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ESUPERVISORY BOARD MEETING OF FEBRUARY 9, 2007 RELATIVE TO FISCAL YEAR 2006

Executive Board’s 
management report

A - BUSINESS ACTIVITY 
AND EARNINGS BY SEGMENT

I - SHOPPING CENTER SEGMENT

1 – Consumption

ECONOMIC ENVIRONMENT(1)

Despite some signs of a slowdown, 
particularly in the United States, global GDP
growth was sustained in 2006. Against 
this backdrop, GDP growth for the Euro area
as a whole reached 2.6%, the best 
performance seen since 2000. 
It was even higher across Central Europe 
(Slovakia: +8.2%, the Czech Republic:
+6.2%, Poland: +5.1%, Hungary: +4.0%), 
in Spain (+3.7%) and in Greece (+4.0%). 
In France, where the third quarter was 
disappointing, the total for the year was
2.1%, with household spending showing
resilience.
The numbers were less positive 
in Portugal (+1.3%) and Italy (+1.8%), 
two countries that are undergoing economic
recovery. For Italy, this subdued performance
nonetheless comes as welcome news after
four and a half years of virtual stagnation.
Forecasts for 2007 indicate a slight decline 
in growth versus 2006, with the exception 
of Portugal. However, the outlook for private
consumption in 2007 remains satisfactory, 
on a par with the 2006 level.

REVENUE TRENDS
Year-over-year for the 12 months through
November 2006, revenues from shopping
mall business rose by 3.4% versus the same
period in 2005, with satisfactory growth
observed in the top three countries as 
measured by revenues (which together

account for 93% of total revenues brought in):
Spain (+4.9%), Italy (+3.7%) and France
(+3.5%). In Italy and, to a lesser extent, 
in France, revenue growth far exceeded
growth in domestic consumption. In the
Czech Republic and Greece2, sales showed
no change versus the previous year, while
revenues declined for shopping centers 
in Slovakia and Portugal (which together
account for 3% of total revenues), by 1.8%
and 2.0%, respectively – despite a good 
second half of the year in the case 
of Portugal.
In 2006, all retail segments showed 
significant growth, particularly personal 
products (+4.8%). It was followed 
by the Beauty/Health segment (+3.7%),
Culture/Gifts/Entertainment (+3.4%) 
and Restaurants (+2.6%). For the household
goods segment, revenue growth was slightly
higher than last year.

France
After posting a 1.6% increase in December
2006, compared with a particularly strong
showing in December 2005 (+5.4%), 
revenues in France rose by a total of 3% 
for the year, driven by the performance 
of non-downtown centers (inter-communal
centers up 4.4%, regional centers up 2.9%).
For downtown centers, the increase was 
a less robust 1.5%. Broken down 
by retail segment, personal product 

(1) Source: OECD economic outlook, no. 80 (28.11.2006).

(2) The mobile aggregate over 12 months is reconstructed 
by Ségécé from Eurostat monthly indicators 
(latest figures available are through September).
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2 – Rental business
Rental business in Europe trended upward 
in 2006, with lease income from Klépierre’s
shopping center properties reaching 
458.1 million euros, an increase of 17.3%
compared with the previous year 
(390.6 million euros). Additional variable
rents represented 10.8 million euros 
of the total. On a constant portfolio basis,
rents rose by 4.1%.

sales rose by 5.8% in 2006, followed 
by Beauty/Health (+3.4%), Restaurants
(+2.6%), and Culture/Gifts/Entertainment
(+1.8%). Household equipment 
sales fell by 1.8% over the period.

Spain
The major centers reported positive trends
(+7.4% over twelve months). Hypermarket
malls reported a 2% increase in revenues,
with mid-sized retail units reporting 
particularly high growth (nearly 10%).

Italy
The significant revenue growth (+3.7%) 
seen in 2006 was driven by all sectors. 
Italy’s victory in the World Cup boosted 
summer sales.

Portugal
The average decline in shopping center 
revenues was 2%, attributable to a sluggish
economic backdrop and stepped-up competition.
Nonetheless, mid-sized retail units once again
posted higher sales (+3%).

Greece
Revenues were stable over the period
(+0.1%). The Makedonia center was 
adversely affected by the opening 
of Cosmos, a rival center, with a particularly 
visible impact in Beauty/Health. Conversely,
Patras reported a significant rise in revenues
(+22.1%).

The Czech Republic and Slovakia
Novy Smichov saw modest revenue growth
(+0.3%). Sales were adversely affected 
by contracting sales in Beauty/Health (-2.1%)
and household goods (-5.6%). Danubia
reported a 1.8% decline in revenues, 
attributable to a rise in the vacancy rate.

Belgium
Revenues from the Esplanade 
at Louvain-la-Neuve totaled 114 million
euros. The center got off to a good start,
with sales rising substantially since October
2006 as measured by monthly comparisons.

The sharp rise in rents on a current portfolio
basis versus a comparable basis is primarily
due to the following factors:
• the fourth quarter 2005 acquisition of the
Colombia mall in Rennes and an additional
co-owned parcel containing 40 retail outlets
in the Sevran center;
• beginning in the first quarter 2006, 
collection of rents from the new downtown
mall in Valenciennes (Place d’Armes) and the
BHV Déco department store in the retail park
of the Bègles Rives d’Arcins center;
• completion of the Cesson Boissénart,
Blagnac and Quétigny extensions 
and the commercial restructuring 
of the Montesson mall;
• the December 2006 acquisition 
of 128 Buffalo Grill restaurant properties
located in various suburban retail parks.

Uncollected past due rent represented 0.3%
of total invoicing, versus 0.4% at year-end
2005. The financial occupancy rate in 2006
was 99.3% (99.2% at year-end 2005). 

The average occupancy cost ratio (rents
+ utilities over revenues excluding tax) was
9.1%, versus 8.8% at year-end 2005. 
This is a reasonable rate, suggesting 
that further rental reversion is possible 
when leases expire and are renewed 
or taken up by new tenants.
The distribution of rents among tenants
remains highly diversified, a factor 
that reduces the rental risk for the portfolio 
as a whole. Based on leases in force on
December 31, 2006, the Buffalo Grill group
is now Klépierre’s number one partner 
in France, with 7.4% of total retail rents, 
followed by Auchan (3.5%), the PPR group
(3.9%, of which Fnac for 3%), the Etam,
Inditex (includes Zara), Celio and Go Sport
groups (2.2% each), Camaïeu (2.1%),
Vivarte (1.5%), and Armand Thiéry (1.4%).

France
Rents totaled 232.3 million euros (including
7.5 million euros in additional variable rent),
an increase of 11% over 2005. On a constant
portfolio basis, growth was 4%, driven by
rental reversion and index-linked adjustments,
which had an impact of +1.8%. As a reminder,
the ICC index for the second quarter of 2005,
which applies to 78% of guaranteed rents 
in the portfolio, increased by a mere 0.7%. 
In addition, most of the other leases (19% 
of the portfolio) are pegged to the index for
the first quarter 2006 (+7.24%). Negotiations
conducted in 2006 led to the following 
comparable scope changes:

• 214 re-lets and 227 lease renewals 
(respectively +24.8% and +19.5% versus
previous conditions);
• 30 lease-ups, representing 0.9 million 
euros in rents. It should be noted that 
the additional variable rents, which are tied
to tenants revenues, increased slightly
between 2006 and 2005 (+2.7%).

Slovakia 0.3%

Greece 1.3%

Czech Republic 2.5%

Portugal 2.5%

Poland 4.3%

Belgium 2.7%

France 50.7%

Spain 13.1%

Hungary 6.4%

Italy 16.1%



Spain
Invoiced rents totaled 59.8 million euros, 
a current portfolio increase of 6.5%. 
On a constant portfolio basis, the increase
was 4.9%, driven by significant index-linked
adjustments (3.6%). On a comparable 
portfolio basis, rental business in 2006 
can be analyzed as follows:
• 130 re-lettings (+15.4%);
• 219 renewals (+8.4%);
• 25 lease-ups (0.5 million euros).
The current portfolio rise in rents is attributable
mainly to the acquisition of the Molina 
de Segura center at the end of the first half
of the year.
The default rate remains stable (1.2%), 
and the financial occupancy rate was 98% 
at year-end.
The occupancy cost ratio was 11.5% 
in 2006, and the top ten retail tenants 
represent less than 29% of total rents. 
The Inditex group is the largest contributor 
to rents (5.9%), followed by Ceneza (5.3%),
Yelmo Cineplex (2.6%), Belros (2.6%),
McDonald’s (2.5%), Opticas Afflelou (2.4%),
Cortefiel (2.4%), Décimas (2.3%), Hobby Zoo
(1.5%) and Aki (1.4%).

Italy
For the Italian shopping center portfolio 
as a whole, invoiced rents in 2006 totaled
73.9 million euros, an increase of 30.4%.
The 3% increase on a constant portfolio
basis was equally attributable to the impact
of index-linked adjustments (+1.3%) 
and rental reversion. There were 92 changes
to lease terms in 2006 on a comparable
scope basis:
• 43 re-lettings (+9.8%);
• 46 renewals (+30.7%);
• 3 lease-ups (71 thousand euros).
The current portfolio change in rents was
attributable to extensions (Montebello,
Giussano and Varese centers). In 2006, 
the default rate was 2%, the financial 
occupancy rate was 97.9%, and the 
occupancy cost ratio was 8.7%. The top 10
retail tenants represent less than 28% 
of total rents. The Media World group
accounts for 5.8%, followed by Inditex (3%),
Benetton (2.8%), Oviesse (2.6%), Risto
(2.6%), Piazza Italia (2.4%), Miroglio (2.3%),

the Longoni group (2.1%), Calzedonia-
Intimissimi (2.1%), Scarpe & Scarpe (2.1%)
and Autogrill (2%).

Hungary
In 2006, invoiced rents totaled 29.5 million
euros (+2.5%). 
On a constant portfolio basis, they increased
by 2.9%, reflecting the impact of index-linked
adjustments (+1.3%) and rental reversion.
Last year, the following lease changes were
completed on a comparable basis:
• 115 re-lettings (-5.6% or 160 thousand
euros);
• 113 renewals (-2.8% or 134 thousand
euros);
• 22 lease-ups for 175 thousand euros.
These developments reflect the effort 
to reposition the centers commercially, 
in the interest of improving their competitive
profile. Global negotiations involving the 
tenant Match were the source of two-thirds
of these rental capital losses.
In the case of the Kanizsa, Alba and Szeged
centers, full-scale commercial restructuring
was carried out following the departure 
of Match, with a temporary effect on rental
negotiations: 51 re-lettings (-16.7% 
or 322 thousand euros), 35 renewals 
(+4.7% or 37 thousand euros), 
and 4 lease-ups (+75 thousand euros) were 
completed for these centers.
The financial occupancy rate was 97.7% 
in 2006, while the default rate was 3.5%.
The concentration of rents among tenants 
is satisfactory: Match (5.7%), Mercur (3.5%),
Fotex (3.3%), IT Magyar Cinema (3.2%),
Pecsi Direkt (2.5%), Palace Cinema (2.3%),
Jeans Club (2.3%), Fun Szorakoztato (2.1%),
Humanic (2%) and Coin Works (1.1%).
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Portugal
For the Portuguese portfolio as a whole,
invoiced rents totaled 11.6 million euros,
down by 3.7%. This decline reflects difficult
prevailing business conditions and, 
for the Loures and Parque Nascente centers,
more intense competition. The impact 
of index-linked adjustments was +1.9%. 
On a comparable scope basis, 18 re-lettings
(-7.7%, but only 51 thousand euros), 
4 renewals (+1.8% or 5 thousand euros) 
and 4 lease-ups (+91 thousand euros) were
completed in 2006.
The 8 re-lettings involving the Parque
Nascente center generated a rental capital
loss of 540 thousand euros, primarily 
attributable to the movie theaters. 
A restructuring project is under way, 
with Media Markt set to become a tenant 
in the second quarter of 2007.
In 2006, the default rate was 5.1%, 
the financial occupancy rate was 96%, 
and the occupancy cost ratio was 12.6%.

The Czech Republic and Slovakia
For these two countries, invoiced rents
totaled 13 million euros. On a constant 
portfolio basis, rents increased by 4.8% 
in the Czech Republic, in particular thanks 
to index-linked adjustments (+2.4%). Rental
changes in the comparable portfolio involved:
• 7 re-lettings (+8%);
• 2 renewals (+10.5%);
• 1 lease-up.
In Slovakia, invoiced rents decreased by 8.6%
due to extended vacancies for several parcels.
On a current portfolio basis, Czech rents
increased by 1.8 million euros thanks 
to the acquisition of the Novodvorska Plaza
center.
The financial occupancy rates were 100% 
for Novy Smichov and 93.8% for Danubia. 

For Novy Smichov, the default rate was
3.3%, while the occupancy cost ratio was
9.6%. For Danubia, the rates were 19% 
and 11.2%, respectively. About half of all
unpaid past due rents were attributable 
to 3 retail anchors, which have since vacated
their premises. The space has been re-let. 
The Novodvorska Plaza center, which opened
this year and is still being leased up, reported
a financial occupancy rate of 83.7%.

Greece
Invoiced rents totaled 6.1 million euros, 
an increase of 6.2% that reflected 
index-linked adjustments (3.6%) and rental
reversion. There were 5 changes in tenant
mix that led to an average increase of 11.2%
compared with previous rental conditions.
The financial occupancy rate was 98.9% 
and the default rate was 3.3%. The average
occupancy cost ratio was 12.2%.

Belgium
Invoiced rents totaled 12.1 million euros,
compared with 3.4 million euros in 2005,
reflecting the impact over the full year 
of the Louvain-la-Neuve center, which
opened its doors in October 2005.
On a constant portfolio basis, rents rose 
by 21.7%. Only 1.7% of this increase was
due to index-linked adjustments. The rest
reflects the impact of the end of the lease-up
period (in particular Rue Charlemagne),
which led to an increase in the financial
occupancy rate from 90.8% to 97.2%.
A total of 14 lease-ups for 1 million euros 
in full-year rents were completed in 2006.
The default rate was 2%.

Poland
Invoiced rents totaled 19.7 million euros.
Rents rose by 9.2% on a constant portfolio
basis, of which 1.7% was attributable 
to index-linked adjustments. Rental activity 
in 2006 produced the following results:
• 42 re-lettings (down by 5.5% or 82 
thousand euros);
• 28 leases renewed (down by 14.1% 
or 153 thousand euros);
• 15 lease-ups, including 10 in Poznan, 
for 492 thousand euros.
These changes reflect more intense 

competition in Krakow and a major 
commercial restructuring effort in Sadyba,
which resulted in replacing Peek &
Cloppenburg by more dynamic international
retail anchors (such as Mango, Esprit 
and Aldo).
The financial occupancy rate was 96.1%, 
and the default rate was 6.1%.
The top 10 retail tenants accounted 
for 31.2% of total rents: Cinema City 
represented 6.4%, followed by Fantasy Park
(5.8%), Reserved (4.8%), Champion (2.7%),
Inditex (2.5%), Smyck (2.3%), Piotr i Pawel
(2%), CCC (1.6%), Albert (1.5%) and
Intermarché (1.4%).

Rental outlook in 2007
For all of the Group’s European holdings,
leases that will come up for renewal between
now and the end of 2007 represent 9.6% 
of contractually guaranteed rents, with
important rental stakes in a number 
of countries. In Poland, 18.4% of contractually
guaranteed rents will come up for renewal;
in Hungary, the figure is 16.5%, in Spain
15.8%, and in the Czech Republic 15%. 
In France and in Italy, where there are fewer
leases set to expire, the respective totals are
7.8% and 7.1% in value terms.
In France, renewal efforts, combined with
restructurings and/or commercial extensions,
remain a major source of leverage in terms 
of rental reversion. Indexation of minimum
guaranteed rents will have a significant
impact on rents, particularly those impacted
by the ICC index for the second quarter of
2006, up by 7.05% and applicable to about
77% of all shopping center rents collected 
in France.



3 – Development

THE SHOPPING CENTER 
INVESTMENT MARKET
Competition for assets to purchase 
in the shopping center market continues 
to be very intense, with insurance companies
actively seeking opportunities, against a
backdrop of waning supply. Consequently
and unsurprisingly, the squeeze on rates 
continues, and the yields of secondary 
transactions are now approaching those 
of prime transactions.
Some of the important trends observed
include the growing appeal of retail business
parks, as well as the tendency of major retail
groups to outsource their property assets,
encouraged by tax incentives.

INVESTMENTS MADE IN 2006
In this environment, the completion 
of projects that Klépierre had identified 
or even controlled before the year began
offers a greater advantage than ever. 
The Group achieved a high investment 
volume in 2006, even though it remained
very selective throughout the year. 
In addition, via Klémurs, Klépierre staked 
out a position as a buyer of retail property
assets, in a bid to provide a global response
to the real estate challenges facing large
retail groups and become a genuine 
partner in this area.

• 378 million euros in investment 
outlays for shopping center properties
The investments made in shopping centers 
in 2006 encompass a very diverse set 
of transactions. First of all, they are 
geographically diverse, since investments
were made in 7 of the 10 Continental
European countries in which the group 
is present. Diversity was also achieved
in terms of the type of assets acquired, 
since they included properties located 
in downtown areas, regional shopping 
centers and mid-sized malls. Finally, there 
was also diversity in terms of pipeline, since
the acquisitions involved partners with which
Klépierre has historical ties (Carrefour, Plaza
Centers, Finiper) as well as local developers
and owners.

