This table also includes an ageing
analysis according to interest rate revision dates of these assets and liabilities.

31-12-25

31-12-24

Borrowings

Borrowings Swaps fixed Swaps floating

Borrowings Borrowings Swaps fixed Swaps floating

floating rate  fixed rate rate paid  rate received  floating rate  fixed rate rate paid  rate received
Effective interest rate (%) 3.45 1.87 1.80 1.99 4.58 1.87 1.55 3.10
Up to one year (€'000) 467,680 8,793 121,800 121,800 119,897 8,841 80,000 80,000
From one year to two years (€000) 73,655 8,941 45,000 45,000 433,162 57,202 103,000 103,000
From two years to five years (€000) 475,355 118,913 733,075 733,075 437,594 85,715 485,166 485,166
From five years to ten years (€'000) 328,114 107,582 135,000 135,000 315,500 103,630 210,000 210,000
Over ten years (€'000) 0 0 35,000 35,000 0 0 75,000 75,000

1,344,804 244,229 1,069,875 1,069,875 1,306,153 255,388 953,166 953,166

The following table shows the periods in which the interest cash flows (variable interest is based on Euribor/Stibor as at 31 December
2025) on both borrowings and derivatives are expected to occur based on the loan and interest rate swap agreements entered into by the

Group, as per the balance sheet date:

Interest cash flows

Borrowings floating rate  Borrowings fixed rate Swaps fixed rate Swaps floating rate Total

31-12-25 €000 €000 €000 €000 €000
Up to one year 35,955 4,888 19,239 (20,863) 39,219
From one year to two years 32,206 5,311 18,668 (20,063) 36,122
From two years to five years 80,623 13,753 41,874 (48,036) 88,214
From five years to ten years 3,606 2,457 7,844 (6,823) 7,084
Over ten years 0 0 11,730 (10,724) 1,006
152,390 26,409 99,355 (106,509) 171,645

Fair value of financial instruments

The financial statements have been prepared on an historical cost basis, except for property investments, property investments under
development, property investments held for sale and some of the financial instruments, which are carried at fair value. IFRS 9 contains the
following principal classification categories for financial assets and liabilities: A. Financial assets and liabilities measured at amortised cost;

and C. Financial assets at fair value through P&L.

The carrying amounts of the financial instruments and their fair values were as follows:

31-12-25 €000 31-12-24 €000

Categories Carrying Carrying*
Note in accordance with IFRS 9 amount Fair value amount Fair value
Receivables 16 A/C 57,217 56,467 55,412 54,992
Derivative financial instruments C 15,242 15,242 20,098 20,098
Cash and deposits 17 A 67,578 67,578 35,964 35,964
140,037 139,287 111,474 111,054
Creditors 18 A/C 158,947 154,088 116,551 113,943
Borrowings 19 A 1,584,723 1,632,650 1,554,748 1,552,463
Derivative financial instruments C 8,547 8,547 23,286 23,286
1,752,217 1,795,285 1,694,585 1,689,692

*

The comparative figures of the carrying amounts for Receivables and Creditors have been adjusted to reflect the correct application of the accounting policies.

The fair values of the financial instruments were determined as explained in the principal accounting policies (note 1) to the extent that for
those borrowings with a fixed interest rate (carrying amount of €244,229K), the fair value was based upon the relevant yield curves.

For the borrowings with a floating interest rate (carrying amount of €1,344,804K), the carrying amount is deemed to approximate the fair
value because the floating interest rate approximates the market interest rate and own credit risk is not deemed material. Due to their short-
term nature the carrying amount approximates to fair value for the other balance sheet items.

Fair value hierarchy

All derivative financial instruments are at level 2. For the level 2 derivative financial instruments the Group uses a model to determine the fair
value with inputs that are directly or indirectly observable market data.
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21. Deferred tax liabilities
Deferred tax liabilities are attributable to the following items in the current financial year:

Recognised in profit or Reallocation to tax Exchange rate

31-12-24 loss payable movement 31-12-25

€000 €000 €000 €000 €000

Investment property (146,522) (28,262) 0 (4,046) (178,830)

Derivative financial instruments (11,084) (631) 0 21 (11,694)

Substitute tax 0 (50,000) 50,000 0 0
Tax value of loss carry-forwards

recognised 7,249 (3,083) 0 0 4,166

Deferred tax properties IFRS 9 3 4 0 0 7

Total deferred tax liabilities (150,354) (81,972) 50,000 (4,025) (186,351)

As at 31 December 2025, the total amount of deferred tax liabilities of €186.4 million is for an amount of €90.3 million related to Sweden
and for an amount of €96.1 million to Italy.

The reallocation to tax payable of €50 million is a substitute tax which relates to the tax paid and to be paid, at a reduced rate of 10% for
the conversion of part of the reserves within the Italian subsidiaries into distributable reserves. This amount will be settled in four annual
instalments, the first of which was paid in June 2025. As of 31 December 2025, €12.5 million is reported under short-term creditors, with
the remaining balance recognised as a long-term liability. The accruals for tax liabilities are assessed to be adequate for all open tax years
based on the consideration of many factors including applicable tax law and its interpretation.

Deferred tax liabilities were attributable to the following items in the previous reporting period:

31-12-23 Recognised in profit or loss Exchange rate movement 31-12-24

€000 €000 €000 €000

Investment property (112,240) (36,661) 2,379 (146,522)
Derivative financial instruments (15,246) 4,186 (24) (11,084)
Tax value of loss carry-forwards recognised 10,634 (3,385) 0 7,249
Deferred tax properties IFRS 9 0 3 0 3
Total deferred tax liabilities (116,852) (35,857) 2,355 (150,354)

22. Provision for pensions

The provision for pensions is related to one defined benefit plan in the United Kingdom. The plan had no active members, neither for the
comparative figures and no new members had entered the scheme since 2001. The scheme was based on a final salary plan with a
pensionable salary cap.

In November 2023 the Trustee of the Scheme entered into a contract with Aviva Life & Pensions UK Limited for the purchase of a bulk
annuity insurance policy to secure the benefits of all members of the Scheme with the insurance company. The defined benefit obligation
has been recorded at €0 since 31 December 2023 as the insurance company has been engaged to assume any future liabilities
associated with the obligations. The buyout by this insurance company was successfully completed in March 2025 and the winding up of
the pension scheme was completed in June 2025.

The major categories of plan assets are as follows:

31-12-25 31-12-24

€000 €000

Insured annuity policy 0 7,575
Cash and cash equivalents 0 428

0 8,003
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Changes in the defined benefit obligation and fair value of plan assets in the current and previous financial reporting year/period:

Fair value of  Defined benefit Benefit  Fairvalue of  Defined benefit Benefit

plan assets obligation liability plan assets obligation liability

31-12-25 31-12-25  31-12-25 31-12-24 31-12-24  31-12-24

€000 €000 €000 €000 €000 €000

Book value at beginning of year 8,055 (8,055) 0 8,737 (8,737) 0

Interest income/(expenses) 0 0 0 399 (399) 0

Pension cost charged to profit or loss account 0 0 0 399 (399) 0

Return on plan assets 0 0 0 (1,000) 0 (1,000)
Actuarial changes arising from changes in

assumptions 0 0 0 0 933 933

Experience adjustments 0 0 0 0 106 106

Actuarial result on pension scheme charged to OCI 0 0 0 (1,000) 1,039 39

Buy-out (8,055) 8,055 0 0 0 0

Benefits paid 0 0 0 (81) 81 0

Effects of asset ceiling 0 0 0 0 (39) (39)

Book value at end of year 0 0 0 8,055 (8,055) 0

23. Leases

Amounts recognised in profit or loss

Twelve months
ended 31-12-25

Twelve months
ended 31-12-24

€000 €000
Interest from lease liabilities 137 151
Depreciation right-of-use assets 1,385 1,358
Expenses related to short-term and/or low-value leases 83 248
Total 1,605 1,757

Amounts recognised in statement of cash flows

Twelve months
ended 31-12-25

Twelve months
ended 31-12-24

€000 €000
Lease payments of lease liabilities 1,467 1,309
Interest expenses on lease liabilities 137 151
Total cash outflow for leases 1,604 1,460

A. Leases as lessor (IFRS 16)

The Group leases out its investment properties. The Group has classified these leases as operating leases, because they do not transfer
substantially all of the risks and rewards incidental to the ownership of the assets.

For the recognised rental income and the maturity analysis of lease payments, showing the undiscounted lease payments to be received

after the reporting date, reference is made to note 4 of these statements.

B. Leases as lessee (IFRS 16)
The Group leases office space and company cars.
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23. Leases continued

i. Right-of-use assets
Right-of-use assets related to leased properties that do not meet the definition of investment property are presented as tangible fixed
assets (see Note 15).

2025 2024

€000 €000
Balance at the beginning of year 4,761 3,463
Additions to right-of-use assets 721 2,666
Disposal of right-of-use assets (1) 0
Depreciation for the period (1,385) (1,358)
Exchange rate movement 8 (10)
Balance as at the end of year 4,104 4,761

ii. Lease liabilities
The current and non-current portions of the Company’s lease liabilities are presented as current liabilities and non-current liabilities
respectively (see Note 18).

2025 2024

€000 €000
Balance at the beginning of the financial year 5,038 3,541
Lease payments for the period (1,467) (1,309)
Additions to lease liabilities 712 2,666
Disposal of lease liabilities (1) 0
Interest expenses 137 151
Exchange rate movement 9 (11)
Balance as at the end of the financial year 4,428 5,038

During the financial year 2025, several additions or renewals of lease contracts have been taken up by the Company to align with the
prevailing market conditions. The incremental borrowing rate (IBR), which is the interest rate that the Company would have to pay to
borrow funds over a similar term and with similar security to obtain an asset of comparable value, was updated using the Country Risk
Premium and an average company Credit Spread of 0.66%. The adjusted IBR percentage was implemented for leases which commenced
in 2025. For leases that were previously recorded, the initial interest rate percentage remained at 2% as there were no substantial changes
10 the lease amounts or modifications to the lease terms. The Company uses a discount rate of 3.86% in France, 3.7% in Italy, 3.3% in
Netherlands and 3.1% in Sweden.

The following table sets out a maturity analysis of lease liabilities, showing the undiscounted lease payments to be paid after the reporting
date.

31-12-2025 31-12-2024*

€000 €000

Less than one year 1,464 1,405
One to two years 1,423 1,244
Two to three years 1,089 1,184
Three to four years 513 901
Four to five years 84 498
More than five years 0 84
Total undiscounted lease payments 4,573 5,316

*  The comparative figures have been restated to correct the foreign exchange treatment of SEK-denominated balances in the prior year.