In France, the opening of the Place d’Armes
center, located in the heart of Valenciennes,
was the culmination of a project that Ségécé
kicked off in 1989 when the design phase
began. The center, which for Klépierre 
represents an investment of 51.8 million
euros at opening, includes 4 mid-sized retail
units (Match, Fnac, H&M and Zara) 
and 56 smaller retail outlets distributed 
over a GLA of 16 000 sq.m.
The acquisition of Toulouse Purpan was 
made after the shopping center’s mall 
and Carrefour hypermarket underwent 
major extension work. The new center 
offers a total of 7 220 sq.m. GLA 
and 32 retail outlets.
In addition, Klépierre increased its equity
interest in the company that owns 
the Val d’Europe shopping center 
by 15% (64 046 sq.m. of GLA), 
bringing its total stake to 55%.
In all, and also including expenditures related
to extensions and pending projects, Klépierre
invested 219 million euros in France last year.
In late June of 2006, Klépierre acquired
Molina de Segura in Murcia, Spain
from a local developer for 29.3 million euros.
Covering 10 651 sq.m. the shopping center
includes 79 retail outlets juxtaposing 
a Supercor supermarket.
In Czech Republic, the Novodvorska Plaza
shopping center was also acquired 
at the end of the first half of 2006, 
for 38.6 million euros. This 25 900 sq.m.
shopping center, which was inaugurated 
in March of 2006, is part of the agreement
entered into with Plaza Centers Europe 
in July of 2005. It includes a Tesco 
hypermarket and a retail mall with 120 outlets,
plus a movie theater and a bowling alley.
In Portugal, Klépierre acquired the Braga
shopping center from Banco Espirito Santo.
Covering 9 293 sq.m., this center is structured
around a Carrefour hypermarket and features
66 shops and 2 000 parking stalls.
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Investments made in Italy (19.4 million euros)
primarily concerned the extension of existing
centers, particularly in Giussano-this extension
opened in 2006 (9.1 million euros)- and 
in Varese (5.2 million euros).
Finally, investments totaled 24.9 million euros
in Belgium (Louvain-La-Neuve center), 
and 15.5 million euros in Poland, for
additional cash payments due under the
acquisition agreements based on an improved
rental profile for the centers involved.
Globally, acquisitions made in 2006 bring to
236 the number of shopping centers owned
by Klépierre in Continental Europe, covering
approximately 2 million sq.m. of GLA. 
They will generate additional net rent of 
19.4 million euros, full year.

• Integration of the management network
In buying out the minority interests in its
Italian and Czech management subsidiaries
(50% and 25% of equity capital, respectively)
in 2006, Ségécé pursued its strategy 
of gaining control over its European asset
management network in countries where 
the group is present. These acquisitions 
represented a total investment of 9.4 million
euros in 2006.
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OPENING UP A NEW LINE 
OF BUSINESS: HOLDING AND MANAGING
THE COMMERCIAL REAL ESTATE ASSETS
OF MAJOR RETAIL GROUPS

• An ambitious growth strategy 
in a promising market
For retail groups, the reasons for outsourcing
real estate assets are numerous. 
In an environment of high and rising property
values, outsourcing frees up considerable

ACQUISITIONS WITH IMMEDIATE EFFECT AND SHOPPING CENTER INAUGURATION COMPLETED BY SÉGÉCÉ
France 87793 329.8 201.0 118.2 10.7
Valenciennes (16000 sq.m.), Toulouse Purpan (7018 sq.m.)
Belgium 41483 137.3 111.1 24.9 1.3
Spain 13455 34.1 4.1 29.6
Molina de Segura (10651 sq.m.)
Italy 31970 118.2 100.1 12.9 5.3
Portugal 9293 67.5 38.7 29.8 -1.0
Braga (9293 sq.m.)
Poland 98248 208.5 183.0 15.5 10.0
Czech Republic 19776 45.3 0.0 38.6 6.7
Novodvorska Plaza (19776 sq.m.)
Sub total 302018 940.9 637.9 269.4 33.0

ACQUISITIONS WITH DELAYED EFFECT
Spain 46742 228.1 90.0 1,3 136.8
Vallecas (45639 sq.m.)
Italy 5463 19.8 0.0 6.5 13.4
Czech Republic 20670 42.8 0.0 0.0 42.8
Pilzen (20670 sq.m.)
Poland 56243 133.5 0.0 0.0 133.5
Rybnik (17 529 sq.m.), Sosnoviec (13031 sq.m.), Lublin (25683 sq.m.)
Sub total 129118 424.3 90.0 7.8 326.5

EXPENSES RELATED TO PROJECTS UNDER ASSEMBLY OR DEVELOPMENT IN 2006
o/w projects 120.9 46.5 35.7 38.6
o/w extensions 130.9 12.0 65.1 83.5
Sub-total 251.8 58.5 100.8 122.1

TOTAL PROPERTY ACQUISITIONS 2006 431136 1616.9 786.4 378.0 481.6

Acquisitions of service provider subsidiaries 9.4 9.4
Ségécé Italy (50%), Ségécé Czech Republick (25%)

TOTAL FOR 2006 431136 1626.2 786.4 387.3 481.6
in millions of euros

Future 
outlay in €M

2006 
investment

outlay in €M

o/w down 
payments made

before 01.01.2006

Property 
value in €M

GLA/sq.m.KLEPIERRE'S INVESTMENTS: ACHIEVEMENTS IN 2006

• Nearly 300 million euros invested 
in the property assets of a major retailer
via Klémurs
Klémurs acquired the ownership 
of 128 Buffalo Grill restaurant properties 
in France. This 299.8 million euro investment
(including transfer duties and acquisition
costs) is expected to generate 18.7 million
euros in net rents, full year. 23 of these
restaurants were acquired outright, 
for a total investment of 50.8 million euros,

while another 105 restaurants were acquired
in the form of finance leases. 
The outstanding principal amount 
on these finance leases at the time 
of purchase was 50 million euros.
This acquisition constitutes the first step 
in a broader strategic partnership between
Klémurs and Buffalo Grill that also calls 
for the involvement of Klémurs 
in the development of Buffalo Grill’s restaurant
business in France and in Europe.



it has excellent knowledge of many distribution
sectors; it is able to develop new retail 
facilities as these retail groups expand 
and seek new sales outlets; it has a 
pan-European presence, experienced teams 
of acknowledged real estate professionals
and significant investment capability.
Taking Klémurs public will also prove 
beneficial to its growth strategy:
– as a listed company, Klémurs is an 
attractive buyer for retail groups in light 
of the provisions of SIIC 4;
– in addition, Klémurs has not only 
the support of the Klépierre group but also
its own financial resources to fund future
growth;
– Klémurs also continues to qualify for SIIC
tax status.

DEVELOPMENT POTENTIAL 2007-2011
For the five years ahead, Klépierre’s 
investment potential in the shopping center
segment is estimated to be around 3 billion
euros (excluding Klémurs). This potential
includes, in particular, 2.1 billion euros
in controlled investments, i.e., investments
for which firm commitments have been
acquired, or investments where the level 
of control over feasibility and financing terms
is deemed adequate.

• France
France remains a preferential development
region for Klépierre: in addition 
to the numerous extensions that have been
identified in connection with existing assets,
a number of projects involving the creation 
of new shopping centers have been detected.
With respect to extensions, the agreement
signed in 2006 with Carrefour brings added
impetus. Under the terms of this agreement,
Ségécé acquires from Carrefour the right 
to build the extensions of centers 
in common, and will step up the promotion
of these projects-currently evaluated at 
120 000 sq.m.-to be completed over 4 years. 
In all, the extensions represent 775 million
euros of potential investments over 
the 2007-2011 period, covering a number 
of projects of various sizes, including 
Val d’Europe (17 120 sq.m.), Pontault-
Combault (13 000 sq.m.), Marseille Bourse

financial resources that can be used to focus
on the core business. Outsourcing offers
access to technical, tax, legal and related
expertise in an area-the management 
of property assets-that is becoming 
increasingly sophisticated. Outsourcing
reduces the financial squeeze created 
by the need to invest in commercial 
operations and real estate at the same time. 
This is an issue that confronts the successors
of many business founders who are just now
reaching retirement age. Finally, the current
tax environment offers incentives to retailers
willing to outsource, in the form of tax
breaks on the capital gains generated 
by the sale of their real estate assets to listed
companies such as Klémurs (so-called SIIC 4
tax provisions).
For these reasons, Klémurs has opted 
to focus on developing a portfolio of strategic
business assets primarily comprised 
of the investment property outsourced 
by major restaurants, multi-line distribution,
service and specialty retail chains.
The goal of Klémurs is to support the future
development of its clients. Accordingly, 
it will choose the latter primarily from among
the major groups with nationwide and 
international geographic reach, which have
acquired a retail presence in multiple 
shopping districts located in downtown 
and suburban areas, and whose business
shows genuine prospects for growth. Before
acquiring the 128 Buffalo Grill restaurants 
in late 2006, Klémurs already owned three
retail property assets, located in Paris and
Rouen (14 206 sq.m. of total rental space).
At year-end 2006, its property holdings were
valued at 334 million euros. Klémurs intends
to achieve rapid growth in this specialized
market segment, with the aim of achieving
critical mass and broad diversification 
of rental risk. In addition, it seeks to triple 
the size of its portfolio within three to five
years, as opportunities arise.

• Major competitive strengths
Thanks to its membership in the Klépierre
group, Klémurs enjoys a number 
of advantages for successfully positioning
itself as a major partner of retail groups 
that seek to outsource their property assets:

(12 500 sq.m. in 3 phases), Blagnac 
(11 000 sq.m.), Saint-Orens (10 000 sq.m.),
Rambouillet (7 700 sq.m.), Orléans-Saran 
(5 000 sq.m.), Rennes Colombia 
(5 000 sq.m.) and Grand Nîmes 
(1 400 sq.m.). The average net yield 
on these extensions is estimated to be 
around 6.5%.
In the area of real estate development, 
the period will see significant progress 
in – and in some cases, the completion
of – several new centers for which 
the development or building permit process
has already been launched: Angoulême
(scheduled to open in August 2007) and
Gare Saint-Lazare in Paris (2010), but also 
La Cité du Meuble et de La Maison in
Cesson, Nancy Bonsecours, Besançon,
Aubervilliers, Vannes Nouvelle Coutume, etc.
The average net yield on these development
projects, which represent 425 million euros, 
is about 8%, after provisioning for general
contingencies.
Finally, Klépierre intends to acquire existing
centers or projects from outside developers
for a total of 307 million euros (expected 
net yield of 5.9%). 
In all, the total volume of controlled 
investments in France over the 2007-2011
period is 1.5 billion euros, for an average net
yield of 6.8%, after provisioning for general
contingencies.

• International
Klépierre’s development abroad will continue
to advance steadily in the years ahead, 
with 567 million euros to be outlaid 
over the 2007-2011 period, out of 
the investments already committed, 
for an average net yield of around 7.7%. 
For its international development, Klépierre
will continue to reap the benefits 
of the relationships it has established with
international developers that include Plaza
Centers Europe in Central Europe, Wilhelm 
& Co in Belgium, Finim and Finiper in Italy.
These relationships give it an opportunity 
to acquire upstream positioning on future
development projects. In addition, Klépierre
intends to make its own contribution 
to the development of both new and existing
centers, by gradually acquiring local 

M
AN

AG
EM

EN
T

 R
EP

O
RT

9



_management reportFinancial report

10

Klépierre_Financial report 2006 

ACTIVE AND DIVERSIFIED ORGANIC
GROWTH IN FRANCE
With development fee income of 11.6 million
euros for the year ended December 31, 2006,
compared with just 6.9 million euros in 2005,
Ségécé pursued its strategy of organic growth
via a number of restructuring-extension projects
(Blagnac, Bègles, Angers, Orléans, Rambouillet,
Pontault-Combault). It also monitored transac-
tions involving the shopping centers in
Angoulême and Valenciennes for Klépierre 
and the Buffalo Grill restaurant properties.
Thanks to this development, the rental 
management team achieved 6% growth 
in fee income for all mandates in France.

STEADY GROWTH IN PORTUGAL
After taking on the management 
of Torreshopping and the Jeronimo Martins
park in the second half of 2005, Portugal
received full-year management fees for 
its services in 2006. As a result, its earnings 
rose by 39%. Currently, its business portfolio
contains 949 leases, and the Portuguese 
management subsidiary will also manage 
the Braga center, which Klépierre acquired 
at the end of the year.

STEPPED-UP DEVELOPMENT IN SPAIN
With 89 shopping centers under management,
Ségécé España is currently focusing 
its resources on development, particularly
involving the Vallecas, Torremolinos and
Oviedo centers. It managed the acquisition 
of the Molina de Segura center in late June
of 2006.

ON COURSE IN ITALY
Wholly owned since the beginning 
of the year, Ségécé Italia focused 
on revisiting its organization while staying 
on the performance course set earlier.
Managing 1 385 leases at year-end 2006, 
the Company also ensured successful 
completion of the extensions involving 
the Giussano and Varese centers, as well 
as the restructuring of the Brianza center.

GREECE ACHIEVES FINANCIAL EQUILIBRIUM
The third-party management contract signed
with the Larissa center at the end of 2005,
covering 13 100 sq.m. under management,
has brought financial balance to Ségécé
Hellas after only two years in operation. 
With four employees, it now provides
rental management services for a total 
of 5 shopping centers.

DEVELOPMENT CONFIRMED 
IN THE CZECH REPUBLIC
With the opening of the Novodvorska Plaza
in Prague on March 22, 2006, there are now
3 centers under management 
in the Czech Republic and Slovakia. 
This development ensures the lasting 
profitability of Ségécé Ceska Republika,
which now employs 23 people and manages
77 328 sq.m.

REORGANIZATION UNDER WAY IN POLAND
Under ownership since July 2005, the Polish
subsidiary of Ségécé is actively preparing 
its information system and organizational

development teams in the countries where 
it has established a presence.
The extension potential for Klépierre centers
located outside of France is in fact
substantial, and has not yet been thoroughly
exploited. Over the 2007-2011 period, 
this potential is estimated to be more than
32 000 sq.m. in Spain (for an investment 
of 88 million euros), more than 35 000 sq.m.
in Hungary (for 77 million euros), and around
4 000 sq.m. in Italy (for 19 million euros).
With respect to the acquisition of shopping
centers or projects, Spain is the top country
represented in the pipeline, with 160 million
euros of estimated investments, including 
the Vallecas center in Madrid, currently 
under construction. Poland accounts 
for 146 million euros, in particular thanks 
to the agreement signed in July 2005 
with Plaza Centers Europe, under which 
3 centers will be sold to Klépierre. 
The same agreement calls for the acquisition
of a shopping center in the Czech Republic 
– a country with total controlled investments
over the period of around 50 million euros.
Overall, controlled acquisitions of shopping
centers outside of France represent 
383 million euros, for an average net yield 
of around 7.5%.

4 – Real estate services
After acquiring an additional 50% 
of its Italian subsidiary and 25% of its Czech
subsidiary early last year, Ségécé’s focus 
in 2006 was on consolidating its network 
of management affiliates across Europe 
by pursuing the deployment of its methods
and organizational principles, as well 
as rebranding. As a result, all of 
its wholly-owned subsidiaries now do 
business under the Ségécé name.
This European presence was also reflected 
in stepped-up business in the monitoring 
of new assets located outside France, 
which in turn generated a 42% increase 
in international asset management fees.

France Ségécé 350 140 5408 1374268 75%
Galae 6 – – – 100%
Ségécé Loisirs etTransactions 2 – – – 100%

Spain Ségécé España 111 89 3103 651478 100%
Italy Ségécé Italia 87 53 1385 322311 100%
Portugal Ségécé Portugal 43 12 949 190243 100%
Czech Rep. & Slovakia Ségécé Ceska Republika 23 3 275 77328 100%
Belgium Devimo 100 20 1144 429745 35%
Hungary Ségécé Magyarorszag 121 16 1404 215354 100%
Greece Ségécé Hellas 4 5 114 37990 100%
Poland Ségécé Polska 44 4 429 101479 100%
TOTAL 891 342 14 211 3394774
(1) Number of sq. m. occupied by all tenants in every shopping center (excluding parking stalls, common areas and vacant premises).

Square meters
managed(1)

%
Ownership

Nb. 
leases

Nb. 
centers

WorkforceCompanyCountry



Lease income from shopping center 
properties increased by 17.8% in 2006,
reaching 466.7 million euros. Building
expenses totaled 37.1 million euros, slightly 
rising versus 2005. They include the increase
in Ségécé’s ownership interest in Ségécé Italia
from 50 to 100%. The fees invoiced 
to the group are now totally neutralized 
in the consolidated financial statements. 
Net lease income was 429.7 million euros 
in 2006, up 19.4%.
Management and administrative income
(fees) rose by 10.3 million euros (+22.6%),
attributable primarily to the change 

in the method of consolidation for the Italian
and Hungarian management firms 
(3.1 million euros). After neutralization 
of these changes in scope, the rise in fee
income was 15.8%, attributable in particular
to the increase in the shopping center 
development business in France (3.9 million
euros) and by new management mandates
awarded in Portugal (0.9 million euros).
Payroll expense rose by 15.8%, reflecting 
the following factors: the full-year integration
of the Polish management firm’s workforce;
the full consolidation of Ségécé Italia (which
is now wholly-owned); and the hiring 
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structure for the management of additional
centers-including Klépierre projects under
way in Rybnik, Sosnowiec and Lublin. 
The company currently employs 44 people
and manages 101 479 sq.m.

FURTHER INTEGRATION IN HUNGARY
Managing 16 shopping centers, including 
12 for Klépierre, Ségécé Magyarorszag
employs 121 people, 65 of whom are directly
assigned to shopping centers. The aim 
of the policy in force at this time is twofold:

harmonize shopping center property 
and rental management with Group 
practices, and align the organizational 
structure with Ségécé standards.

PORTFOLIO UNDER MANAGEMENT
IN BELGIUM GROWS
With the Louvain-la-Neuve center fully 
operational and the new mandate obtained
for the Gent Zuid center, Devimo has 
demonstrated its ability to keep pace with
the business expansion strategy being

deployed by all group subsidiaries. 
Currently, Devimo manages 1 144 leases 
and employs a workforce of 100.

BENEFICIAL REPOSITIONING 
FOR GALAE
Galae’s repositioning in specialty leasing,
which took place in 2005, is beginning 
to pay dividends. The subsidiary reported 
a net profit in 2006. With six full-time
employees, Galae addresses the needs 
of the brands and advertisers operating 
in the Group’s shopping centers.

of new staff by Ségécé in France with 
expertise in the areas of development 
and shopping center management.
EBITDA reached 419.4 million euros, 
an increase of 20.3%. The operating ratio
(total expenses/net operating income) was
14.9% for 2006, versus 15.3% for 2005.
Depreciation and amortization 
for the period increased by 19.5 million
euros, due in particular to portfolio growth: 
the acquisition in 2005 of the Polish 
shopping malls (6.8 million euros); 
the Louvain-la-Neuve center (4.5 million
euros); the Italian shopping malls Assago,
Lecce, Tor Vergata and Solbiate (3.9 million
euros); the Rennes Colombia center 
(1.1 million euros); and the integration 
of Valenciennes (0.9 million euros), Novo
Plaza (0.8 million euros) and Molina de
Segura (0.4 million euros) in 2006. 
D&A net of releases and recoveries, 
totaled 5.8 million euros, primarily 
attributable to real estate provisions 
on shopping centers in Poland and 
the Czech Republic.
Results from operations totaled 289.7 million
euros, an increase of 23.1% compared 
with 2005.
After incorporating the result of the Belgian
management firm (accounted for by the
equity method) and the net proceeds of sales
totaling 5.0 million euros and including a
capital gain on the sale of a 15% equity
interest in Klémurs, the shopping center 
produced earnings in 2006 of 295.3 million
euros, an increase of 23.7%.

5 – Segment earnings

Lease income 458.1 390.6 17.3%
Other rental income 8.7 5.6 56.3%
Rental income 466.7 396.1 17.8%
Land expenses (real estate) -2.3 -2.0 12.5%
Non recovered land expenses -5,9 -4.0 45.9%
Building expenses (owner) -28.9 -30.1 -3.9%
Net lease income 429.7 360.0 19.4%
Management, administrative and related income 56.2 45.9 22.6%
Other operating income 6.7 5.5 21.0%
Survey and research costs -1.1 -0.8 34.6%
Payroll expense -54.3 -46.9 15.8%
Other operating expenses -17.7 -15.0 17.9%
EBITDA 419.4 348.6 20.3%
D&A allowance on investment and arbitrage property -127.6 -106.8 19.4%
D&A allowance on PPE -2.2 -3.5 -36.6%
Provisions 0.1 -3.0 NC
RESULTS OF OPERATIONS 289.7 235.3 23.1%
Share in earnings of equity method investees 0.7 0.6 20.5%
Proceeds of sales 5.0 2.8 NC
SEGMENT EARNINGS 295.3 238.7 23.7%

in millions of euros

12.31.2005 % variation12.31.2006Shopping center segment
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2 – Disposals and investments 
made in 2006
The disposals made in 2006 (three buildings
and indivisible rights) involved 28 025 sq.m.
for a total amount of 112.6 million euros 
(net seller). On average, the sale price
exceeded the last appraisals (+11.3%).

II - OFFICE SEGMENT

1 – The rental market

RENTAL TRANSACTIONS
In 2006, demand reached a record high, far
surpassing the year 2000, which remained
the benchmark. Nearly 2.9 million sq.m. were
let or sold, up by 30% compared with 2005.
This brisk pace of transactions was primarily
due to the substantial weight of large deals:
1.2 million sq.m. were taken up for properties
with floor area in excess of 5 000 sq.m. 
40% of the floor area let was in new or
restructured buildings, as businesses sought
to regroup or rationalize their operations.
The traditional business districts (Paris Center
West and the Western Crescent) remain 
the leaders of space let or sold (42%). Given
the very large transactions completed 
in the south of Ile-de-France, space let
or sold to occupiers in the Outer Rim rose 
by 50% (from 14% to 20%).
The most active business sectors 
in this historic year were manufacturing
(29%), financial services (19%) 
and the public sector (14%), although 
it was less active than in 2005.

SUPPLY
Immediate supply declined by only around
8% compared with January 1, 2006, i.e. to
2.5 million sq.m. This decrease was gradual
due to the steady arrival of new and vacated
space throughout the year. As a result, 
the vacancy rate has declined substantially, 
to 5.2% on average for Ile-de-France, 
4.4% for Paris Center West, and 5.7% for 
La Défense. Future supply (available within
one year) was 3.6 million sq.m., fairly stable
compared with the previous year.

RENTAL VALUES
Globally, average face rents are 
on the upturn: +5% in Paris Center West, 
+2% in the Western Crescent and +3% 
in the rest of the Inner Rim. 
However, disparities persist from one sector
to the next. As for rents on prime properties,
only Paris Center West rose, by 9%. 
Prime rents at La Défense fell by 8% 
over the same period, while relative stability
was observed for the Western Crescent.
Commercial incentives, while declining 
gradually, are still common practice.

THE INVESTMENT MARKET
In light of the inflows of capital to the French
real estate market, which continued 
throughout last year to run substantially
ahead of supply, the record high investment
total of 2005 (15.7 billion euros in France
and 13.8 billion euros in Ile-de-France) 
was beaten in 2006: 23.1 billion euros were
invested in France, of which 19.8 billion
euros in Ile-de-France. 85% of all firm 
commitments were for office properties.

With 53% of the total, French investors once
again led the pack, followed by North
American investors (18%). Investors from 
the UK were in third place, with 7% of 
the volumes invested. The global collapse 
of yield rates continued for all types 
of investment properties, to differing degrees
depending on the geographic sector 
and asset type. The competition between
investors and the significant change 
in the INSEE construction index should help
to maintain pressure on rates 
of return in 2007.

In accordance with its opportunistic 
approach to the office property market,
Klépierre has resumed its position as a buyer 
in this segment, while continuing 
to pursue the mature asset disposal 
program launched several years ago. 
The two acquisitions made in 2006 provide 
a good illustration of Klépierre’s high-end
positioning:
• the first one, measuring 4 115 sq.m. 
(useful weighted floor area), is located 
at 7, Rue Meyerbeer, in the heart of the Paris
CBD (Quartier de l’Opéra). This choice 
location should eventually generate 
significant rental upside potential;
• the second involves the purchase 
of an office building to be built in the ZAC
Forum Seine in Issy-les-Moulineaux, 
in connection with a real estate development
contract or CPI (Contrat de Promotion
Immobilière). The building, which 
is scheduled for delivery in late 2008, 
will feature nearly 12 000 sq.m. of office
space, distributed over 7 floors, and more
than 300 parking stalls. This project 
is adjacent to another building owned 
by Klépierre, which is currently fully 
occupied by the commercial tenant Steria. 
This property is likely to be offered 
on the rental market at a right timing 
cycle-wise.
Together, these two acquisitions 
represent an investment of 112.9 million
euros, including 67.0 million euros 
in 2006 and 45.9 million euros spread 
over 2007 and 2008 in connection 

– Saint-Maurice (94)
3/5, avenue du Chemin de Presles 9885

– Paris 17e – 140/144, boulevard Malesherbes 7156
– Levallois-Perret (92) – Front de Paris – Îlot 5* 9991
– Vélizy (78) – 8, rue des Frères Caudron 993

3 assets sold +39.25% of indivisible rights 
for a total of 112.6 million euros

* Indivisible rights.

Floor area in sq.mOffice disposals completed in 2006



with the Issy-les-Moulineaux CPI. 
The total amount of rents used to appraise
these two investments is 6.7 million euros.
For 2007, the investment target is 100 million
euros, while planned disposals are expected
to reach 75 million euros. Accordingly,
Klépierre has already begun its 2007 disposal
program, signing a seller’s promise on one
property and a memorandum of understanding
on another, for a global sum of 59.9 million
euros.

3 – Rental business
Office properties generated rents 
of 52.8 million euros in 2006, a total 
that was virtually unchanged compared 
with 2005 (52.9 million euros). 
This stability should be viewed as a positive
development in light of disposals made 
in 2005 (124.8 million euros) and 2006 
(112.6 million euros). The 8 properties 
sold in 2005 and the 4 sold in 2006 
reduced the rental base by 5.3 million euros.

NEW LEASES
A total of 16 leases were signed in 2006 
for 4.4 million euros in all, a full-year increase 
in rent of 0.5 million euros. These leases include
11 new tenants, 3 renewals, and 2 contractual
changes, covering weighted usable floor area (1)

of 11 219 sq.m. The most significant 
transaction in 2006 involved:
• the renewal of 2 leases for floor area 
totaling 5 819 sq.m. in the building at 11/11
bis, place du Général-Leclerc à Levallois (92);
• the reletting of 1 969 sq.m. of vacant floor
area in the building located in the 16th
arrondissement of Paris (36, rue de Marbeuf),
taken up by Linklaters, already a tenant 
at 23-25, Rue Marignan.

OCCUPANCY RATE SORES TO EARLIER
HEIGHTS
Reflecting the lease-ups completed in 2005
and 2006, the financial occupancy rate 
on December 31, 2006 was 98.7% (versus
88.2% at year-end 2005).

CONSTANT PORTFOLIO RISE IN RENTS
On a constant portfolio basis, rents increased
by 11.9%, rising from 44.1 million euros on
the December 31, 2005 reporting date to 49.4
million euros ay year-end 2006. This 5.3 million
euro increase can be analyzed as follows:
• index-linked rent adjustments brought 
in 1.1 million euros in additional rents versus
2005 (+2.5%);
• relettings of leases signed in 2005 and
2006, net of departures or temporary 
vacancy, produced 4.2 million euros 
in additional rent (+11.5%).

REDUCED RENTAL STAKES IN 2007
On December 31, 2006, the portfolio 
of leases represented a rental base 
(net of protocol sales) of 50.7 million euros,
for which expirations are given in the table
below:
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2007 5.9 11.7% 2.3 4.5%
2008 15.9 31.4% 12.1 23.9%
2009 13.8 27.2% 0.3 0.5%
2010 5.7 11.2% 1.2 2.3%
2011 4.9 9.7% 10,4 20.5%
2012 0.1 0.2% 4.6 9.2%
2013 0.0 0.0% 5.5 10.8%
2014 0.0 0.0% 3.1 6.1%
2015 et + 4.4 8.6% 11.2 22.1%
TOTAL RENTS 50.7 100.0% 50.7 100.0%

in millions of euros

By date 
of next 

exit options

As % 
of total

By date 
of lease expiration

As % 
of totalLease terms - Year

(1) Useful weighted floor area: 
floor area after adjustment for different types of spaces,
such as "Offices, Archives – Parking Stalls – Company
Restaurant" so that all spaces can be viewed with respect
to the sq.m. office price.

At year-end 2006, there were 6 570 sq.m. 
of lease-ups, representing total potential
rents of 2.9 million euros. Renewals to come
in 2007 involve 6 860 sq.m. (7 leases), 
or about 3.1 million euros in rents 
(and 4.5% of lease income). These lease-ups
and renewals would increase the rental base
by 1.8 million euros (3.6%).
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4 – Klégestion
A company that specializes in office property
and rental management, Klégestion is 
a wholly-owned subsidiary of Klépierre.
For 2006, Klégestion generated revenues 
of 4.2 million euros, an increase of 7.7%
compared with the previous year. It breaks
down as follows:
• 0.6 million euros in acquisition 
or monitoring fees, following the acquisition
of 2 assets in 2006. These fees were 
the principal driver of the annual rise 
in revenues;
• 2.2 million euros in management fees;
• 1.4 million euros in sales fees.
With a staff of 14 employees, payroll expense
for 2006 was 1.2 million euros. Net earnings
totaled 2.1 million euros.

5 - Segment earnings

Lease income for office properties 
(52.8 million euros) was stable in 2006 
compared with the previous year. The loss 
of rental income generated by disposals was
largely offset by relettings in 2005 and 2006.
As a result, the occupancy rate was 98.7%,
compared with 88.2% in 2005, while 
building expenses declined by 1.1 million
euros.
Net rents totaled 50.0 million euros, 
a 1.9% increase. Other operating income
included a VAT adjustment related to prior
periods for 1.7 million euros. Personnel
expense was fairly stable (2.2 million euros).
EBITDA was 50.9 million euros (+6.2%). 

The operating ratio (total expenses/net 
operating income) was 5.8% in 2006, 
versus 6.5% in 2005.
Depreciation and amortization for the period
declined by 5.4 million euros, primarily due
to disposals. Results from operations were
36.7 million euros, an increase of 29.9%.
Capital gains on the sale of real estate assets
were 27.5 million euros, related to the sale 
of the following buildings: Saint-Maurice
(94), 140/144 bd Malesherbes, Vélizy (78)
and a portion of the Front de Paris building
in Levallois-Perret.
Earnings from the office segment totaled
64.2 million euros in 2006, up by 40.3%.

Lease income 52.8 52.9 -0.1%
Other rental income 0.0 0.0
Rental income 52.8 52.9 -0.1%
Land expenses (real estate) -0.3 -0.3 17.9%
Non recovered land expenses -0.4 -1.2 -64.9%
Building expenses (owner) -2.0 -2.3 -10.0%
Net lease income 50.0 49.1 1.9%
Management, administrative and related income 1.3 0,5 159.7%
Other operating income 2.8 1,7 65.0%
Survey and research costs 0.0 0,0
Payroll expense -2.2 -2.1 4.4%
Other operating expenses -0.9 -1.2 -22.7%
EBITDA 50.9 47.9 6.2%
D&A allowance on investment and arbitrage property -13.4 - 18.5 -27.8%
D&A allowance on PPE -0.8 -1.1 -20.2%
Provisions 0.0 -0.1 nc
RESULTS ON OPERATIONS 36.7 28.2 29.9%
Share in earnings of equity method investees 0.0 0.0
Proceeds of sales 27.5 17.5 57.0%
SEGMENT EARNINGS 64.2 45.8 40.3%

in millions of euros

12.31.2005 % change12.31.2006Offices segment



Net lease income for 2006 was 479.7
million euros, an increase of 17.3% over
the previous year. Lease income was 
519.6 million euros, with 466.7 million euros
provided by the shopping centers 
and 52.8 million euros provided by office
properties. Compared with 2005, shopping
center rents increased by 17.3% on a current
scope basis, and by 4.1% on a constant 
portfolio basis. Office rents were stable 
on a current scope basis, with the impact 
of disposals offset in particular 
by the reletting of Espace Kleber. 
On a constant portfolio basis, office rents
increased by 11.9%. Management 

and administrative fee income reached 
57.5 million euros, a 24% increase that 
is primarily attributable to the shopping 
center segment, where the rise in fee 
income was 22.6% on a current scope 
basis (15.8% on a constant portfolio basis), 
after the impact of Ségécé’s increased 
percentage of ownership in the Italian 
and Hungarian affiliates is neutralized.
Revenues generated abroad represented
42.4% of total revenue for 2006, compared
with 39.3% one year prior. Other operating
income mainly reflected work re-invoiced 
to tenants and miscellaneous gains.
Building expenses totaled 39.9 million euros

in 2006, roughly the same as in 2005. 
This stability from one period to the next 
is primarily attributable to the increase 
in Ségécé’s ownership in Ségécé Italia, from
50 to 100%, which led to the neutralization
in the consolidated financial statements 
of all of the fees invoiced to the group 
by the Italian management subsidiary. 
This change was partly offset by higher 
payroll and operating expenses.
Payroll expense was 59.9 million euros 
for 2006, compared with 52.4 million euros
the previous year (+14.5%). Other than 
the changes in scope related to the full-year
impact of the Polish management firm 
and the full consolidation of Ségécé Italia
(now wholly-owned), this 7.6 million euro
increase also reflects the impact of hiring
new staff in France, particularly in the areas
of shopping center development and 
management. On a constant scope basis, 
the increase was 8.8%.
Other operating expenses reached 
23.3 million euros, up by 17.1% compared
with 2005. On a comparable scope basis, 
the increase was 9.0%. The operating ratio
(total expenses/net operating income) 
for 2006 was 15.2%, versus 15.6% in 2005.

EBITDA totaled 463.5 million euros, 
an 18.7% increase versus 2005.
Depreciation and amortization for the period
reached 144.1 million euros, a 10.7%
increase (14 million euros) that primarily
reflects new shopping center 
acquisitions (19.5 million euros), the impact
of which was offset by office property 
disposals (5.4 million euros).

Results from operations totaled 319.4
million euros in 2006, an increase 
of 24.2% compared with 2005.
Financial income for the year is a loss 
of 136.1 million euros, compared with a loss
of 114.3 million euros in 2005. The group’s
interest expense rose by 21.8 million euros
due to the increase in net debt, which went
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Net lease income 479.7 409.1 70.6 17.3%
Management, administrative and related income 57.5 46.4 11.1 24.0%
Other operating income 9.5 7,2 2.3 31.3%
Payroll expense -59.9 -52,4 -7.6 14.5%
Other operating expenses -23.3 -19,9 -3.4 17.1%
EBITDA 463.5 390,4 73.0 18.7%
Amortization -144.1 - 130.1 -14.0 10.7%
Allowance to reserves 0.0 - 3.1 3.1 c
Results of operation 319.4 257,2 62.2 24.2%
Proceeds of sales 32.5 20.3 12.2 60.1%
Financial results -136.1 -114.3 -21.8 19.1%
Share in earnings of equity method investees 0.7 0.6 0.1 20.5%
Pre-tax current earnings 216.5 163.8 52.7 32.2%
Corporate income tax -22.0 -17.9 -4.1 23.0%
Net income 194.5 145.9 48.6 33.3%
Minority share -29.9 -25.5 -4.5 17.5%
NET INCOME, GROUP SHARE 164.5 120.4 44.1 36.6%

Pre-tax current cash flow 328.5 279.1 49.4 17.7%
Pre-tax earning, exclusive sale of assets, group share 149.2 112.5 36.7 32.7%
Pre-tax current cash flow, group share 279.7 234.0 45.6 19.6%
Net current cash flow, group share 263.6 222.1 41.5 18.7%

in millions of euros

PER SHARE RATIOS 
Average number of shares 45845441 45965465
Net earning per share (euro) 3.6 2.6 37.0%
Pre-tax earning, exclusive sale of assets/share (euro) 3.3 2.4 33.0%
Pre-tax current cash flow/share (euro) 6.1 5.1 19.9%
Net current cash flow/share (euro) 5.7 4.8 19.0%

€M %
Change

12.31.200512.31.2006

B - CONSOLIDATED EARNINGS AND CASH-FLOWS

I - CONSOLIDATED EARNINGS AND CASH-FLOWS
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Klépierre SA recorded net earnings of 198.5 million
euros for 2006.
The taxable earnings of the taxable segment
were 9.6 million euros.
The minimal distribution requirement is 
116.4 million euros, after taking into account
the annual requirement concerning capital 
gains on the sale of assets.
The Supervisory Board will recommend on 
April 5, 2007 that the shareholders approve 
the payment of a dividend in respect of 2006 
of 3.20 euros per share. This dividend will be
payable on April 13, 2007. The 18.5% increase
versus the previous year’s dividend payout
reflects the year’s good performance level 
and the desire on the part of Klépierre 
to provide its shareholders with sustained
growth in the return on their investment 
over the long term, in line with the Group’s key
performance indicators.
The amount that will be proposed for distribution
is 147.7 million euros, i.e., 56% of net current
cash flow and 89.8% of net income, group
share, without taking into account the cancellation
of the dividend on treasury shares 
in the Company’s possession on the day 
the dividend is payable.