24. Issued share capital

Share capital comprises of 100,000,000 authorised shares with a nominal value of €10, of which 54,887,520 shares are issued and fully
paid as at 31 December 2025 and of which 468,004 were bought back as at 31 December 2025.

The weighted average number of shares in issue in the current financial year is 54,064,614. The number of shares in issue (after deduction
of shares bought back) as per 31 December 2025 is 54,419,516. The Company’s shares are listed on Euronext Amsterdam, Brussels and
Milan. The shareholders are entitled to receive dividends as declared from time to time and are entitled to one vote per share at
shareholders’ mestings of the Company.



Eurocommercial Properties N.V. 269
Financial Statements 2025

24. Issued share capital continued

2025 2024
€000 €000
Book value at beginning of year 545,791 537,817
Dividend paid in shares 9,495 7,974
Cancellation of shares (6,411) 0
Book value at end of year 548,875 545,791

On 30 January 2025, the Company issued an interim cash dividend of €0.68 per share, offering shareholders the choice of receiving a
stock dividend that provided one new share per every 36 existing shares. This resulted in the issuance of 332,949 shares, each with a
nominal value of €10, thereby increasing the Company's nominal share capital by €3,329,490. On 3 July 2025, a final cash dividend of
€1.12 per share was paid, with an option for a stock dividend that provided one new share for every 25 existing shares. This resulted in the
issuance of 616,608 shares with a nominal value of €10 each, raising the nominal share capital by €6,166,080. In total, 949,557 shares
were issued during the year, increasing the Company's share capital by €9,495,570.

2025 2024

No. of shares No. of shares

Number of shares on issue at beginning of year 54,579,114 53,781,691
Shares issued for dividend paid in shares 949,557 797,423
Shares cancelled (641,151) 0
Number of shares on issue at end of year 54,887,520 54,579,114
Number of shares bought back at beginning of year (1,148,075) (506,924)
Shares bought back during the year 0 (641,151)
Shares bought back cancelled during the year 641,151 0
Shares bought back cancelled under Performance Share Plan during the year 38,920 0
Number of shares bought back at end of year (468,004) (1,148,075)
Number of shares at end of year after deduction of shares bought back 54,419,516 53,431,039

Net asset value per share
The net asset value per share is €39.74 at 31 December 2025 (31 December 2024: €39.03).

Shares bought back

In September 2025, the Group legally cancelled 641,151 ordinary shares that had been bought back in 2024 as part of the share buyback
programme announced in June 2024. The buyback programme, completed in September 2024 for a total consideration of €15 million,
was implemented to mitigate dilution arising from stock dividends and to enhance earnings and net asset value per share. The cancelled
shares had a nominal value of €10 per share, resulting in a total nominal share capital reduction of approximately €6.4 million. In
accordance with IAS 32, the cancellation of treasury shares is recognised as a movement within equity, with no gain or loss recognised in
profit or loss, as no consideration is exchanged at the time of cancellation.

The cancellation represents a reversal of the earlier issuance of shares under the stock dividend programme, whereby share capital had
increased with a corresponding decrease of the share premium reserve. Consequently, the cancellation has been accounted for as a
reclassification within equity, reducing issued share capital and increasing the share premium reserve. This transaction has no impact on
the Group’s total equity or financial performance.

During the current financial year, the Group used 38,920 ordinary shares bought back for distribution under its Performance Share Plan.
The shares bought back constitute 0.85% of the Company’s issued share capital. As per 31 December 2025 the number of shares
bought back is 468,004 (31 December 2024: 1,148,075).

Performance shares

The Performance Share Plan (PSP) provides for an annual grant of free long-term performance shares for all employees and members of
the Board of Management and is conditional upon the meeting of Company performance targets and that the employee remains with the
Company for more than three years from the grant date of the performance shares and holds them from that vesting date for a further two
years. The calculation is based on a Black, Scholes and Merton option valuation model. The fair value of the performance shares is based
on the share price at grant date and a number of assumptions to be made relating to the expected volatility, risk free interest rate, dividend
yield and the remaining life of the instruments.
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24. Issued share capital continued

Performance Share Plan (PSP) PSP 2025 PSP 2024 PSP 2023 PSP 2022 Total
Grant date 05-06-2025 13-06-2024 15-06-2023 01-07-2022

Vesting date 05-06-2028 13-06-2027 15-06-2026 01-07-2025

Share price at grant date €25.80 €21.95 €21.06 €20.22

Dividend yield 4.25% 7.46% 7.32% 7.07%

Fair value per performance share €21.49 €16.06 €15.38 €16.36

Performance shares granted 198,242 89,841 173,752 45,860 507,695
Performance shares forfeited (1,977) (6,272) (15,845) (6,940) (31,034)
Performance shares vested 0 0 0 (38,920) (38,920)
Outstanding performance shares at end of the

year 196,265 83,569 157,907 0 437,741
Movements in the number of performance shares

during the year PSP 2025 PSP 2024 PSP 2023 PSP 2022 Total
Performance shares at beginning of year 0 89,841 166,388 40,952 297,681
Performance shares granted 198,242 0 0 0 198,242
Performance shares forfeited (1,977) (6,272) (8,981) (2,032) (19,262)
Performance shares vested 0 0 0 (38,920) (38,920)
Outstanding performance shares at end of year 196,265 83,569 157,907 0 437,741

The expenses for the performance shares granted (IFRS 2) are €2,090K (2024: €1,292K). The outstanding performance shares as per 31
December 2025: 437,741 (31 December 2024: 297,681). As at 31 December 2025, the outstanding performance shares represent 0.80%
of the issued share capital (31 December 2024: 0.55%).