All countries contributed to the rise in cash
flow from operations, which totaled 461.6
million euros, an increase of 18.1%. 
Pre-tax current cash flow reached 
328.5 million euros in 2006, a 17.7%
increase over 2005. Expressed in terms 
of group share, pre-tax current cash flow
reached 279.7 million euros, which translates
into 6.1 euros per share, showing a 19.9%
one-year increase.
After-tax, net current cash flow reached
307.2 million euros, an increase of 17.4%.
Group share, the total is 263.6 million euros,
i.e. 5.7 euros per share and a 19.0% increase.

III - PARENT COMPANY EARNINGS

from 3 229 million euros on December 31,
2005 to 3 804 million euros on December
31, 2006, reflecting major investments made
during the year.
The cost of the debt went from 4.1% 
in 2005 to 4.3% in 2006.
Klépierre’s financing policy and financial
structure are both described in more detail
below (see the section on financing policy).
The financial result also reflects a discounting
expense on the exit tax liability of 1.2 million
euros on December 31, 2006, compared 
with 1.3 million euros on December 31,
2005. 
Proceeds from the sale of assets totaled 
32.5 million euros, compared 
with 20.3 million euros in 2005.
This line item also includes 27.5 million 
euros in capital gains generated on the sale
of four office properties and proceeds 
of 5.0 million euros on the sale of some
shopping center assets, in particular 
the sale of 15% of the equity interest 
in Klémurs (1.7 million euros).
Since it elected SIIC status, Klépierre 
distinguishes three tax segments:
• the tax exempt SIIC segment that includes
Klépierre and all eligible French real-estate
affiliates. Some of these companies have kept
a part of their activity taxable at regular tax
rate;
• French companies that are not eligible for
SIIC status and hence have regular tax status;
• foreign affiliates.
For the year ended December 31, 2006, 
the global tax expense for these three 
segments was 22.0 million euros:
• 5.9 million euros (SIIC segment);
• 5.0 million euros (French companies 
not eligible);
• 11.1 million euros (Foreign affiliates).

Consolidated net income for 2006 
is 194.5 million euros, an increase 
of 33.3% over 2005.
Minority share of net income for 2006 
is 29.9 million euros, exclusively generated 
by the shopping center segment, which
brings the group share of net income to
164.5 millions euros, an increase of 36.6%.

II - CHANGE IN CASH-FLOW

EBITDA - Shopping centers 419.4 348.6 +70.8 20.3%
EBITDA - Offices 50.9 47.9 +3.0 6.2%
Corporate and shared expenses -6.9 -6.1 -0.8 12.5%
EBITDA 463.5 390.4 +73.0 18.7%
Allowances to and releases of reserves -1.8 0,5 -2,3 nc
Operating cash flow 461.6 390,9 +68.4 18.1%
Interest expense -133.1 -111,8 -21.3 19.0%
Pre-tax current cash flow 328.5 279.1 +49.4 17.7%
Share in equity method investees earnings 0.7 0.6 +0.1 20.5%
Current tax expense -22.0 -17.9 -4.1 23.0%
Net current cash flow 307,2 261,8 +45,4 17.4%
Proceeds of sales 32.5 21,2 +11.4 53.7%
Net cash flow 339.7 282.9 +56.8 20.1%

in millions of euros

€M %
Change

12.31.200512.31.2006

Operating profits 50.4 13.5
Operating expenses -31.4 -16.9
Operating results 19.0 -3.4
Share in earnings of subsidiaries 129.2 154.8
Financial results 31.8 -17.0
Pre-tax results 180.0 134.4
Non-recurring results 33.8 48.6
Corporate income tax -15.3 -11.2
Net income for the year 198.5 171.8

in millions of euros

12.31.200512.31.2006
Klépierre SA – Condensed 
statement of income
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Five-year financial summary

KLÉPIERRE SA

Capital at year end
A) Share capital 184656916 184656916 184656916 179039052 119 359 368
B) Number of existing ordinary shares 46164229 46164229 46164229 44759763 14 919 921

Transactions and results of previous years
A) Pre-tax revenues 49178753 12608279 15638864 19307053 21 366 600
B) Pre-tax earnings, employee profit sharing, 

amortisation expense and provisions 227810270 188301496 74944756 308448916 57 603 109
C) Income tax 15316256 11224483 -277475 -5961605 -3 531 913
D) Earnings after tax, employee profit sharing 

and amortisation expense and provisions 198465416 171752138 77792605 305275354 51 799 156
E) Distributed earnings* 147725533 124643418 106177727 89519526 52 219 724

Earnings per share
A) Earnings after tax, employee profit sharing 

and prior to amortisation expense and provisions 4.60 3.84 1.63 7.02 4.10
B) Earnings after taxes, employee profit sharing 

and amortisation expense and provisions 4.30 3.72 1.69 6.82 3.47
C) Net dividende allotted to each share 3.20 2.70 2.30 2.00 3.50

Employees
A) Average staff of workers employed during the year 
B) Amount of the payroll costs for the year 0 0 0 0 0
C) Amount of staff benefits 0 0 0 0 0
*Without taking into account the cancellation of dividend on treasury shares into the Company’s possession on the day the dividend is payable. in euros

20022003200420052006
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1. SUBSIDIARIES HELD AT MORE THAN 50%
5 Turin SAS 3468 7840 100 552 873 6936 6936 403
Angoumars SNC 2 0 99 -204 0 1 1 51295
Barjac Victor SNC 2 0 100 589 2844 1336 1336 27170
Bègles Papin SCI 2 0 99 -297 789 1 0 12727
Capucine BV 2400 -120 100 -1560 0 7200 7200 29178
CB Pierre SAS 48000 7509 100 23304 4594 22389 22389 7170
Cécoville SAS 278 146302 100 11026 20720 142281 142281 39752 5014
Centre Bourse SNC 3812 6931 100 3774 2808 47419 47419
Clermont Jaude SAS 21685 9588 100 4916 7486 83813 83813 8777
Combault SCI 2 0 99 -173 0 2 2 7760
Foncière de Louvain-la-Neuve SA 62 -2927 100 -1716 0 61 61 29620
Foncière Saint-Germain SNC 152 0 100 527 1885 324 324 15929
Galeria Commerciale Klépierre SARL 1560 12862 100 -453 5587 15510 15510 50350
Général Leclerc SNC 2368 0 100 1137 1941 0 24888
Godefroy Puteaux SNC 586 -51 100 6 0 0
H1 SA 103 35 100 -66 0 12244 12244 34735
H3 SAS 44 -320 100 -846 0 660 660 4492
Immobiliare Commerciale Dodicesima SPA 520 16739 85 75 5270 16158 16158 35653 33999
Immobiliare Magnolia SRL 520 3455 85 -143 2019 4904 4904 11014 7225
Jardin des Princes SNC 2 0 99 296 1192 1542 1542 9131
Kléber La Pérouse SNC 4118 17 100 1585 0 11471 11471 115414 575
Klécar Europe Sud SCS 315260 293547 83 29188 0 523247 523247 0
Klécar France SNC 500881 578844 83 77964 56695 831462 831462 28054
Klécar Participations Italie SAS 30546 - 8825 83 1661 25958 25958 58188
Klefin Italia SPA 15450 100835 100 -920 606 125625 125625 190255
Klégestion SNC 640 72 100 2146 4185 876 712
Klémurs SCA 82500 68074 84 -97 883 124519 124519 1583
Klépierre Conseil SAS 500 78 100 -86 5336 1851 529 4406
Klépierre Finance SAS 38 4 100 1978 0 38 38 985
Klépierre Participations et Financements SAS 153000 140085 100 88380 306001 306001 165145 0
Klépierre Portugal SA 250 4050 100 780 0 4250 4250 57400 48591 1326
KLE 1 SAS 38 42 100 7103 319 76 76 60411 2631
Klépierre Vallecas SA 60 -27 100 -6543 0 5535 5535 95966
Klépierre Vinaza 60 -26 100 -1309 1031 225 225 36785
Klé Projet 1 SAS 37 100 37 37
Klétransactions SNC 2 0 99 -221 238 2 2 0 5709
Le Havre Capelet SAS 229 325 100 21 0 267 267 271
Le Havre Tourneville SAS 150 48 100 458 0 1522 1522 663 190
LP 7 SAS 39 4 100 -23 0 192 192 1428
Maille Nord SNC 2 0 99 -4 1 1
Nancy Bonsecours SAS 38 38 100 -18 0 535 94
Novate SRL 16895 13757 85 -1751 11489 28160 28160 74900 35700
Odysseum Place de Venise SAS 38 -4 100 -8 0 90 0 2

Loans 
and

advances
given

Dividends
collected

Sureties
and 

backings
given

Net 
book 
value

Revenues
exclusive

of VAT

Gross
book 
value

Accounting
income
at year

end

% 
of capital

held

Capital Shareholders’
equity

other than
capital &
earningsFinancial information Subsidiaries and Equity investments

IV – SUBSIDIARIES AND EQUITY INTERESTS OF KLÉPIERRE SA ON DECEMBER 31ST, 2006
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Odysseum Place d’Alexandrie SAS 400 -2 100 -18 0 669 0 98
Pasteur SNC 39 38 100 -89 0 202 77 1889
Poitiers Aliénor SAS 229 40 100 216 0 267 267 35
SCOO SNC 2844 2136 79 11735 22555 71183 71183 90682 2419
Ségécé SCS 1600 9650 75 20721 72733 28428 28428
Sodévac SNC 2 0 99 270 3234 2 2 2456 42434
Sovaly SAS 448 -140 100 -41 0 572 309 636
Tour Marcel Brot SCI 2 0 99 -24 0 0
TOTAL I 273799 237312 2456044 2452969 225001 1239048 109460

2. EQUITY INVESTMENTS HELD BETWEEN 10 AND 50%
Antin Vendôme SCI 15 0 50 -9 0 8 8 100
Bassin Nord SCI 2 0 50 415 0 1 1 6811
Bègles d’Arcins SCS 26679 21479 50 4383 7671 41837 41837
Effe Kappa SRL 12 5 50 9 834 6 6
Galae SNC 330 0 49 303 862 490 162
La Plaine du Moulin à Vent SCI 21708 0 50 -17 0 10854 10854 9
Socoseine SAS 38 -25 25 199 1271 99 3
Solorec 4869 2768 49 19654 26488 124104 124104 20777
Sviluppo Klépierre Finim SPA 104 -116 50 -5 0 245 0 39
Odysseum Place de France SAS 53 -61 50 -8 61 139 139 404
TOTAL II 24924 37187 177783 177114 0 28140 0

GRAND TOTAL I + II 298723 274499 2633827 2630083 225001 1267188 109460
in thousands of euros

(continued)

Loans 
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Offices
The appraisers combine two approaches: 
the first entails a direct comparison with 
similar transactions completed in the market
during the period, while the second involves
capitalizing individual yields (observed 
or estimated). An analysis of these yields
reveals that one of three situations prevails:
lease income is either substantially equal to,
higher than or lower than market value. 
If lease income and market value are 
substantially equal, the lease income used 
in the valuation is the actual lease income
earned on the property. If lease income 
is higher than market value, the valuation
uses market value and takes into account 
a capital gain calculated from the discounted
value of the difference between actual lease
income and market value. If lease income 
is lower than market value, the appraisers 
considered the scheduled term of the 
corresponding lease, at which time 
the rental price will be aligned with going
rates. Pursuant to the French decree 
of September 30, 1953, the rental prices 
of properties that are used solely as office
premises are automatically aligned with 
market rates when the leases in question
come up for renewal. Consequently, 
the appraisers worked on the assumption

C - REVALUED NET ASSETS (RNA)

Methodology
Klépierre adjusts the value of its net assets
per share on December 31 and June 30 
of each year. The valuation method used
entails adding unrealized capital gains to 
the book value of consolidated shareholders’
equity. These unrealized gains reflect 
the difference between estimated market 
values and the net values recorded 
in the consolidated financial statements.

Valuation of holdings
Klépierre entrusts the task of assessing 
the value of its holdings to various appraisers. 
For office property holdings, Foncier Expertise
and Atisreal Expertise (formerly Coextim)
jointly perform this task. The Retail
Consulting Group (RCG) values its shopping
center holdings in all countries, with the
exception of the shopping centers held 
by Klécar Foncier Iberica (for which appraisals
are performed by Cushman-Wakefield) 
and those located in Hungary and Poland,
where the task is performed by ICADE
Expertise. The holdings appraised 
by the latter two firms represent 20% 
of Klépierre’s shopping centers in terms 
of number of properties.
All of these appraisal assignments 
are awarded on the basis of the Real Estate
Appraisal Guidelines (Charte de l’Expertise en
Evaluation Immobilière) and in accordance
with the recommendations issued by the
COB/CNC “Barthès de Ruyter Work Group.”
Fees paid to appraisers are set prior to their
property valuation work, on a lump sum
basis in accordance with the size 
and complexity of the assets being appraised,
and independently of the appraised value 
of the assets.

Atireal Expertise – 
Foncier Expertise 80 –
Retail Consulting Group 957 345
Icade Expertise – Icade Conseil 150 787
Cushman & Wakefield 100 –

in thousands of euros

Consulting
fees

Appraisal
fees

2006

that the owners of such property would be
able to align rents with market rates when
the corresponding leases came up for renewal,
and took into account the current conditions
of occupation in the form of a capital loss
calculated as before. However, unlike prior
valuation adjustments, the appraisers did not
limit their approach to properties coming up
for renewal in the three years to come, 
on the grounds that the investors participating 
in current market transactions make projections
that extend beyond this three-year horizon.
In the second case, the financial capital gain
observed was added to the appraised value
derived, equal to the discounted value 
(at a rate of 5.5%) of the difference between
actual lease income and market price until
the first firm period of the lease expires. 
In the third case, a capital loss was deducted
from the derived value, equal to the discounted
value (at the rate of 5.5%) of the difference
between actual lease income and market
price until the lease expires.
Starting on December 31, 2005, the appraiser
reasons on the basis of the rate of return
(yield) and not on the basis of the capitalization
rate. In other words, the rate that was used
is that applied to the income determined as
before to derive an appraised value inclusive
of transfer duties. Before, the rate used
resulted in a valuation exclusive of transfer
duties. The decision to use this rate results
from an observation of the market, 
in the context of transactions actually 
completed by investors. To derive 
the appraised value exclusive of transfer
duties, transfer duties and fees were deducted 
at the rate applicable to each relevant country
(see § RNA excluding transfer duties).

Shopping centers
To determine the fair market value of a shopping
center, appraisers apply a yield rate to net
annual lease income for leased-up premises,
and to net market price for vacant properties.
The yield rate is applied after deduction 
of the net present value of all reductions 
or rebates on leases with minimum guaranteed
rents and the net present value of all expenses
on vacant premises. The discount rate used is
equal to the yield rate applied to determine
fair market value. Gross rent includes 



minimum guaranteed rent, variable rent 
and the market price of any vacant premises.
Net rent is determined by deducting all
charges from the gross rent, including 
management fees, expenses borne 
by the owner and not passed on to tenants,
and charges paid on vacant premises. 
The appraiser determines the yield rate on
the basis of numerous variables, in particular
retail sales area, layout, competition, type
and percentage of ownership, rental reversion
and extension potential, and comparability
with recent market transactions. As for rental
reversion potential, the appraiser determines
the market rental value for the shopping 
center in its present state on the basis 
of the shopping center’s location 
and the revenues generated by its tenants.
The shopping center’s development potential
is determined by calculating the difference
between the market rental value 
and the current rents being charged.
An internal rate of return is also calculated
using a method that involves discounting a
series of cash flows, generally to 10 years,
based on a number of predefined assumptions.
The estimated resale value at the end of 
this period is generally calculated using a cap
rate that is equal to or slightly higher than
that initially applied to the net end of period rent.
In sum, the appraiser derives a current value
by determining the yield rate that applies
under prevailing market conditions, 
the current annual rent and the shopping
center’s reversionary potential. He then 
verifies that the internal rate of return
derived is consistent by calculating an IRR.
This result in a value that is inclusive 
of transfer duties, from which duties (which
are calculated at the rate applicable to each
relevant country for deriving a value exclusive
of duties) must be deducted (see RNA including
transfer duties).

Appraisal of the Ségécé group
This appraisal, which is performed on
Klépierre’s behalf by Aon Accuracy, is primarily
based on a range of estimates obtained
using the Discounted Cash Flow (DCF)
method. The DCF method consists of estimating
the future cash flows of current business in 
the Company’s portfolio before the explicit or

implicit cost of financing is taken into account.
In the second step, which seeks to estimate
the value of the business portfolio, these
cash flows and the estimated future value 
of the portfolio of business at the end 
of the projected period (terminal value) 
are discounted using a reasonable rate. 
This discount rate, which is derived 
on the basis of the Capital Asset Pricing
Model (CAPM) formula, is the sum of the 
following three factors: the risk-free interest
rate, the systematic risk premium (average
expected market risk premium times 
the beta coefficient of the business portfolio) 
and the specific risk premium (to account 
for that portion of the particular risk that 
is not already integrated in the cash flows).
The third and last step consists of determining
the value of the Company’s own equity 
by extracting net financial debt on the date
of valuation from the portfolio’s total value
and, where applicable, the estimated value 
of minority interests on that same date.

Assessing the value of debt and
interest-rate hedging instruments
Effective December 31, 2005, RNA incorporates
the fair value of debt and interest rate hedging
instruments that are not recorded under 
consolidated net assets pursuant to IAS 32-39,
which essentially involves marking to market
the fixed rate, non-hedged portion of debt.

RNA including transfer duties 
and before taxation on unrealized
capital gains
The valuation of properties is initially 
presented inclusive of property transfer 
duties. Properties that are held for sale under 
a firm commitment on the date of the valuation
are valued at their probable selling price, 
less related fees and taxes. For properties
acquired less than six months before 
the date of the calculation, acquisition 
prices are used.

Klépierre does not adjust the values 
of shopping centers under development,
even in cases where building permits have
been granted. Until these shopping centers
open, they are carried in the consolidated
financial statements at cost, and this figure 
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is used to calculate revalued net assets.
The Ségécé group is appraised annually using
the method described in detail above. 
Equity interests in other service subsidiaries,
including Klégestion and Klépierre Conseil,
are not reappraised. This initial calculation
provides revalued net assets “including 
transfer duties and before taxation 
on unrealized capital gains.”

RNA excluding transfer duties
A second calculation is made to establish
revalued net assets excluding transfer duties.
Duties on office properties are calculated
individually using the rates set forth below.
Duties on shopping centers are calculated
property by property for companies that own
several real-estate assets, or on the basis 
of revalued securities if the company owns
only one property asset. This approach was
considered to be the most relevant considering
that investors are more likely to acquire
shares in companies that own shopping 
centers and that Klépierre generally is more
likely to seek other backers for its projects
than to sell full ownership in shopping 
centers. Naturally, transfer duties are 
calculated on the basis of applicable local
tax regulations. For France, the rate used 

for transfer duties is 6.20%. Klépierre did 
not opt to use the most advantageous rate
(1.8%) for properties that still fall within 
the scope of the VAT since it does not 
currently plan to sell within the prescribed
deadline.

RNA excluding transfer duties 
and after taxation of unrealized
capital gains
A third calculation is made to establish 
revalued net assets excluding transfer duties
and after taxes on unrealized capital gains. 
In the consolidated balance sheet, deferred
taxes are recognized pursuant to accounting

regulations in force, on the basis of appraised
property values, for the portion which 
corresponds to the difference between 
the net book value and the tax value as
determined by capital gains tax rates in force
in each country. At the June 30, 2005 reporting
date, the RNA calculation was adjusted to
include the tax on unrealized capital gains
corresponding to the difference between 
the net book value and fair value on this
same basis. At the December 31, 2005
reporting date, and to align its practices 
with those of its principal peers, Klépierre
considered the type of ownership of its 
properties, using the same approach as 
that used to determine transfer duties.
For office properties, the treatment is based
entirely on property ownership, but since 
the entire scope benefits from tax exempt
status as an SIIC, there is no unrealized 
taxation.
For the shopping centers, and depending on
the country, taxes on unrealized capital gains
are based on the tax rate applied to the sale
of buildings for companies that own several
properties, and at the tax rate applicable to
securities for companies that only own one
property.

REVALUED NET ASSETS 

AT DECEMBER 31ST, 2006

Appraisal results
The value of Klépierre’s real estate holdings
including transfer duties was 9.1 billion euros
(total share) and 8.1 billion euros (group
share). Total share, shopping centers 
represent 88.7% and offices 11.3%, while
the group share percentages are 87.3% 
and 12.7%, respectively. On a constant 
portfolio basis, office assets increased 
in value by 14.9% in 2006, while the value 
of shopping center assets grew by 14.7%
over the same period, compared with respective
increases of 8.7% and 11.1% in the first half
of 2006.



Average yields
(including transfer duties)

Offices
On a constant portfolio basis, the value 
of Klépierre’s office properties increased 
by 14.9% in 2006 (and by 8.7% over 
six months). Based on appraised values 
at December 31, 2006 (transfer duties 
included), the average yield on the portfolio
was 5.5% for 2006, a decline of around
60bps over 12 months.
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HOLDINGS (TOTAL SHARE)

Change12.31.200612.31.2006
Current portfolio basis Constant portfolio basis

Change12.31.200512.31.2006

Shopping centers
France 4610,5 3403,6 1206,9 35,5% 3908,2 3271,2 637,1 19,5%
Spain 1084,7 941,4 143,4 15,2% 951,2 845,2 106,0 12,5%
Italy 1173,8 1071,2 102,6 9,6% 919,8 857,1 62,7 7,3%
Hungary 350,2 340,0 10,2 3,0% 350,2 340,0 10,2 3,0%
Poland 211,9 206,5 5,5 2,7% – – – –
Portugal 177,8 145,6 32,3 22,2% 146,1 145,6 0,6 0,4%
Other countries 487,3 387,3 100,0 25,8% 258,7 236,9 21,8 9,2%
Total, Shopping centers 8096,2 6495,5 1600,7 24,6% 6534,2 5696,0 838,3 14,7%
Total, Offices 1031,2 951,0 80,2 8,4% 966,6 841,4 125,2 14,9%
TOTAL, REAL ESTATE HOLDINGS 9127.4 7446.5 1680.9 22.6% 7500.9 6537.4 963.5 14.7%

in millions of euros

HOLDINGS (GROUP SHARE)

Change12.31.200512.31.2006
Current portfolio basis Constant portfolio basis

Change12.31.200512.31.2006

Shopping centers
France 3870.9 2808.8 1062.1 37.8% 3205.0 2677.8 527.2 19.7%
Spain 923.5 798.1 125.4 15.7% 789.9 701.9 88.0 12.5%
Italy 1064.5 972.8 91.7 9.4% 815.6 760.6 55.0 7.2%
Hungary 350.2 340.0 10.2 3.0% 350.2 340.0 10.2 3.0%
Poland 211.9 206.5 5.5 na – –
Portugal 177.8 145.5 32.3 22.2% 146.1 145.5 0.6 0.4%
Other countries 473.7 375.3 98.4 26.2% 245.6 224.9 20.7 9.2%
Total, Shopping centers 7072.5 5647.1 1425.5 25.2% 5552.5 4850.8 701.7 14.5%
Total, Offices 1031.2 951.0 80.2 8.4% 966.6 841.4 125.2 14.9%
TOTAL, REAL ESTATE HOLDINGS 8103.7 6598.1 1505.6 22.8% 6519.1 5692.1 826.9 14.5%

in millions of euros

Paris - West 551.2 57.0% 5.2% 5.7%
Paris - East 50.9 5.3% 5.6% 6.0%
Paris immediate vicinity (“1re couronne”) 363.1 37.6% 5.9% 6.5%
Others 1.4 0.1% 13.4% 7.9%
TOTAL 966.6 100.0% 5.5% 6.1%

12.31.2006 12.31.2005

Values, transfer duties
included 12.31.06

%€MOffices Constant basis - Total share
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On a current portfolio basis, the increase 
in the value of assets includes the acquisition
of Buffalo Grill restaurants, the Valenciennes
and Toulouse Purpan shopping centers 
in France, Novo Plaza in Czech Republic,
Molina de Segura in Spain, Braga in Portugal
and various projects under development, 
for which their stated book values 
in the group’s financial statements were used 
to calculate RNA.
The shopping center property portfolio 
is valued at 8 096.2 million euros (7 072.5
million euros, group share). Of the 236 
shopping centers under Klépierre ownership
(excluding those currently under construction),
15 of these properties have a unit value that
exceeds 100 million euros, 25 have a unit
value of between 50 million and 100 million
euros, and 196 have a unit value 
of less than 50 million euros.

Revalued net assets at December 31,
2006 up by 34.1% over 12 months
On the basis of appraisals including transfer
duties, revalued net assets after deferred
taxes on capital gains and marking to market
of debt came to 97.4 euros per share, versus
72.6 euros on December 31, 2005 
and 79.9 euros on June 30, 2006, 
a six-month increase of 21.9% and a 34.1%
increase in 12 months.
Revalued net assets excluding transfer duties,
after deferred taxes on capital gains and
marking to market of debt came to 91.5
euros per share, as opposed to 67.5 euros 
on December 31, 2005 and 74.5 euros 
on June 30, 2006.

2005 AcquisitionsCap rate
effect 

2006

951

 -113

+67

1 031

 

+20

Sales

+105

Rental
appreciation

effect 

in millions of euros

Analysis of the change in the value

of holdings (incl. duties)

2005 AcquisitionsCap rate
effects

2006

6 495

+762

8 096

 

+364

+474

Rental
appreciation

effect
in millions of euros

Analysis of the change in the value

of holdings (incl. duties)

In 2006, 4 office properties were sold for 
a total of 112.6 million euros. The sales
prices were 11.3% higher than the most
recent appraised values for these properties.
On a current portfolio basis, the increase 
in the value of assets also takes into account
the acquisition in December of an office
property located in Paris (2nd arrondissement)
and a project under development in Issy-
les-Moulineaux, for which their stated book
values were used for the calculation of RNA.
The office portfolio is valued at 1 031.2 million
euros. 2 of these properties have an estimated
unit value that exceeds 100 million euros, 
6 have a unit value of between 100 million
and 50 million euros, and 14 have a unit
value of less than 50 million euros.

Shopping centers
On a constant portfolio basis, at year-end
2006 Klépierre’s shopping center holdings,
including transfer duties, increased in value
by 14.7% in light of the rental reversions 
and the decline in yields. The average decline
in yields over the year that was used 
by the appraisers was around 50bps, 
which translates into an average yield 
on the portfolio of 5.8%, including 
transfer duties.

France 3908.2 59.8% 5.5% 6.0%
> 100 €M 1742.9 5.0% 5.5%
100 > x > 50 €M 904.5 5.3% 5.6%
< 50 €M 1260.9 6.3% 6.7%
Spain 951.2 14.6% 6.0% 6.7%
> 50 €M 369.1 5.6% 6.4%
< 50 €M 582.1 6.3% 6.9%
Italy 919.8 14.1% 6,0% 6.3%
> 50 €M 531.8 5.5% 5.8%
< 50 €M 388.0 6.6% 6.9%
Portugal 146.1 2.2% 7.2% 7.2%
Hungary 350.2 5.4% 7.4% 7.5%
Others 258.7 4.0% 6.8% 7.4%
TOTAL 6534.2 100.0% 5.8% 6.3%

12.31.2006 12.31.2005
31.12.2005

Average yields (values,
transfer duties included)

Values, transfer duties
included 12.31.2006

%€MShopping centers Constant portfolio – Total share



Consolidated shareholders’ equity 2392 1955 2241 1825 2305 1880 2178 1756
Real estate companies goodwill -9
Unrealized capital gains in real estate portfolio 2475 1776 1449 992
– Appraised value 8104 6982 6598 5613
– Net book value -5628 -5205 -5149 -4 621
Unrealized capital gains on non-real estate assets 102 83 73 65
– Ségécé group capital gain 102 83 73 65
Tax on unrealized capital gains -167 -129 -116 -56
Restatement of deferred taxes on securities 94 85 101
Taxes and fees related to the sale of assets -267 -247 -235 -223

Revalued Net Assets 4182 3393 3152 2534
Number of shares, fully diluted 45768408 45723014 45976570 45 976 998
NAV excluding transfer duties, 
after taxes on unrealized capital gains (in € per share) 91.4 74.2 68.6 55.1
Marked to market of fixed rate 
debt excluding IAS 32-39 (€M) 7.3 11.2 -47.4 -69.9
NAV excluding transfer duties, after taxes 
on unrealized capital gains and marking 
to market of fixed-rate debt (in € per share) 91.5 74.5 67.5 53.6
NAV including transfer duties, after taxes 
on unrealized capital gains and marking 
to market of fixed-rate debt (in € per share) 97.4 79.9 72.6 58.4

in millions of euros unless otherwise indicated
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In 2006, Klépierre undertook to restructure
existing financing lines and secure the terms
and conditions of its future financings.
Against a backdrop of rapidly rising interest
rates and a flattening of the yield curve,
it would appear that the decision 
to complete as early as in January the bulk 
of the transactions aimed at extending 
the maturity of its debt and reinforcing its
interest rate hedging program was a wise one.
From a strictly financial perspective, 
the rationale behind taking Klémurs public
was to give the group greater flexibility. 
By providing this subsidiary 
with independent financial resources 
and a dedicated financial structure, 
the Group gives itself greater latitude 
in financing its future investments: equity 
or debt, at the level of Klépierre or Klémurs.
Accordingly, Klépierre will be able to allocate
its shareholders’ equity on the basis 
of its investment policy priorities.

FINANCIAL RESOURCES

Consolidated net debt of Klépierre went from
3 229 million euros on December 31, 2005
to 3 804 million euros on December 31,
2006*. This 575 million euro increase results
primarily from investment outflows 
(754 million euros) and the dividend payout
(125 million euros), and was partly offset 
by cash flow generated by disposals 
(115 million euros) and free cash flow 
for the year. This debt was mainly financed
via lines of credit that became available after
the financing transactions that were carried
out in the first quarter of 2006, as well as via
the use of credit arrangements that were set
up by Klémurs in December 2006.

Two major transactions 
for Klépierre
• On January 31, 2006, Klépierre signed a
new 7-year syndicated loan for a total 
of 1.5 billion euros (including CP back-up 
of 300 million euros). It used the facility 
to refinance existing credit lines of a residual
average duration of 1.4 years, drawn down
for 1 025 million euros (excluding back-up).
– An initial margin of 35bps, which is subject
to adjustments based on a loan to value grid
(ratio of net debt to revalued assets);
– Financing covenants that primarily concern
the loan-to-value ratio (limited to 52%), 
the coverage of interest expense by EBITDA
(minimum 2.5), and the secured financing 
to revalued assets ratio (limited to 20%).

• On February 28, 2006, Klépierre issued 
a 10-year bond due in 2016 and paying 
a coupon rate of 4.25%. In response 
to significant oversubscription, Klépierre
decided to raise the face value of the bond
to 700 million euros, versus the originally

contemplated sum of 500-600 million euros).
The margin was set at 70bps above 
the 10-year swap rate.

A dedicated financing policy 
for Klémurs
Klémurs planned to organize its financial
structure around an LTV ratio of up to 65%.
This substantial gearing ratio is consistent
with the profile of the assets it owns, which
offer long-term leases, high occupancy rates
and, as a result, highly recurrent cash flows.
Accordingly, the acquisition by Klémurs 
of 128 Buffalo Grill restaurants 
on December 18, 2006 was financed
through a combination of new equity 
(which brought in 135 million euros) 
and bank financing. On December 31, 2006,
Klémurs had an LTV ratio of 47%.

CREDIT AGREEMENT
On December 12, 2006, Klémurs signed 
a 5-year credit facility for up to 150 million
euros, from BNP Paribas and BECM. 
On December 31, 2006, 143 million euros 
of the total had been drawn down. 
Its principal characteristics are the following:
• an initial margin of 45bps, subject to an
adjustment based on a loan to value grid;
• financing covenants that primarily concern
the loan-to-value ratio (limited to 55%), 
the coverage of interest expense by EBITDA
(minimum 2.0), and the secured financing 
to revalued net assets ratio (limited to 20%).
The first two indicators may go as high as
65% and 1.8 times, respectively, including
subordinated debt. The latter could include
the financing granted by Klépierre.

D - FINANCING POLICY

2.9

3.1

3.3

3.5

3.7

3.9

4.1

4.3

4.5

2006/01 2006/04 2006/07 2006/10 2007/01

%

2 years 7 years 10 years

Klépierre
bond issue

Klépierre
Swaps

Klémurs
swaps

Swap rates

* Excluding Fair Value Hedge swap valuation.



SUCCESSFUL IPO
The capital increase of Klémurs was 
accompanied by the introduction 
for public trading of its stock:
• 6% of its stock was initially offered 
to the public, via a fixed price offering 
for private investors and a global placement
for institutional investors;
• together, Mutavie and CNP acquired 
a 9.0% equity interest in Klémurs.
On the basis of an initial price of 20 euros,
demand reached 9.4 times the size of the
fixed-price offering, with a significant interest
coming from private investors (who placed
37% of total orders). The final allocation was
fairly balanced, with 37% allotted to private
investors (of which 43% were individual
shareholders of Klépierre, who had priority
subscription rights for up to 300 shares).
Institutional investors accounted for 63% 
of the placement.
After exercise of the over-allotment option 
on December 11, 2006, Klépierre owns
84.1% of the equity in Klémurs.
Since it began trading on compartment B 
of Eurolist by EuronextTM, Paris Klémurs has
continued to attract interest. Introduced 
at 20 euros on December 8, 2006, the share
was trading at 31.4 euros at year-end, 
after rising above 40 euros in the first days 
of trading.

LONGER AND MORE DIVERSIFIED DEBT
Based on credit authorizations in place 
on December 31, 2006, the average duration
of the Group’s debt is 5.9 years (including 
the back-up line), versus 3 years on
December 31, 2005. The breakdown 
by type of financing remains diversified.

INTEREST RATE HEDGES

Profile of the swap portfolio
Klépierre took advantage of the relatively low
interest rates in the early part of the year 
to reduce the refinancing risk of its next 
significant fixed-rate debt maturity: 
its 600 million dollar bond due in July 2008.
By negotiating 2 forward starting swaps 
for a notional amount of 300 million euros,
Klépierre reset the rate of half of the future
refinancing at just below 3.5% (excluding 
the credit margin), for a term of 7 years 
starting in July 2008.

Similarly, Klémurs contracted two 7-year
swaps in November 2006 for a notional
amount of 50 million euros each: 
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COST OF THE DEBT

The historic cost of the debt (ratio of interest
expense to average financing debt) was
4.3% in 2006, compared with 4.1% in
2005.
The cost of the debt projected on the basis
of the financial structure and rates at the
December 31, 2006 reporting date was
4.3%. A 100bps rise in interest rates would
lead to an increase in the average cost of
debt of 0.15%, with a negative impact on
net current cash flow of 5.9 million euros.

in the first contract, which began on 
January 2, 2007, Klémurs is the fixed-rate
payer (3.79%). In the second, which begins
on December 31, 2007, the paid rate is 3.8%.
At the December 31, 2006 reporting date,
the Group’s swap portfolio was almost 
entirely composed of plain vanilla swaps. 
The average fixed rate on payer swaps 
is 3.1%.
The ratio of fixed-rate debt to total debt
(after hedging) accounted for 85% 
of Klépierre’s financing debt on January 2,
2007 (start date of the first Klémurs swap),
versus 74% on December 31, 2005.

FINANCIAL RATIOS AND RATINGS

Klépierre’s key financial ratios evolved 
as follows in 2006:
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20082007 2009 2010 2011 2012 2013 2014 2015 2016

Swaps Fixed-rate debtsForward-starting swaps

Interest-rate hedge profile

Loan To Value 41.7% 43.4%
EBITDA/
Interest expense 3.42 3.47
Net current cash-flow/ 
Net debt 8.1% 8.1%

12.31.200512.31.2006Total share

These levels fall within the range of objectives
used by Standard and Poor’s for its BBB+ 
rating of Klépierre’s debt, i.e.:
• Loan-to-value ≤ 50%;
• Net Current Cash Flow/Net Debt ≥ 7%;
• EBITDA/Interest Expense ≥ 2.5%.

The outlook associated with this rating was
revised from stable to positive in January
2007.

Short-term A-2
Long-term BBB+
Outlook Positive

Ratings from Standard and Poor’s

Fair value of hedge instruments
On December 31, 2006, the unrealized 
capital gain on Klépierre’s swap portfolio, 
calculated as the sum of their fair value
excluding accrued interest, is 57.1 million
euros. This increase of 33.6 million euros 
versus December 31, 2005 is attributable 
to the impact of significantly higher interest rates.
If bonds and other fixed-rate debt are included,
the total fair value of Klépierre’s financial
instruments is 68.4 million euros, an increase
of 113.5 million euros compared with
December 31, 2005.