25. Share premium reserve

2025 2024

€000 €000
Book value at beginning of year 253,435 260,117
Performance shares granted (IFRS 2) 2,090 1,292
Performance shares vested (637) 0
Cancellation of shares bought back 6,411 0
Dividend paid in shares (9,495) (7,974)
Book value at end of year 251,804 253,435
26. Other reserves and currency translation reserve

2025 2024
Other reserves €000 €000
Book value at beginning of year 1,206,354 1,320,242
Result previous financial year 80,275 (117,722)
Shares bought back 0 (15,981)
Dividend paid in shares 25,416 19,815
Performance shares settled (485) 0
Performance shares vested 637 0
Book value at end of year 1,312,197 1,206,354

2025 2024
Currency translation reserve €000 €000
Book value at beginning of year (96,799) (84,124)
Foreign currency translation differences 22,023 (12,675)

Book value at end of year (74,776) (96,799)
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27. Earnings per share
Basic earnings per share
The Company’s shares are listed on Euronext Amsterdam, Brussels and Milan.

The calculation of basic earnings per share of positive €2.30 at 31 December 2025 (2024: positive €3.30) was based on the result
attributable to shareholders of positive €124.4 million (2024: positive €176.8 million) and the average number of shares on issue (after
deduction of shares bought back) during the financial year was 54,064,614 as calculated below.

Result attributable to shareholders:

31-12-25

€000

Result for the year 124,369
In Units

Average issued shares (after deduction of shares bought back) at beginning of the year 53,431,039
Effect of number of shares issued (dividend in shares) 613,955
Effect of number of shares issued (performance share plan) 19,620
Average number of shares on issue (after deduction of shares bought back) over the year 54,064,614

Diluted earnings per share

The calculation of diluted earnings per share of positive €2.28 at 31 December 2025 (2024: positive €3.29) was based on the result
attributable to holders of shares of positive €124.4 million (2024: positive €176.8 million) and the diluted average number of outstanding
shares was 54,455,096 as calculated below.

Result attributable to shareholders (diluted):

31-12-25

€000

Result for the year 124,396
In Units

Average number of shares on issue (after deduction of shares bought back) over the year 54,064,614
Effect of issued and forfeited performance shares 390,482
Average number of shares (diluted) over the year 54,455,096

28. Commitments not included in the balance sheet

The Company is committed to contribute to its Italian joint venture company Galleria Verde S.r.l. a residual amount of €1.6 million for the
refurbishment of shopping centre Fiordaliso. In addition, the Company is committed to complete activities linked to the Curno extension
project agreed with the Municipality of Curno for an estimated residual amount of €1.2 million.

29. Capital management

The primary objective of the Company’s capital management is to ensure that capital is available for the long term. No changes have been
made to these objectives, policies or processes during the financial year ended 31 December 2025. The Company monitors capital
primarily using a loan to value ratio. The net loan to value (LTV) ratio is defined as the net borrowings expressed as a percentage of the total
value of property investments, property investments under development, property investments in joint venture and property investments
held for sale, calculated on a proportionally consolidated basis. The total values are net of any (estimated) purchasers’ costs. The net loan
to value ratio will not exceed 60 percent, which is also a covenant agreed with a number of banks financing the Group.

The calculation of the net LTV ratio is as follows:

31-12-25 31-12-24
Net loan to value ratio (on a proportional consolidated basis) €000 €000
Net borrowings (total borrowings less cash and deposits) 1,611,816 1,610,588
Property investments 3,837,019 3,698,526
Property investments held by joint venture 215,770 204,780
Total property investments 4,052,789 3,903,306

Net LTV ratio (%) 39.8% 41.3%
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29. Capital management continued

All bank covenants are monitored at regular intervals. During the year the Company complied with its banking covenants. The most
frequently agreed covenants in the loan agreements are a loan to value ratio on a proportional consolidated basis and an interest cover
ratio.

The Company’s secured bank loans are subject to various covenants which are reviewed quarterly. Under the current circumstances, we
expect the Company to comply with the quarterly covenants within 12 months after the reporting date.

In the case of the net LTV ratio for each individual property, the Company cannot foresee the market condition in the duration specified as it
might adversely affect the value of the property.

30. Related parties

Introduction

Subsidiaries, minority shareholders and joint venture of the Company, members of its Supervisory Board and Board of Management are
related parties. No transactions have been entered into with them other than those disclosed in this report.

Intragroup transactions

During 2025, ECP ltalia S.r.l. distributed dividends amounting to €280 million to its shareholders, being Sentinel Holdings B.V. (75%) and
Holgura B.V. (25%). Holgura B.V. subsequently distributed the dividend received to its parent company, Sentinel Holdings B.V.
Furthermore, Sentinel Holdings B.V. reduced its share capital for an amount of €130 million.

Moreover, Sentinel Holdings B.V. acquired shares in its group company, Eurocommercial Properties Belgium S.A. for a consideration of
€109 million. The remaining amount of approximately €41 million was contributed to Eurocommercial Properties Sweden AB as conditional
share premium. These transactions are intragroup equity transactions and, as such, have no impact on the consolidated statement of
comprehensive income.