Throughout 2006, Klépierre pursued 
initiatives aimed at achieving responsible
human resource development. This year, 
in addition to recurrent subjects such 
as retaining talent, offering training and
development opportunities and encouraging
a strong group focus in its corporate culture,
Klépierre concentrated on further integrating 
its European affiliates and taking steps 
to include them in the global corporate 
mission.

GREATER EUROPEAN COHESION

With 1 032 employees based across Europe
in 2006, Klépierre has acquired a truly
European dimension. Currently, 52% 
of its workforce is located outside of France.
Employees with particularly high potential
were detected when the succession plan was
subject to an annual analysis, and individual
interviews were conducted when members
of the Group’s corporate HR department 
visited operating units in the various 
countries.
In addition, a consistent performance
appraisal process was recently launched, 
and a personalized employee information
database has also been rolled out.
While local managers are given wide latitude
in light of their specific knowledge of the
particular country in which they work,
Klépierre’s foreign affiliates also appreciate
the HR expertise and best practices that are
made available.

EMPLOYEES ARE COMMITTED 

TO A DYNAMIC GROUP

Ségécampus, the occupational campus 
(École des Métiers) of the Klépierre group
established in 2005, offered a full and steady

curriculum in 2006. With its 14 modules, 
this in-house university has trained 240
employees in France. The training modules,
which include basic courses in commercial
leases as well as instruction in the art 
of negotiation, are highly technical and seek 
to transfer the skills and knowledge 
that are specific to Ségécé.
Cross-business training provided by outside
specialists is also offered in many disciplines,
including foreign languages, the evolving
legal framework, the use of office tools 
and technology, and managerial practices.
For its first year of application in France, 
the “Droit Individuel à la Formation”
(individual right to training agreement) 
was used by 188 employees, including 
35 who have already used it to the fullest
possible extent.
In the area of individual management,
Klépierre is pursuing its policy of promoting
diversity and retaining employees.
The human resources department has 
conducted more than 260 individual career
interviews in the last two years, during which
employees express their career aspirations,
review their career path and discuss 
opportunities for internal promotion, 
both within the Klépierre group and more
broadly within BNP Paribas. These efforts 
to know the workforce, combined with 
a commitment to ongoing dialogue with
business area head, support a pragmatic 
and effective approach to the annual pay
review, during which 2.3% of the total 
payroll is distributed to reward individual 
performance and achievement.
In 2006, stock option grants were awarded
to around 80 employees.
In the area of individual management,

Klépierre is pursuing its policy of promoting
diversity and retaining employees. 
At the European level, 61% 
of the 220 newly-hired employees were
women. In addition, women represented
52.5% of all promotions that were granted.
With a rate of attrition among employees
that is limited to 7.2%, Klépierre 
demonstrates that it is able to maintain 
a high level of motivation among its staff.
In France, Klépierre continued to limit 
the use of interim employment, hiring 
10 temporary employees (full-time equivalent)
on average in 2006. Based on an average
workforce of 482, this was equal to 2.1%.
Excluding paid maternity leave, absenteeism
was only 1.3% in 2006.

A MOTIVATING WORKPLACE ENVIRONMENT

In 2006, Klépierre signed a wage agreement
covering all of its employees in France, 
providing an across-the-board increase 
of 1.2% plus a bonus of 1 000 euros per
employee. The employment agreements 
currently in force also offer employees-
in addition to profit-sharing entitlements-
the option of participating in a number 
of employer-sponsored savings plans 
(Plan d’Épargne Entreprise, PERCO
and a capital increase) with financial backing.

TOPICS FOR FURTHER DEVELOPMENT

IN 2007

As a logical extension of its commitment 
to responsible human resources practice,
Klépierre initiated an audit in 2006 on
employment of the disabled. The conclusions
will be communicated in 2007 for this audit,
the aim of which is to examine various ways
of promoting the hiring of people with 
disabilities.
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I - RECENT DEVELOPMENTS

Acquisition of Progest
On December 21, 2006, Klépierre signed 
a memorandum of agreement with 
the group owned by Monsieur Henry
Hermand, pertaining to the acquisition 
of full equity ownership of Progest and
diverse financial interests in various real
estate companies. Progest and these various
companies are the owners of equity interests
in several shopping centers or facilities 
in operation, spread across 13 sites located
near or in the downtown areas of major
French cities.
The assets have GLA of more than 88 000 sq.m.,
including an ownership share of 36 000 sq.m.
Klépierre’s total investment is an estimated
€109.6 million based on the appraised value
of the real estate assets in question 
(€115.5 million, including €6.7 million 
for the land acquired). Triple net rent in 2007
for the assets in operation is expected 
to reach €6.4 million.
As a follow-up to the signature

of the memorandum, on January 9, 2007
Klépierre signed the acquisition of full equity
ownership of Progest. 
A down payment of 73.5 million euros was
made on that date.

Klépierre’s outlook and rating
revised upward by Standard 
& Poor’s
On January 11, 2007, the rating agency
Standard & Poor’s announced that it was
revising the outlook on Klépierre’s credit 
rating from stable to positive. Klépierre 
has enjoyed a rating of a Standard & Poor’s
rating of BBB+ since 2001.

II - OUTLOOK

Through consistent deployment 
at the European level of its integrated 
business model – as a shopping center 
property asset owner, manager and developer
– Klépierre expects to maintain a sustained
and steady pace of growth in the years
ahead. Klépierre has developed and 
is executing an investment program totaling

some 4 billion euros over the period running
from 2007 through 2011, including around
2.3 billion euros of controlled investments.
This significant potential for growth 
is supported by the three major pillars 
of Klépierre’s business development strategy:
• mainly shopping centers (3.0 billion euros,
of which 2.1 billion euros controlled);
• the real estate assets of major retail groups,
via Klémurs (669 million euros over 
the 2007-2008 period, including 69 million 
of controlled investments under 
the agreement with Buffalo Grill); 
• to a lesser extent, Parisian office properties,
a market in which Klépierre has resumed 
its posture of selective buyer (400 million
euros, including controlled investments of
100 million euros, particularly in connection
with the Issy-les-Moulineaux project).

In 2007, Klépierre plans to invest a total 
of around 800 million euros in these three
markets. In parallel, the group will pursue 
the arbitrage of its office portfolio, with 
disposals totaling an estimated 75 million euros.

Ségécé, Galae et Ségécé LT 144 12 156 69 133 202 358 213
Klépierre Services 34 7 41 57 23 80 121 91
Klégestion 4 4 6 4 10 14 10
CB Pierre 1 0 1 1 0 1 2 2
Sub-total France 183 19 202 133 160 293 495 316 64%
Ségécé Italia 10 40 50 0 37 37 87 10
Ségécé España 54 0 54 32 25 57 111 86
Effe Kappa (Italy) 0 1 1 0 3 3 4 0
Ségécé Portugal 4 11 15 2 26 28 43 6
Ségécé Ceska Republika 3 1 4 8 11 19 23 11
Ségécé Hellas 2 0 2 1 1 2 4 3
Ségécé Magyarorszag 4 41 45 1 75 76 121 5
Ségécé Polska 7 12 19 6 19 25 44 13
Devimo (Belgium) 12 26 38 15 47 62 100 27
Sub-total International 96 132 228 65 244 309 537 161 30%
TOTAL 279 151 430 198 404 602 1032 477 46%

Male
TotalNon ManagersManagersDecember 31, 2006

Female
Non ManagersManagers

Total
Total

% Managerso/w
Managers

F – RECENT DEVELOPMENTS, OUTLOOK AND RISK FACTORS



The business outlook is positive and should
enable the Group to once again achieve 
sustained growth in 2007. As its external
growth prospects, Klépierre will benefit from
the contribution of the acquisitions it made
in 2006, which represent full-year additional
rents of 19.4 million euros, to which 
the investments already identified 
for the current year will be added. 
Organic growth will get a boost from higher
rents made possible by significant index-
linked adjustments in France, where 77% 
of the leases in the portfolio (in terms 
of value) will be impacted as of January 1,
2007 by the 7.05% rise in the ICC cost 
of construction index for the second quarter
of 2006.

III - RISK FACTORS

Risks related to Klépierre’s strategy
and activities

REAL ESTATE IS A CYCLICAL BUSINESS
One of the reasons Klépierre has chosen to
focus on shopping centers is that it considers
this segment to be less cyclical than the other
segments of the real estate market. However,
conditions in any real estate market fluctuate
periodically and depend on the balance
between supply and demand, competing
investment opportunities (financial assets,
level of interest rates) and the economic
background in general.
Because economic and real estate market
cycles are difficult to predict, Klépierre 
may not always execute its investments 
and divestments at the most opportune 
time or may have to postpone contemplated
investments or divestments. Leases may
come up for renewal during downside 
periods and may not reflect the reversion
potential assessed in the past. If several assets
were bought at the same time, leases 
of those assets are likely to be maturing 
in the same period; this concentration 
of lease maturities could increase the lease
renewal risk and its impact on cash flows.
As a whole, adverse real estate market 
conditions may weigh negatively on 
the appraised value of Klépierre’s portfolio as
well as on the operating results it generates.

DEVELOPMENT AND INVESTMENT RISKS
Klépierre does engage real estate development
activities from time to time for its own
account. Two major risks have been identified:
• the cost of construction may turn out to be
higher than Klépierre’s initial assessments: 
the building phase may take longer than
expected, technical difficulties may be
encountered due to the complexity 
of some projects, and the prices 
of construction materials may evolve adversely;
• Klépierre may have difficulty leasing 
up a project, which may mean that 
the project is only partly leased up 
or is being leased up at lower rent levels.
Klépierre’s investments (in new projects, 
existing assets or extensions) are subject 
to legal authorizations that may be granted
later than expected, or Klépierre and/or 
its partners may fail to obtain them at all. 
In any case, costs incurred initially 
(such as internal or external studies) 
may be impossible to defer or cancel. 
The development and investment risks 
mentioned above could lead to delays, 
to the cancellation of the contemplated
developments or investments, or to their
completion at a higher cost than expected.
This in turn may have a negative impact 
on Klépierre’s pipeline completion, results 
and financial situation.
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to hedge interest rate risks, such as swaps,
which enable it to pay a fixed or variable
rate, respectively, on a variable or floating
rate debt. The market value of these 
instruments also fluctuates with the level 
of interest rates. Since Klépierre applies IFRS
accounting standards, such fluctuations 
are reflected in Klépierre’s balance sheet 
and may also be reflected in Klépierre’s
income statement should hedge relationships
not be documented or cease to be 
documented, or should existing hedges 
be only partially effective.

LIQUIDITY RISK
Klépierre’s strategy depends on its ability 
to raise financial resources, either debt 
or equity, for the purpose of funding its
investments and acquisitions and refinancing
maturing debts. Klépierre may not always
have the desired access to capital, or may
find it difficult to raise the funds needed 
or to do so under attractive terms and 
conditions. This situation may arise due 
to a crisis in the debt or equity markets,
events in the real estate market, 
a downgrade in Klépierre’s corporate credit
rating, or any other change in Klépierre’s
activity, financial situation or shareholder base
that could change investor perception 
of its credit quality or investment appeal.
Some of Klépierre’s financing includes 
financial covenants in the legal documentation
(mainly outstanding bond issues and syndicated
loans). Should Klépierre not be able to 
maintain the financial ratios set forth in 
these contracts, it may be subject to 
early repayment or may be asked to do 
so (depending on the particular case), forcing
Klépierre to find new sources of funding 
or renegotiate the debt.

CURRENCY RISK
Klépierre operates in some countries that
have not yet joined the Euro area (Slovakia,
the Czech Republic, Hungary and Poland 
to date). In these countries, Klépierre’s 
exposure to currency risks derives from 
the following elements: 
• local currencies may depreciate between
the time rents are invoiced in euros and 
the time tenants pay those rents, creating

ACQUISITION RISKS
Klépierre’s growth strategy is highly dependent
on its ability to acquire real estate assets 
or companies that own them. This activity
entails the following risks:
• Klépierre may have misjudged the expected
return on assets, and therefore may have
paid an inappropriate price for their 
acquisition;
• Klépierre may have failed to detect hidden
defects such as the existence of sub-leases,
tenant practices that are hazardous 
to the environment, or discrepancies
between plans and the actual
construction of certain assets;
• Klépierre may have difficulty completing 
an acquisition because of its impact 
on internal organization (information 
technology, human resources).

COUNTRY RISKS
Klépierre considers Europe as its domestic
market, and focuses its investments 
on the Euro area and on countries that are
likely to adopt the euro over the medium 
to long term.
Some countries in which Klépierre operates
or may operate in the future may present
higher risk profiles than Klépierre’s historic
markets (France, Spain and Italy): 
the economic and political
environment may be more volatile, 
the regulatory framework – including 
entry barriers – may be less favorable, and 
transactions may be completed in local 
currencies that may be more volatile.
Country risks may adversely influence
Klépierre’s earnings and financial condition.

RISKS RELATED TO THE FOCUS 
ON THE SHOPPING CENTER SEGMENT
Klépierre’s strong focus on shopping centers
make it more dependent on this market 
segment, whose performance depends 
on business conditions in the retail market 
in general and on the level of consumption 
in particular. Moreover, competition between
assets is specific to the shopping center 
market, because the appearance of new 
centers in the vicinity of Klépierre’s assets
may attract some customers away from 
the latter.
Therefore, shopping center occupancy 
rates may not always be at generally high
levels – with a potentially negative impact 
on Klépierre’s operating results.

TENANT INSOLVENCY RISKS
Klépierre’s ability to collect rents depends 
on the solvency of its tenants, in particular
those in the office segment, where tenant
insolvency risk is not as widely spread.
Tenants may not pay on time, or may be 
in default, or Klépierre may need to reduce
the amount of rents invoiced by making 
concessions that align lease payments with
the financial situation of some tenants. 
In all these cases, tenant insolvency may hurt
Klépierre’s operating results.

Risks related to Klépierre’s financing
policy and financial activities

INTEREST RATE RISK
Klépierre finances some of its investments 
by raising debt with either a fixed or 
a floating rate of interest. These financing
activities generate the following risks: 
• the interest expense paid by Klépierre 
on its floating rate debt is exposed to 
an increase in the interest rates to which 
they are indexed;
• the market value of Klépierre’s fixed rate
debt would increase if market interest rates
decreased; 
• Klépierre may be exposed to the level 
of interest rates on a particular date, 
for example if it has planned to raise fixed
rate debt to fund a planned acquisition.
Klépierre uses derivative instruments 



translation losses for Klépierre. In addition, 
a few leases are not invoiced in euros, but 
in dollars or local currencies, creating 
additional risk with respect to the amount
actually collected in euros; 
• fluctuations in local currencies also impact
the level at which local financial statements
are translated into euros and integrated 
into Klépierre’s consolidated financial 
statements; 
• since most tenants are invoiced in euros,
local currency depreciation may make 
it difficult for them to meet rent obligations,
leading to deterioration in their solvency. 

COUNTERPARTY RISK
When Klépierre uses derivative instruments
such as swaps to hedge a financial risk,
Klépierre’s counterparty may owe Klépierre
some payments during the lifetime 
of the instrument. Insolvency of that 
counterparty may lead to delay or default 
in such payments, which would have 
an adverse impact on Klépierre’s results. 
Klépierre is also exposed to counterparty 
risks on its short-term financial investments. 
Procedures for monitoring risks and systems
set up internally to limit and manage them
are presented in the notes to the consolidated
financial statements.

Legal, tax 
and regulatory risks

REGULATORY RISKS
As an owner and manager of real estate
assets, Klépierre must comply with 
the regulatory rules in force in all of the countries
in which it operates. These rules pertain to 
several fields, including corporate law, taxation,
health and safety, the environment, building
developments, commercial licenses, leases 
and urban planning. Changes in the regulatory
framework may require adaptation 
in Klépierre’s activity, assets or strategy. 
For example, more stringent safety 
regulations may generate additional 
management costs, whereas lower barriers
to market entry may weigh negatively 
on the return on the assets located in that area
or encourage Klépierre to realign its investment
strategy. Klépierre may also be subject 

to sanctions in the event that one or several
tenants in one of its shopping centers fail 
to comply with applicable standards. 
All those regulatory risks may negatively
affect Klépierre’s results and the appraised
value of its portfolio.

TAX RISK RELATED TO SIIC STATUS
Klépierre has SIIC tax status, which makes 
it exempt from corporate income tax. 
To be eligible for this status and 
the exemption, Klépierre must distribute 
a significant portion of its profit. 
Should Klépierre not be able 
to fulfill this obligation, it may lose SIIC 
status, an event that is likely to weigh
adversely on its activities and earnings. 

LEGAL INTELLIGENCE
Klépierre’s legal and support departments
work in partnership with outside consultants
to ensure that information on new laws and
regulations that could have a material impact
on the Group’s financial condition and its
business development is captured, processed
and disseminated throughout the Group. 
This intelligence-gathering extends 
to legislation and regulations in every country
in which the Group has equity interests. 

Environmental risks
In every country in which it operates,
Klépierre must comply with environmental
laws pertaining to the presence or use 
of hazardous or toxic substances, the use of
facilities that could generate pollution, public
health issues, including epidemics (especially
for shopping centers), ground pollution and
flooding. Should Klépierre fail to comply 
with a regulatory requirement or sustain 
an environmental accident, its properties
could lose their appeal and/or Klépierre 
could be subject to penalties that could 
generate additional costs and impair 
the Company’s reputation. Costs may 
also be incurred to defend the Company
against such environmental claims or enforce
measures designed to remedy the newly
identified environmental risks. 
To date, no quantified, comprehensive 
estimate has been made of the Company’s
environmental risks. 
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Insurance risks
Klépierre has contracted insurance coverage
designed to protect the equity capital 
and revenue capability of each of its core
business segments. The remaining risks
are primarily of two types: Klépierre 
could be subject to higher premiums 
for the same level of coverage, or it could
suffer losses that are not entirely covered 
by the insurance it has contracted. 
In both case, Klépierre’s earnings 
and the fair market value of its assets 
could be adversely affected.