Directors' fees
The Directors’ fees recognised in the company expenses for the current financial year include an amount of €217K (2024: €179K) in
respect of gross remuneration paid to the members of the Supervisory Board to be specified as follows:

31-12-25 31-12-24

€000 €000

B.T.M. Steins Bisschop 0 30
E. Attout 69 47
K. Laglas 69 47
B.W. Roelvink 79 55

The Directors’ fees also include salaries, variable pay, pension premiums and social security charges for the members of the Board of
Management. The total remuneration for the members of the Board of Management for the current financial year can be specified as
follows:

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

31-12-25 31-12-24 31-12-25 31-12-24 31-12-25  31-12-24

€000 €000 €000 €000 €000 €000

Salary 538 475 531 508 0 207
Housing allowance 0 0 0 0 0 7
Variable pay 271 333 268 355 0 149
Pension premiums (defined contribution plan) 75 76 199 215 0 46
Employers tax and social security charges 12 12 96 107 0 62
Performance shares granted (IFRS 2) 156 109 167 117 0 44
1,052 1,005 1,261 1,302 0 515

In accordance with the Company’s remuneration policy the variable pay paid to members of the Board of Management. A performance
incentive framework has been introduced for financial metrics, with threshold, target and maximum levels, while non-financial (ESG) targets
are assessed based on whether predefined objectives have been achieved. The STl structure has been refined to better align with market
practice and to differentiate it from long-term incentives, including updated performance measures such as like-for-like rental growth and
direct investment result per share. The total remuneration for the members of the Supervisory Board and the Board of Management for the
financial year is €2,530K (2024: €3,001K).

The members of the Board of Supervisory Directors and the members of the Board of Management of the Company have no personal
interest in investments made by the Company now nor at any time in the past year. The Company has no knowledge of property
transactions taking place in the financial year under review with persons or institutions which can be considered to stand in a direct
relationship to the Company.
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30. Related parties continued

Performance shares
In 2025, 20,074 performance shares have been granted to the Board of Management under the Performance Share Plan. At 31 December
2025, the outstanding performance shares held by the Board of Management represent 0.11% of the issued share capital.

For more information about the Performance Share Plan, reference is made to note 25.

15.46% (€323K) of the amount included in the consolidated statement of profit or loss (€2,090K) as performance shares granted (IFRS 2) is
related to the performance shares granted to the members of the Board of Management.

Shareholdings

As per 31 December 2025, E.J. van Garderen holds 37,349 shares, which includes 14,055 vested performance shares, in total
representing 0.07% of the issued share capital of the Company. R. Fraticelli holds 40,094 shares, which includes 11,355 vested
performance shares, in total representing 0.07% of the issued share capital of the Company.

None of the members of the Board of Supervisory Directors has any holdings in the Company except for B.W. Roelvink, who holds 2,006
shares in the capital of the Company.

Loans
There are no loans granted to members of the Supervisory Board or members of the Board of Management.

All outstanding balances and transactions during the year with related parties are priced on an arm’s length basis.

31. Auditor’s fee

The following fees were charged by KPMG Accountants N.V. to the Company, its subsidiaries and other consolidated companies, as
referred 1o in section 2:382a(1) and (2) of the Netherlands Civil Code.

KPMG Accountants N.V. Other KPMG  Total KPMG KPMG Accountants N.V. Other KPMG  Total KPMG

2025  Network 2025 2025 2024 Network 2024 2024
€000 €000 €000 €000 €000 €000
Audit of the financial statements 475 636 1,111 409 593 1,002
Other audit engagements 14 43 57 9 12 21
Total audit fees 489 679 1,168 418 605 1,023

32. Post balance sheet events

In December 2025, the Company secured approximately €525 million of new long-term financing across three assets which have been
drawn down in January 2026. A €200 million seven-year loan agreement was signed with Intesa Sanpaolo for Carosello in Milan, replacing
the existing €186 million facility. In addition, a €270 million five-year loan agreement was concluded with Unicredit and BayernLB for | Gigli
in Florence, refinancing the previous €213 million debt and providing additional financial flexibility to support ongoing asset management
initiatives. In Sweden, a SEKB00 million (€55 million circa) five-year facility was agreed with Postbank for C4 in Kristianstad, increasing the
loan amount and extending the maturity profile. In January 2026, a further €4.5 million was drawn down under the €275 million six-year
green loan facility with ABN AMRO Bank and ING. This followed an additional €5 million drawdown in January 2025. The facility was
originally signed in October 2024 for the refinancing of Woluwe Shopping in Belgium.

On 30 January 2026, the Company paid an interim dividend of €0.72 per share for the financial year ended 31 December 2025. On 4
March 2026, the Company announced the acquisition of Avion Shopping Centre in Umed, Sweden, for approximately €110 milion. The
transaction was closed on 16 April 2026 and was funded from available cash and existing credit facilities.

33. Dividend distribution

The Board of Management and the Board of Supervisory Directors propose to the Annual General Meeting of Shareholders, to be held on
2 June 2026 at 13.30 hours (CET), to declare a total dividend of €1.83 per share for the financial year ended 31 December 2025 (31
December 2024: €1.80 total dividend per share). A cash interim dividend of €0.72 per share was already paid on 30 January 2026. The
distribution date of the final dividend of €1.11 per share will be 2 July 2026. Holders of shares will also be offered the option of taking new
shares from the Company’s fiscal share premium reserve, instead of the final cash dividend payable. The price of these new shares will be
announced on 29 May 2026.
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Company financial statements

Company balance sheet

(before result appropriation)

Assets Note €000 €000
Investments in subsidiaries 3 1,976,964 2,087,787
Tangible fixed assets 4 2,719 3,083
Total non-current assets 1,979,683 2,090,870
Due from subsidiaries 5 237,769 287,307
Receivables 6 627 1,022
Cash and equivalents 7 3,224 2,135
Total current assets 241,620 290,464
Total assets 2,221,303 2,381,334
Liabilities

Creditors 8 7,022 6,124
Due to subsidiaries 9 50,193 262,354
Current lease liabilities 12 659 686
Credit facilities 10 0 25,000
Total current liabilities 57,874 294,164
Long-term lease liabilities 12 960 1,564
Total non-current liabilities 960 1,564
Total liabilities 58,834 295,728
Net assets 2,162,469 2,085,606

Shareholders’ equity

Issued share capital 13 548,875 545,791
Share premium reserve 13 251,804 253,435
Legal reserve subsidiaries 13 575,719 788,490
Currency translation reserve 13 (74,776) (96,799)
Other reserves 13 736,478 417,864
Undistributed income 13 124,369 176,825

Total Shareholder’s equity 2,162,469 2,085,606
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Company statement of profit or loss

(€E'000) Notes 2025 2024
Company expenses 14 (6,189) (8,059)
Total operating expenses / Net turnover result (6,189) (8,059)
Interest income due from subsidiaries 15 9,249 12,438
Interest expenses due to subsidiaries 15 (7,529) (11,909)
Interest expenses from borrowings 15 (495) (939)
Other income and financing costs 15 7,963 8,164
Net financing income 9,188 7,754
Result before taxation 2,999 (305)
Result from subsidiaries after taxation 3 121,370 177,130

Result after taxation 124,369 176,825
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Notes to the company financial statements

1. General

The description of the Company’s activities and structure, as included in the notes to the consolidated financial statements, also applies to
the Company financial statements. The Company financial statements have been prepared in accordance with the financial reporting
requirements of Part 9, Book 2 of the Netherlands Civil Code. In order to harmonise the accounting principles of the Company financial
statements with the consolidated financial statements, the Board of Management has decided, from 1 July 2005 onward, to adopt the
provisions of Article 2:362 paragraph 8 of the Netherlands Civil Code, whereby the accounting principles applied in the consolidated
financial statements also apply to the Company financial statements. The consolidated financial statements have been prepared in
accordance with IFRS Accounting Standards as endorsed by the European Union (EU-IFRS) as per 1 January 2025 and Part 9 of Book 2
of the Netherlands Civil Code. The Company financial statements are prepared on a going concern basis. In this respect specific reference
is made to Note 1(b) of the consolidated financial statements.

2. Principal accounting policies

The accounting principles as described in the notes to the consolidated financial statements also apply to the Company financial
statements unless indicated otherwise.

Investments in subsidiaries

Group companies are all entities in which the Company has directly or indirectly control. The Company controls an entity when it is
exposed, or has rights, to variable returns from its involvement with the group company and has the ability to affect those returns through
its power over the group company. Group companies are recognised from the date on which control is obtained by the Company and
derecognised from the date that control by the Company over the group company ceases.

In accordance with Article 2:362 paragraph 8 of the Netherlands Civil Code, all subsidiaries are accounted for on a net asset value basis.
For determining the net asset value all assets, liabilities and profits and losses are subject to the accounting principles as applied to the
consolidated financial statements.

Participating interests with a negative net asset value are valued at nil. This measurement also covers any receivables provided to the
participating interests that are, in substance, an extension of the net investment. In particular, this relates to loans for which settlement is
neither planned nor likely to occur in the foreseeable future. A share in the profits of the participating interest in subsequent years will only
be recognised if and to the extent that the cumulative unrecognised share of loss has been absorbed. If the Company fully or partially
guarantees the debts of the relevant participating interest, or if has the constructive obligation to enable the participating interest to pay its
debts (for its share therein), then a provision is recognised accordingly to the amount of the estimated payments by the Company on behalf
of the participating interest.

Shareholders’ equity
The Company recognises a legal reserve subsidiaries in its Company financial statements. This legal reserve subsidiaries is based on Article
2:389 paragraph 6 of the Netherlands Civil Code.

Share in result of investments in subsidiaries

The share in the result of participating interests consists of the share of the Group in the results of these participating interests. The results
of subsidiaries acquired or sold during the financial year are measured in the group result from the date of acquisition or until the date of
sale respectively.

3. Investments in subsidiaries

The subsidiaries of the Company are listed in Note 1 Principal accounting policies in the consolidated financial statements.
Movements in investments in subsidiaries for the financial year ended 31 December 2025 were as follows:

31-12-25 31-12-24

€000 €000

Book value at beginning of year 2,087,787 1,976,291
Dividends from subsidiaries (15,267) (54,742)
Reduction share capital subsidiary (129,969) 0
Divestment subsidiary (109,000) 0
Result from subsidiaries via other comprehensive income 22,043 (10,892)
Result from subsidiaries 121,370 177,130
Book value at end of year 1,976,964 2,087,787

The carrying amount of investments in subsidiaries as at December 2025 amounted to €2 billion (December 2024: €2.1 billion)

During 2025, Eurocommercial Properties N.V. received dividends of €15.3 million from ECP France S.A.S. In August 2025, Sentinel
Holdings B.V. reduced its share capital in the amount of € 130 million.