SHOPPING CENTERS
In 2006, Klépierre pursued the policy 
initiated in prior years to harmonize 
the Company’s insurance programs
in force, both in France and abroad. 
These programs are built 
on the same basis, with the aim 
of unifying the scope and level 
of coverage provided (replacement 
cost in the event of an insured loss, 
compensation for loss of lease income 
equal to two years of rent, insurance 
against the financial impact 
of damage to third parties for which
Klépierre is deemed liable, etc.) 
as well as the amount of all deductibles.
The insurance programs are placed 
with major insurers and monitored 
by a dedicated department that works 
in cooperation with the Group’s brokers. 
For foreign markets, the decision was made
to give preference to local relationships
by working through local personnel 
and broker correspondents on global

insuranceprograms that integrate 
local lines of insurance.
The program of systematic reappraisal 
of coverage every five years will be continued
in 2007, to ensure that a perfect fit 
is maintained between insurance coverage
and insurance values.
Overall, the significant reductions 
in premiums obtained in 2005 were 
maintained in 2006 against a backdrop 
of claims pressures in the liability market 
(the number of claims was limited in terms 
of holdings, but a larger number of claims
were filed asking for higher damage awards),
offset by the very limited number 
of major property insurance claims. 
As a reminder, insurance premiums
-with the exception of rental insurance-
are passed on to tenants, either directly, 
or via shared expenses. The environmental
impairment liability policy, which covers 
protected sites in France, was renewed 
with Assurpol. Insurance coverage 
for construction work is always contracted 
on a one-off basis. In addition, the coverage
taken out specifically for Ségécé and its 
subsidiaries was reviewed and harmonized 
in 2007 as part of an ongoing process. 
Klépierre also pursued its policy of protecting
persons and property by contracting 
individual accident insurance coverage. 
All of its assets are fully or partially protected
against the risk of terrorist attacks.

OFFICES
Properties in Klépierre’s portfolio are covered
under a fleet policy that includes replacement
cost cover for property and compensation 
for rental income interruption caused 
by the occurrence of an insured loss 
(three years). Klépierre may from time 
to time take out special construction 
coverage for major renovations that
it undertakes. Klégestion is insured under 
a commercial third-party liability policy 
for its management business. Klépierre 
was able to obtain a 20% decrease 
in its insurance premium payments when
these policies came up for renewal. 
All insurance premiums are re-invoiced 
to tenants as part of building operating costs. 

Risks related to Klépierre’s 
shareholder base
Klépierre cannot predict the evolution 
of its shareholder structure. In particular BNP
Paribas, Klépierre’s current majority 
shareholder, may choose to decrease 
or increase its holdings in Klépierre 
in the future. 



To ensure transparency and keep the public
informed, Klépierre has introduced a series 
of measures based on corporate 
recommendations, such as the creation 
of Supervisory Board committees 
and the appointment of independent 
members to the Supervisory Board. 
As a result, the Company considers that 
the governance structure it has set up comply
with current corporate governance standards
and practices.

I - LIST OF OFFICES AND POSITIONS

List of offices and positions held by 
the Company’s governing boards 
at December 31, 2006.

Executive Board

Michel CLAIR
• Chairman, Klépierre Executive Board
• Chairman, Duna Plaza Executive Board

(Hungary)
• Chairman, Arcol Supervisory Board

(Slovakia)
• Permanent representative of Klépierre

and member of the Supervisory Board
of SCS Ségécé

Member of the Executive Board:
• Krakow Plaza (Poland)
• Poznan Plaza (Poland)
• Ruda Slaska Plaza (Poland)
• Sadyba Centre SA (Poland)
• Klépierre Novo (Czech Republic)
Chairman of the Board of Directors:
• Klépierre Foncier Makédonia (Greece)
• Klépierre Athinon A.E. (Greece)
• Klépierre Nea Efkarpia (Greece)
• Klépierre Péribola Patras (Greece)
• Effe Kappa (Italy)
• Finascente (Portugal)
• Galeria Parque Nascente (Portugal)
• Gondobrico (Portugal)
• Klélou-Imobiliaria SA (Portugal)
• Klénord Imobiliaria (Portugal)
• Klépierre Portugal SGPS SA (Portugal)
• Klétel Imobiliaria (Portugal)
• Cinémas de l’Esplanade (Belgium)
• Coimbra (Belgium)

• Foncière Louvain-la-Neuve (Belgium)
• Kléminho (Portugal)
• Capucine BV (Netherlands)
Member of the Board of Directors:
• GIE Astria
• Les Trois Vallées
• France Habitation
• Place de l’Accueil (Belgium)
Trustee:
• Kléber La Pérouse SNC
• Kanizsa 2002 (Hungary)
• Duna Plaza Offices (Hungary)
• Bestes (Czech Republic)
• Entertainment Plaza (Czech Republic)
Representative of Klépierre, sole director 
of Klépierre Vallecas (Spain)

Jean-Michel GAULT
• Member of the Klépierre 

Executive Board
• Member of the Board 

of Directors, Soaval
• Chairman of the Board 

of Directors, Place de l’Accueil (Belgium)
Member of the Executive Board:
• Krakow Plaza (Poland)
• Sadyba Centre SA (Poland)
Vice-Chairman of the Board of Directors:
• Galleria Commerciale Assago (Italy)
• Galleria Commerciale Cavallino (Italy)
• Galleria Commerciale Collegno (Italy)
• Galleria Commerciale Klépierre (Italy)
• Galleria Commerciale Solbiate (Italy)
• Galleria Commerciale Serravalle (Italy)
• Klécar Italia (Italy)
• Klefin Italia (Italy)
Appointed director:
• Immobiliare Magnolia (Italy)
• Novate (Italy)
• ICD (Italy)
Member of the Board of Directors:
• Cinémas de l’Esplanade (Belgium)
• Coimbra (Belgium)
• Foncière de Louvain-la-Neuve (Belgium)
• Klépierre Foncier Makédonia (Greece)
• Klépierre Athinon A.E. (Greece)
• Klépierre Nea Efkarpia (Greece)
• Klépierre Péribola Patras (Greece)
• IGC Spa (Italy)
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Supervisory Board

Dominique HOENN
• Chairman of the Klépierre 

Supervisory Board
• Chairman of the Klémurs 

Supervisory Board
• Senior Adviser, BNP Paribas
• Chairman of the Board 

of Directors of Paribas International
• Chairman of the Board 

of Directors of BNP Private Equity
• Vice-President of the Supervisory

Board of Euronext NV (Amsterdam)
• Member of the College 

of Autorité des marchés financiers
Member of the Board of Directors:
• BNP Paribas Securities Services
• BNP Paribas Luxembourg SA
• Clearstream International (Luxembourg)
• LCH Clearnet (London)

Alain PAPIASSE
• Vice-Chairman of the Klépierre

Supervisory Board
• Member of the BNP Paribas 

Executive Committee
• Chairman of the Supervisory 

Board of BNP Paribas Immobilier
• Member of the Supervisory 

Board of CooperNeff Alternative
Managers

• Chairman of the Board of Directors 
of BNP Paribas Private Bank

• Chairman of the Board 
of Directors of BP2S

• Chairman of the Board of Directors 
of BNP Paribas Luxembourg

Member of the Board of Directors:
• Cortal Consors
• BNP Paribas Assurance
• BNP Paribas Switzerland
• BNP Paribas UK Holdings Ltd
Permanent representative of Sicovam
Holding, Member of the Board of Directors
of Euroclear plc (Switzerland)

Jérôme BÉDIER
• Member of the Klépierre 

Supervisory Board
• Member of the Supervisory Board 

of Générale de Santé

• Effe Kappa (Italy)
• Capucine BV (Netherlands)
• Kléminho (Portugal)
• Klélou-Imobiliaria SA (Portugal)
• Klénord Imobiliaria (Portugal)
• Klépierre Portugal SGPS SA (Portugal)
• Klétel Imobiliaria (Portugal)
Member of the Supervisory Board:
• Duna Plaza (Hungary)
• Nyiregyhaza Plaza (Hungary)
• Arcol (Slovakia)
• Delcis CR (Czech Republic)
• Klépierre Novo (Czech Republic)
Trustee, KPSVR 2002 (Hungary)

Claude LOBJOIE
• Member of the Klépierre 

Executive Board
• Trustee, SNC Klégestion
• Sole director of GIE Klépierre Services
• Chairman of SAS CB Pierre
• Member of the Supervisory 

Board of SCS Ségécé
• Member of the Executive Board 

of Sadyba Centre SA (Poland)
• Member of the Supervisory Board 

of Duna Plaza (Hungary)
Member of the Board of Directors:
• Klépierre Foncier Makédonia (Greece)
• Klépierre Athinon A.E. (Greece)
• Klépierre Nea Efkarpia (Greece)
• Klépierre Péribola Patras (Greece)
• IGC Spa (Italy)
Trustee:
• Debrecen 2002 (Hungary)
• Zalaegerszeg Plaza (Hungary)
Independent Advisor of SAS Comadim

Laurent MOREL
• Member of the Klépierre 

Executive Board
• Trustee, SCS Ségécé
• Member of the Arcol Executive Board

(Slovakia)
• Chairman of the Supervisory Board 

of Delcis CR (Czech Republic)
Chairman of the Board of Directors:
• SAS Soaval
• Galleria Commerciale Assago (Italy)
• Galleria Commerciale Cavallino (Italy)
• Galleria Commerciale Solbiate (Italy)
• Galleria Commerciale Collegno (Italy)

• Galleria Commerciale Klépierre (Italy)
• Galleria Commerciale Serravalle (Italy)
• IGC (Italy)
• Klécar Italia (Italy)
• Klefin Italia (Italy)
Vice-Chairman of the Board of Directors:
• ICD (Italy)
• Immobiliare Magnolia (Italy)
• Novate (Italy)
Member of the Supervisory Board:
• Ségécé Magyarorszag (Hungary)
• Duna Plaza (Hungary)
• AMC – Prague sro (Czech Republic)
• Ségécé Ceska Republika (Czech Republic)
• Klépierre Novo (Czech Republic)
• Ségécé Polska (Poland)
• Ségécé Slovensko (Slovakia)
Member of the Board of Directors:
• Ségécé España (Spain)
• Ségécé Hellas (Greece)
• Ségécé Italia (Italy)
• Ségécé Portugal (Portugal)
Trustee:
• GYR 2002 (Hungary)
• UJ Alba 2002 (Hungary)
• Klépierre Krakow (Poland)
• Klépierre Poland (Poland)
• Klépierre Poznan (Poland)
• Klépierre Sadyba (Poland)
• Klépierre Galeria Krakow (Poland)
• Klépierre Rybnik (Poland)
• Klépierre Warsaw (Poland)
• Klépierre Galeria Poznan (Poland)
• Klépierre Sosnowiec (Poland)
• Klépierre Lublin (Poland)
• Klépierre CZ (Czech Republic)
• CSPL 2002 (Hungary)
Permanent representative of Ségécé, member
of the Board of Directors:
• Devimo Sud (Belgium)
• Devimo Consult (Belgium)
• Devimo Progresso (Belgium)



• Executive Chairman of the Fédération 
des Entreprises du Commerce et de la
Distribution (Federation of Retail and
Distribution Companies)
• Member of the Executive Committee 
of France’s employers confederation, MEDEF
• Chairman, Board of Directors
de la Fondation de la Croix Saint-Simon
• Independent advisor to the Board of
Directors of Éco-Emballages

François DEMON
• Member of the Klépierre 

Supervisory Board
• Member of the Klémurs 

Supervisory Board
• Chairman and CEO 

of Société de Participations Mobilières
• Chairman SAS 

BNP Paribas Participations
• Executive Vice-President, not member of

the Board of Directors of OGDI
Member of the Board of Directors:
• Cobépa Technology (Belgium)
• Claireville (Belgium)
• Sagip (Belgium)
• BNP Paribas International BV (Netherlands)
• Non-partner trustee of Paribas Dérivés
Garantis
• Permanent representative of SAS BNP
Paribas Participations, director of Capefi

Bertrand de FEYDEAU
• Member of the Klépierre 

Supervisory Board
• Member of the Klémurs 

Supervisory Board
• CEO of Association Diocésaine de Paris
• Chairman and CEO 

of AXA Immobilier SAS
Member of the Board of Directors:
• AXA Aedificandi
• Foncière des Régions
• Gécina
• Société Beaujon SAS
• SITC SAS
• Ahorro Familiar
Independent advisor:
• Affine
• Sefri Cime

Bertrand JACQUILLAT
• Member of the Klépierre 

Supervisory Board
• Chairman and CEO of Associés 

en Finance
• Member of the Supervisory Board 

of Presses Universitaires de France
• Member of the Board of Directors 

of Total SA

Bertrand LETAMENDIA
• Member of the Klépierre 

Supervisory Board
• Trustee, SNC AGF Immobilier
• Trustee, SNC Phénix Immobilier
Member of the Board of Directors:
• Sogeprom
• Immovalor Gestion
Chairman:
• SAS Établissements Paindavoine
• SAS Étoile Foncière et Immobilière
• SAS Financière Cogedim Laennec
• SAS INVCO
• SAS Kléber Lamartine
• SAS Madeleine Opéra
• SAS Kléber Passy
• SAS Société Foncière Européenne
• SAS Société de Négociations Immobilières
et Mobilières Maleville “SONIMM”
• Vernon SAS
Trustee:
• SNC Laennec Rive Gauche
• EURL 20/22 rue Le Peletier
• SARL de l’Étoile
• SARL Relais de la Nautique
• Société de Construction et de Gestion
Immobilière des Mesoyers
• SCI Remaupin
• SCI 3 Route de la Wantzenau “Les Portes
de l’Europe”
• SC Prelloyd Immobilier
• SCI Via Pierre 1
• SCI Le Surmelin
Liquidator of SCCV 33 La Fayette
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Vivien LÉVY-GARBOUA
• Member of the Klépierre 

Supervisory Board
• Member of the Executive 

Committee, BNP Paribas
• Head of Compliance and Coordination

of Internal Control at BNP Paribas
• Member of the Supervisory Board 

of BNP Paribas Immobilier
• Member of the Supervisory Board 

of Presses Universitaires de France
Member of the Board of Directors:
• BNP Paribas (UK)
• BNP Paribas SA (Switzerland)
• BNP Paribas Luxembourg
• Compagnie d’Investissements de Paris
• Financière BNP Paribas

Philippe THEL
• Member of the Klépierre 
Supervisory Board
Member of the Board of Directors:
• GIPEC
• PSR
• BNP Paribas Immobilier SAS
• Permanent representative of BNP Paribas
Immobilier SAS, member of the Board of
Directors of Promogim
• Permanent representative of BNP Paribas,
member of the Board of Directors of Sofibus
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2006
Partnership agreement and agreement
to purchase the property of the Buffalo
Grill Group in France.
• Signed on August 3, 2006 
and supplemented by four additional clauses.
• Seller: Buffalo Grill.
• Object:
– acquisition of the buildings of 128 restaurants
in France as part of an overall investment
agreement to acquire Buffalo Grill properties
either outright or in the form of finance leases;
– concomitant signature of a lease for each
asset acquired;
– concomitant signature of a partnership
agreement intended to facilitate the proper
execution of leases, provide for the automatic
extension of the partnership, by operation 
of law, to all properties as and when they are
sold by Buffalo Grill, provide for changes 
in the scope of the partnership, developing
the relationship between Klépierre and
Buffalo Grill over the long term, and participate
in the development of new Buffalo Grill 
locations. Buffalo Grill has also undertaken 
to give Klépierre the opportunity to acquire
up to 30 new projects within five years 
of the starting date of the partnership 
agreement. Klépierre will be able to offer
Buffalo Grill new project development 
opportunities at shopping centers owned 
by the Klépierre Group;
– the contractual right for Klépierre 
to be substituted by Klémurs, exercised on
November 27, 2006;
– amount of the transaction: €299.8 million.

On December 18, 2006, Klémurs acquired
the following from Buffalo Grill:
• 23 restaurant buildings outright;
• outstanding rights under various finance
leases granted by leasing companies 
to Buffalo Grill SA or its subsidiaries, covering
a portfolio of 105 restaurants in France.
On the same date, 128 commercial leases
were granted to Buffalo Grill.
The partnership agreement will continue 
during 2007.

Agreement to purchase a portfolio 
of shopping malls and commercial 
premises in France
• Memorandum of agreement signed 
on December 21, 2006, deed of acquisition
signed on January 9, 2007.
• Seller: Henry Hermand Group.
• Buyer: SNC Kléber La Pérouse.
• Object:
– acquisition of a 100% interest in Progest, 
a company with some 40 holdings including
a large number of shopping malls and 
commercial premises.
• Amount of the transaction: €100 million.

Memorandum of agreement and promise
of sale for property in Montpellier
• Signed on December 21, 2006 and
December 22, 2006. Signature of the off-
plan deed of sale on February 15, 2007.
• Parties: SC Odysseum 2 for the business
pole and Société d’Équipement de la Région
Montpelliéraine for the leisure/entertainment
pole, Klépierre and Icade Foncière des
Pimonts with the contractual right 
to be substituted by SAS Odysseum Place de
France.
• Object:
– Development of a major property complex
called Odysseum on a single site that includes
both leisure/entertainment and commercial
activities.
• Amount of the transaction: €200 million.

Carrefour memorandum of agreement –
additional clause no. 9 relating to sites
in France.
• Signed on September 28, 2006.
• Parties: Klépierre/Carrefour.
• Object:
– extension and renovation of shopping malls
in France;
– definition of guidelines and conditions 
for setting the economic parameters 
of the project (value of the extension work,
cost price, impact of operating expenses 
on land costs) determined separately for each
renovation or extension.

II - SUMMARY OF MAJOR AGREEMENTS

Major acquisition contracts

2005
Agreement to purchase a portfolio 
of shopping centers in Poland 
and the Czech Republic
• Signed on July 29, 2005.
• Seller: Plaza Centers Europe.
• Object:
– acquisition of several companies owning
four existing shopping centers in Poland;
– agreement for the future acquisition 
of companies that own three shopping 
centers in Poland either under construction
or to be built. For one of the centers located
in Lublin, a put option was granted, exercisable
on the condition precedent that the seller
first acquires all of the Company’s securities
(50% of the Company’s securities are 
currently owned by a third party);
– agreement for the acquisition of companies
that own two shopping centers in the Czech
Republic either under construction or to be
built;
– acquisition of the remaining securities 
of the Hungarian management company
(PCM Hungary), since the acquisition in 2004
concerned only 50% of the company’s 
securities;
– acquisition of a 100% interest in the Polish
management company (PCM Poland).
• Amount of the transaction concerning
existing shopping centers in Poland: 
€193 million.
• Guarantees given by the seller: the usual
guarantees for this type of transaction.
• License to use the PCM brand in Poland,
granted for a 99-year period.



Important financing contracts

2005
Bridge loan contract of July 28, 2005
• Lender: BNP Paribas.
• Purpose: credit for a total final amount 
of €400 million.
• Repayment terms: earliest between 
March 31, 2006 and the date on which 
a new long-term finance contract is signed.
• Conditions of use: one or more 
drawdowns.
• Interest: indexed on the Eonia rate plus 
a fixed margin.