In October 2025, Eurocommercial Properties N.V. transferred 44% of its shares in Eurocommercial Properties Belgium S.A.S. to its
subsidiary Sentinel Holdings B.V. for a consideration of €109 million.

The carrying amount of investments further increased as a consequence of the share of the results from subsidiaries recognised in Other
Comprehensive Income of €22 million, as well as the share of profit from subsidiaries for the year 2025 amounting to €121.4 million.
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4. Tangible fixed assets

Tangible fixed assets represent office equipment and inventory for the Company’s head office in Amsterdam and the Paris office and
includes the Right-of-use assets of both offices. These costs are depreciated over the expected useful lives of the assets concerned
varying from two to five years. The movements in the current and previous financial years were:

Right-of-use assets Office equipment Total

€000 €000 €000

Book value at 1 January 2024 2,720 1,056 3,776
Additions 35 318 353
Disposals 0 0 0
Depreciation (618) (428) (1,046)
Book value at 31 December 2024 2,137 946 3,083
Book value at 1 January 2025 2,137 946 3,083
Additions 0 652 652
Disposals (1) 0 (1)
Depreciation (621) (394) (1,015)
Book value at 31 December 2025 1,515 1,204 2,719
Cost at 31 December 2025 4,878 2,916 7,794
Accumulated depreciation (3,363) (1,712) (5,075)
Book value at 31 December 2025 1,515 1,204 2,719

During the financial year ended 31 December 2025, tangible fixed assets for an amount of €2,383K were out of use (31 December 2024:
€611K).

5. Due from subsidiaries

The balance of €237.8 million at 31 December 2025 (2024: €287.3 million) represents mainly funds advanced to Eurocommercial
Properties France S.A.S. and Eurocommercial Properties Belgium S.A. During the financial year ECP Sweden AB (€30.0 million),
Eurocommercial Properties Belgium S.A. (€11.0 million) and Eurocommercial Properties France S.A.S. (€8.0 million) repaid (part of) the
outstanding balances. These balances are characterised as current accounts used for funding or reimbursing cash to Group companies as
part of the cash management of the Company. Consequently, these balances have been presented as current assets in the Company
balance sheet.

The average interest rate of these advances is 4.6% (31 December 2024: 5.9%).

6. Receivables

31-12-25 31-12-24

€000 €000

Prepayments 627 1,022
627 1,022

7. Cash and equivalents
Cash and deposits of €3.2 million consist of amounts held as bank balances. All bank balances are freely available.

8. Creditors
31-12-25 31-12-24
€000 €000
Interest payable 0 64
Remuneration payable 1,771 2,809
VAT payable 1,180 757
Other creditors and accruals 4,071 2,494
7,022 6,124

The total amount of creditors have a remaining term of shorter than one year and is therefore classified as short term liability.
The amounts received in advance, relate to amounts received from its joint venture Galleria Verde S.r.l.
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9. Due to subsidiaries

During the financial year, the outstanding balance with ECP Service S.r.l. (€257.0 million) has been repaid as a result of a restructuring
within the Group. The balance of €50.2 million at 31 December 2025 (31 December 2024: €262.4 million) mainly represents funds
advanced by ECP Sweden AB (€42.1 million). These balances are characterised as current accounts used for funding or reimbursing cash
from Group companies as part of the cash management of the Company. Consequently, these balances have been presented as current
liabilities in the Company balance sheet.

The average interest rate of these advances is 4.4% (2024: 5.7%).

10. Credit facilities

31-12-25 31-12-24

€000 €000

Book value at beginning of year 25,000 25,000
Repayment of funds (25,000) 0
Book value at end of year 0 25,000

The maturity of the credit facility is shorter than one year and is therefore classified as short term liability. The weighted average interest rate
of this credit facility for the year 2025 is 3.48% (2024: 4.65%).

11. Provisions for pensions
The disclosure of the provisions for pensions is provided in Note 22 of the consolidated financial statements.

12. Lease Liabilities

As per 31 December 2025, right-of-use assets are reported as part of the Company’s tangible fixed assets for an amount of €1.6 million.
An analysis of the Company’s right-of-use assets is provided in Note 4 of the Company financial statements.

The lease liabilities are reported as part of the current liabilities and non-current liabilities for amounts of €0.6 million and €1.0 million
respectively.

31-12-25 31-12-24

€000 €000

Book value at beginning of year 2,250 2,785
Additions 0 35
Disposals 0 0
Lease payments (686) (642)
Interest on lease liabilities 55 72

Book value at end of year 1,619 2,250
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13. Shareholders’ equity
The movements in shareholders’ equity in the current financial year were:

Issued Share Legal Currency
share premium reserve translation Other Undistributed
capital reserve  subsidiaries reserve reserves income Total
€000 €000 €000 €000 €000 €000 €000
Balance at 1-1-2025 545,791 253,435 788,490  (96,799) 417,864 176,825 2,085,606
Non-distributed result previous financial year 0 0 0 0 80,275 (80,275) 0
Profit for the year 0 0 0 0 0 124,369 124,369
Cancellation of shares (6,411) 6,411 0 0 0 0 0
Dividend distribution in cash 0 0 0 0 0 (71,134) (71,134)
Dividend distribution in shares 9,495 (9,495) 0 0 25,416 (25,416) 0
Performance shares granted 2,090 0 0 0 0 2,090
Performance shares settled 0 0 0 (485) 0 (485)
Performance shares vested (637) 0 0 637 0 0
Foreign currency translation differences 0 0 0 22,023 0 0 22,023
Movement of legal reserve 0 0 (212,771) 0 212,771 0 0
Total equity at 31-12-2025 548,875 251,804 575,719  (74,776) 736,478 124,369 2,162,469
The movements in shareholders’ equity in the previous financial period were:
Issued Share Legal Currency
share premium reserve translation Other Undistributed
capital reserve subsidiaries reserve reserves income Total
€000 €000 €000 €000 €000 €000 €000
Balance at 1-1-2024 537,817 260,117 647,618 (84,124) 672,624 (26,872) 2,007,180
Non-distributed result previous financial year 0 0 0 0 (117,722) 117,722 0
Profit for the year 0 0 0 0 0 176,825 176,825
Dividend distribution in cash 0 0 0 0 0 (71,035) (71,035)
Dividend distribution in shares 7,974 (7,974) 0 0 19,815 (19,815) 0
Performance shares granted 0 1,292 0 0 0 0 1,292
Shares bought back 0 0 0 0 (15,981) 0 (15,981)
Foreign currency translation differences 0 0 0 (12,675) 0 0 (12,675)
Movement of legal reserve 0 0 140,872 0 (140,872 0 0
Total equity at 31-12-2024 545,791 253,435 788,490 (96,799) 417,864 176,825 2,085,606

Both the retained earnings and the share premium reserve are available for distribution as dividend.

For further details on movements in shareholders’ equity relating to issued share capital and share premium reserve, reference is also made
to the consolidated financial statements and the notes thereto for movements in the components of shareholders’ equity.

Legal reserves

The legal reserves in the Company balance sheet are reserves which must be retained pursuant to the Netherlands Civil Code and consist
of the legal reserve subsidiaries and the legal reserve for foreign currency translation. The amounts recognised by these reserves amount to
€576 million (831 December 2024: €788 million) and negative €75 million (31 December 2024: negative €97 million) respectively and are not
freely distributable. For dividend distribution, however, both the retained profit reserve, share premium reserve and the undistributed
income are available.

Legal reserve subsidiaries

The legal reserve subsidiaries for participating interests in subsidiaries, pertains to participating interests in subsidiaries that are measured at
net asset value. The reserve is equal to the share in the results and direct changes in equity (both calculated on the basis of the Company's
accounting policies) of the participating interests since the first measurement at net asset value, less the distributions that the Company has
been entitled to since the first measurement at net asset value, and less distributions that the Company may effect without restrictions. As
10 the latter share, this takes into account any profits that may not be distributable by participating interests that are Dutch limited
companies based on the distribution tests to be performed by the management of those companies. The legal reserve is determined on an
individual basis.
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FBI:

FIIS/GVBF:

Gallery:
GRESB:
Gross lettable area (GLA):

ICC:

ILC:

Interest cover ratio (ICR):

Like-for-like:

Medium Surface (MS):

Minimum guaranteed rent (MGR):

(Net) loan to value (LTV) ratio:

Net rental income:

Net return on cost:

Occupancy cost ratio (OCR):

Passing rent:
Pre-let:
Rental arrears:

Reversionary yield:

Sales turnover:

SIIC:

Stock dividend:
Turnover rent:

Vacancy:

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

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

All retail units in a shopping centre excluding the hypermarket.
Global Real Estate Sustainability Benchmark.
Gross area of a property that can be leased to a tenant, including storage area.

Indice du Colt de la Construction. Cost of construction index still used for some French retail leases
although the majority have adopted the ILC index.

Indice des Loyers Commerciaux. Index used for French retail leases derived 50% from the
consumer price index, 25% from the cost of construction index and 25% from the retail sales index.

Net property income less company expenses divided by interest expenses less interest income,
calculated on a proportionally consolidated basis.

Compares the gross rental income and/or the gross sales turnover of units which existed for the
whole of the current and prior year period, i.e. excluding acquisitions, divestments and extensions.
Entry premiums are not included in the like-for-like rental growth figures.

A major unit occupying a large space within a shopping centre or retail park which serves as a draw
to other retailers and customers. The total lettable area is usually greater than 600m?2 and less than
1,500m2.

Contracted annual rent paid by a tenant, excluding indexation, turnover rent and entry premiums.
Also referred to as base rent.

Total borrowings net of cash expressed as a percentage of the total value of property investments,
property investments under development, property investments in joint venture and property
investments held for sale, calculated on a proportionally consolidated basis.

The total values are net of any (estimated) purchasers’ costs.

Gross rental income for the period less service charge expenses and other non-recoverable property
operating expenses such as insurance, real estate taxes, marketing and real estate management
costs and other vacant property costs, calculated on a proportionally consolidated basis.

Net rental income generated by an extension/development as a proportion of the total cost of the
development including financing costs.

Rent plus marketing contributions, service charges and tenant property taxes as a proportion of
turnover including VAT.

The annualised rental income at balance sheet date including turnover rent.
A lease signed with a tenant prior to completion of a development.
Rent which is unpaid 90 days after the due date, expressed as a percentage of the total rent due.

Estimated rental value (ERV) as calculated by the external valuers, less non-recoverable property
operating expenses, divided by the market value of the property, increased with (estimated)
purchasers’ costs.

Sales income, including VAT, of retail tenants.

Société d'investissements immobiliers cotée. French tax-exempt regime available to listed property
companies with assets in France.

Dividend in the form of shares.
Any element of rent received or to be received related to a tenant’s sales turnover.

See EPRA vacancy.