This loan had been repaid as of early
2006.

2006
Finance contract signed on January 31,
2006:
• Lender: BNP Paribas.
• Purpose: credit for a maximum amount 
of €1.5 billion.
• Repayment terms: to be paid back 
at the latest by January 31, 2013.
• Conditions of use: a first tranche 
A comprising a swingline loan for 
a maximum amount of €300 million; 
a medium-term tranche B for a maximum
amount of €1.2 billion. Both tranches 
can be used as drawdowns.
• Interest: interest is indexed to the Euribor
plus a margin defined according to a Loan 
To Value ratio. The interest rate used for
swingline loans is the Eonia index.
• Non-utilization fees, if applicable.
• Financial covenants:
– a Loan To Value ratio limited to 52%;
– hedging of financial expenses with EBITDA
of at least 2.5;
– and a percentage of secured debts divided
by revalued assets limited to 20%.

Bond loan of March 16, 2006:
• Parties: banking syndicate led by BNP
Paribas (lead bank and bookrunner) and
HSBC (lead bank).
• Purpose: bond loan with a principal
amount of €700 million.
• Repayment terms: to be paid back 
at the latest by March 16, 2016.
• Interest: fixed rate of 4.25%.
• Listed on the Luxembourg Bourse.
• Standard clauses for Eurobond-type bonds.
• Special clauses:
– early redemption option for bearers in the
event of a change in voting right structure
that results in the downgrading of the
Standard & Poor’s (or another rating agency’s)
rating to below BBB-;
– case of default: if the debts backed by
assets given as guarantees to third parties
exceed 50% of the revalued net assets.
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BNP Paribas/Klépierre Finance contract (€135 million) 12.22.2004
BNP Paribas/Klépierre Syndicated loan (€1,5 billion) 01.31.2006
BNP Paribas/Klépierre Participations et Financements Finance contract (€165 million) – Counter-guarantee Klépierre 12.22.2004
BNP Paribas/Klépierre Portugal Finance contract (€36.7 million) – Counter-guarantee Klépierre 12.10.2003
BNP Paribas/Klépierre Portugal Finance contract (€36.7 million) – Counter-guarantee Klépierre 12.20.2002
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1935869 01.09.2006
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1932518 01.04.2006
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1917648 08.31.2005
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1932101 07.07.2005
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1712141 04.11.2005
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1902525 12.20.2004
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1612549 12.20.2004
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1612550 12.20.2004
BNP Paribas (payer of the floating rate)/Klépierre Swap No 1612251 12.20.2004
BNP Paribas (payer of the fixed-rate)/Klépierre Swaps No 1910972 et 1901562 06.30.2004
BNP Paribas (payer of the floating rate)/Klécar Italia Swap No 1620401 12.29.2004
BNP Paribas (payer of the floating rate)/Klémurs Swap No. 2244051 11.03.2006
BNP Paribas (payer of the floating rate)/Klémurs Swap No. 2244052 11.03.2006

Party to the contract Object Date

III - LIST OF COMMON CONVENTIONS AND REGULATED CONVENTIONS

List of conventions in force and elaborated under normal 
and current conditions signed between Klépierre and its affiliates
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BNP Paribas/Klépierre Finance Automatic cash centralization agreement 11.30.2000
BNP Paribas Securities Services/Klépierre Option plan management mandate July 2006
Exane BNP Paribas/Klépierre Liquidity contract 09.14.2005
Ségécé Search mandate for Klépierre – Initial: 11.23.1998

– General additional clause: 12.27.1999
– Additional clause No 1 Carrefour: 03.24.2000
– Additional clause No 2: 11.03.2000
– Additional clause No 2 for the Carrefour operation: 03.29.2001
– Additional clause No 3 for the Carrefour operation: 01.03.2005
– Additional clause No 2 for the Valenciennes operation: 02.27.2006
– Additional clause for the Toulouse Purpan substitution operation: 12.08.2006
– Additional clause for the Vinaroz (Spain) operation: 04.04.2006
– Additional clause for the Seville (Spain) operation: 04.04.2006
– Additional clause for the Solbiate (Italy) substitution operation: 02.27.2006
– Additional clause for the Cavalino Lecce (Italy) substitution operation: 02.27.2006
– Additional clause No 2 for the Assago (Italy) operation: 01.11.2006
– Additional clause No 3 for the Assago (Italy) operation: 01.12.2006

Ségécé Search mandate, loan arrangement, follow-up and operational – Initial: 04.21.2004
management for Klépierre in Europe, excluding France – Additional clause for the Molina (Spain) substitution operation: 09.14.2006

– Additional clause for the Czech Republic substitution operation: 01.12.2006
– Additional clause No 2 for Prague 4 operation: 08.30.2006
– Additional clause No 2 for Polish mall operation (Sadyba and Ruda): 12.20.2006
– Additional clause No 2 for the Poznan operation: 12.20.2006
– Additional clause No 2 for the Krakow operation: 12.20.2006

Ségécé Search mandate, loan arrangement, follow-up and operational – Initial: 04.21.2004
management for Klépierre in France – Additional clause for the Angers Saint Serge substitution operation: 01.04.2006

– Additional clause for the Orléans Saran substitution operation: 12.19.2006
– Additional clause No 2 for the Rambouillet operation: 11.14.2006
– Additional clause the Rambouillet substitution operation: 02.13.2006
– Additional clause for the Rennes Colombia substitution 
operation: 02.27.2006

Holding Gondomar 3 Shareholder’s loan 09.01.2005, additional clause No. 1: 12.01.2006
Holding Gondomar 1 Shareholder’s loan 09.01.2005
Klécar Participations Italie Shareholder’s loan 12.20.2004, additional clause No. 1: 01.04.2005
Klépierre Vallecas Shareholder’s loan 12.01.2004, additional clause No. 1: 01.01.2006, 

additional clause No 2: 05.15.2006
Novate SRL Shareholder’s loan 12.01.2004, additional clause No. 1: 05.15.2006
Coimbra Shareholder’s loan 03.14.2006, additional clause No. 1: 04.01.2006
Delcis CR Shareholder’s loan 04.04.2005, additional clause No. 1: 05.15.2006
Immobiliare Commerciale Dodicesima Shareholder’s loan 06.19.2006
Klépierre Novo Shareholder’s loan 06.30.2006, additional clause No. 1: 07.25.2006, 

additional clause No. 2: 11.30.2006
Bestes Shareholder’s loan 07.25.2006
Klépierre CZ sro Shareholder’s loan 01.25.2006, additional clause No. 1: 03.01.06, 

additional clause No. 2: 05.15.2006
SKF Shareholder’s loan
Place de l’Accueil Shareholder’s loan 04.01.2006
Galeria Commerciale Klépierre Shareholder’s loan 04.28.2005
Capucine BV Shareholder’s loan 04.01.2005, additional clause No. 1: 05.22.2006
Foncière de Louvain-la-Neuve Shareholder’s loan 12.01.2004, additional clause No. 1: 01.01.2006, 

additional clause No 2: 04.01.2006

Party to the contract Object Date
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Klefin Italia Shareholder’s loan 12.01.2004, additional clause No. 1: 01.01.2006, 
additional clause No. 2: 05.23.2006

Klépierre Vinaza Shareholder’s loan 12.01.2004, additional clause No. 1: 05.15.2006
Magnolia Shareholder’s loan 12.01.2004, additional clause No. 1: 05.15.2006
Opale Shareholder’s loan AGO 2003
Opave Shareholder’s loan
Klépierre Conseil Shareholder’s loan
Issy Desmoulins Shareholder’s loan
KLE 1 Shareholder’s loan AGO 04.16.2003
SAS LP 7 Shareholder’s loan
Klécar France SNC Shareholder’s loan AGO 04.02.2003
SNC Jardins des Princes Shareholder’s loan
SNC Maille Nord Shareholder’s loan
Antin Vendôme Shareholder’s loan 06.25.1999
SNC Barjac Victor Shareholder’s loan
Bassin Nord Shareholder’s loan 12.18.1998
Cécoville Shareholder’s loan AGO 06.16.1999
Le Havre Capelet Shareholder’s loan AGO 04.10.2003
Le Havre Tourneville Shareholder’s loan AGO 04.10.2003
Klémurs Shareholder’s loan AGO 04.10.2003
Kléber La Pérouse Shareholder’s loan AGO 06.03.2003
OPDF Shareholder’s loan AGO 2003, AGO 03.28.2003
Socoseine Shareholder’s loan AGO 04.18.2003
Nancy Bonsecours Shareholder’s loan
Sodevac Shareholder’s loan AGO 03.28.1997
Sovaly Shareholder’s loan
Bègles Papin Shareholder’s loan 11.05.2003, additional clause No. 1: 10.28.2005
Solorec Shareholder’s loan
Espace Cordeliers Loan 12.20.2004
Le Havre Vauban Loan 12.20.2004
Le Havre Lafayette Loan 12.20.2004
GAM Shareholder’s loan
SNC Général Leclerc No. 11/11 bis Levallois Shareholder’s loan
CB Pierre Shareholder’s loan
Foncière Saint-Germain Shareholder’s loan 12.05.2003
Tour Marcel Brot Shareholder’s loan
Marseille Le Merlan Shareholder’s loan 12.23.2002
Angoumars Shareholder’s loan
Combault Shareholder’s loan
Doumer Caen Shareholder’s loan 07.05.2004
SCOO Shareholder’s loan AGO 04.23.2003
Klétransactions Shareholder’s loan 12.20.2004
SCI La Plaine du Moulin à Vent Shareholder’s loan 04.22.2005, additional clause No. 1: 05.17.2005
Klépierre Portugal Shareholder’s loan 12.01.2004, additional clause No. 1: 10.02.2006
Pasteur Shareholder’s loan 01.16.2003
Klépierre/Klépierre Participations et Financements Joint surety for a finance loan of €165 000 000 12.22.2004
Klépierre/Klépierre Portugal Joint surety for a finance loan of €24.6 million 12.20.2002
Klépierre/Klépierre Portugal Joint surety for a finance loan of €36.7 million 12.10.2003
BNP Paribas/Klépierre Rent payment guarantee 07.11.2003
BNP Paribas/Klétransactions First demand guarantee for the balance of the Nancy Bonsecours 

land purchase price (KLEPIERRE counter-guarantee) 12.29.2005

Party to the contract Object Date
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BNP Paribas/Sodevac Joint surety (Klépierre counter-guarantee) 12.15.2003
BNP Paribas/Meurthe Canal Brot Joint surety 08.12.1999
BNP Paribas/Klépierre First demand guarantee for the Plaza acquisitions 07.29.2005
BNP Paribas España/Klépierre First demand guarantee for the Chiclana facilities 07.07.2006
BNP Paribas/Klépierre Joint sureties for Klépierre Portugal SGPS 12.20.2002

12.10.2003
BNP Paribas/GC Assago First demand guarantee 09.21.2006
BNP Paribas/GC Klépierre First demand guarantee 09.21.2006
BNP Paribas Hungaria/Duna Plaza Joint sureties (Klépierre counter-guarantee) 06.01.2006
BNP Paribas/groupe Klépierre Bank accounts and securities accounts
Klégestion Mandate to carry out transactions relating to the “Malesherbes” building 09.21.2006
Klégestion Mandate to carry out transactions relating to the “Front de Paris” building 04.04.2006
Klégestion Mandate to carry out transactions relating to the “Issy-les-Moulineaux” building 04.07.2006
Klégestion Mandate to carry out transactions relating to the “Vélizy” building 08.04.2006
Klégestion Mandate to carry out transactions relating to the “Strasbourg” building 08.28.2006
Klégestion Mandate to carry out transactions relating to the “Champlan” building 09.15.2006
Klégestion Mandate to carry out transactions relating to the “Meyerbeer” building 10.25.2006
Klégestion Management mandate 01.03.1997
Klégestion Management mandate for the “Issy-les-Moulineaux” building December 2006
Klégestion Management mandate for the “Meyerbeer” building January 2007
Klécar France SNC Service agreement for purchasing real estate assets 03.30.2001
Klépierre Conseil Financial and legal engineering agreement (Rennes Colombia shopping center) 11.22.2005
Klépierre Conseil Financial and legal engineering agreement (Vannes commercial premises) 06.29.2006
Klépierre Conseil Financial and legal engineering agreement (offices building in Paris 9th district) 12.14.2006
Klépierre Conseil Financial and legal engineering agreement (“Issy-les-Moulineaux” building) 12.14.2006

Party to the contract Object Date

LIST OF REGULATED CONVENTIONS THAT CONTINUED TO BE IMPLEMENTED IN 2006
June 22, 2001 July 9, 2001 Bond loan: Subscription agreement BNP Paribas (signatory)
June 22, 2001 July 10, 2001 Bond loan: Fiscal agency agreement BNP Paribas Luxembourg and BNP Paribas Securities Services
May 26, 2004 July 9, 2004 Bond loan: Subscription agreement BNP Paribas (signatory)
May 26, 2004 July 15, 2004 Bond loan: Fiscal agency agreement BNP Paribas Securities Services and BNP Paribas Securities

Services, Luxembourg
October 7, 2004 October 14, 2004 Modification of remuneration – Service agreement (additional clause No. 3) SAS Klépierre Conseil
December 15, 2005 December 16, 2005 Service agreement relating to the performance of shopping center Éric Ranjard

consulting and assistance services

LIST OF REGULATED CONVENTIONS SIGNED IN 2006
February 8,2006 March 13, 2006 Bond loan: Subscription agreement BNP Paribas, HSBC France and The Royal Bank 

of Scotland PLC
February 8, 2006 March 16, 2006 Bond loan: Fiscal agency agreement BNP Paribas Securities Services and BNP Paribas Securities 

Services, Luxembourg Branch
March 24, 2006 April 24, 2006 Agreement to contribute the Rennes Colombia mall SAS Cécoville
October 6, 2006 October 20, 2006 Mandate to assist in preparing and carrying out the Klémurs IPOs BNP Paribas – Klémurs
October 24, 2006 December 7, 2006 Underwriting and placement agreement for Klémurs shares BNP Paribas – Klémurs
October 24, 2006 December 29, 2006 Acquisition of property assets in Paris, corner of Rue Meyerbeer and Rue Halevy Compagnie Financière Ottomane

Date of authorization
granted by the SB

Regulated convention
Date Object

Participant



IV - COMPENSATION AND BENEFITS PAID TO MEMBERS OF MANAGEMENT BODIES – 

COMPOSITION OF THE SUPERVISORY BOARD AND THE EXECUTIVE BOARD – JUDGMENT FOR FRAUD

Remunerations and benefits paid to management body members
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Executive Board
Michel CLAIR 282990 175000 3440 461430
Jean-Michel GAULT 131100 80000 3240 5488 219828
Claude LOBJOIE 193710 115000 2699 23050 334459
Laurent MOREL 150740 80000 2762 8069 241571
Supervisory Board
Jérôme BÉDIER 20406 20406
François DEMON 18707 18707
Bertrand de FEYDEAU 31679 31679
Dominique HOENN 30936 30936
Bertrand JACQUILLAT 25 736 25736
Bertrand LETAMENDIA 27964 27964
Vivien LÉVY-GARBOUA 16376 16376
Alain PAPIASSE 18322 18322
Philippe THEL 14385 14385

in euros

Pension 
benefit

Total
remuneration

Gross salaries Benefits
in kind

Directors
feesVariableFixed

2006
Company officers

Executive Board
Michel CLAIR 282990 130000 2687 415677
Jean-Michel GAULT 130350 63300 3213 5488 202351
Claude LOBJOIE 182960 100600 1237 23050 307847
Laurent MOREL 130000 35000 2316 8069 175385
Éric RANJARD 275100 250000 3881 528981
Supervisory Board
Jérôme BÉDIER 14681 14681
François DEMON 10399 10399
Bertrand de FEYDEAU 17058 17058
Dominique HOENN 14975 14975
Bertrand JACQUILLAT 16 470 16470
Bertrand LETAMENDIA 20931 20931
Vivien LÉVY-GARBOUA 20931 20931
Christian MANSET 23308 23308
Jean NUNEZ 3988 3988
Alain PAPIASSE 5350 5350
Laurent TRECA 1905 1905

in euros

Pension 
benefit

Total
remuneration

Gross salaries Benefits 
in kind

Directors
feesVariableFixed

2005
Company officers

Compensation of Executive 
Board members
The compensation of members of the
Executive Board and the Executive
Committee is broken down into a fixed 
part and a variable part. The variable part 
is determined overall for the six members 
of the Executive Committee by applying 
a performance-related percentage to 
the total of fixed salaries. Of this total
amount, 70% is divided in proportion 
to their fixed salaries and 30% according 
to the achievement of individual targets.

Compensation of Supervisory 
Board members
The amount of directors’ fees paid in fiscal
2006 to all the members of the Supervisory
Board totaled €210 000.
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Supervisory Board

Dominique HOENN (2) (3) Date of first appointment: Annual General Meeting of April 8, 2004.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2006 financial statements.
Chairman of the Board Up for re-election by the Annual General Meeting of April 5, 2007.

Owns 100 shares.

Alain PAPIASSE (1) Date of first appointment: Annual General Meeting of April 7, 2005.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2007 financial statements.
Vice-Chairman of the Board Owns 60 shares.

Jérôme BÉDIER (1) (3) Date of first appointment: Annual General Meeting of April 8, 2004.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2007 financial statements.
Board Member Owns 100 shares.

François DEMON (3) Date of first appointment: Annual General Meeting of April 7, 2005.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2007 financial statements.
Board Member Owns 60 shares.

Bertrand de FEYDEAU (2) (3) Date of first appointment: Annual General Meeting of July 21, 1998.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2006 financial statements.
Board Member Up for re-election by the Annual General Meeting of April 5, 2007.

Owns 313 shares.

Bertrand JACQUILLAT (1) Date of first appointment: Annual General Meeting of April 12, 2001.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2008 financial statements.
Board Member Owns 625 shares.

Bertrand LETAMENDIA (1) (2) Date of first appointment: Annual General Meeting of July 21, 1998.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2008 financial statements.
Board Member Owns 312 shares.

Vivien LÉVY-GARBOUA (1) (2) Date of first appointment: Annual General Meeting of April 12, 2000.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2006 financial statements.
Board Member Up for re-election by the Annual General Meeting of April 5, 2007.

Owns 600 shares.

Fees paid to Independent Auditors for fiscal 2005 and 2006

Audit*
– Auditing, certification and review of individual 

and consolidated financial statements 537 90 486 96 47 100 460 95 469 82
– Side mandates 62 10 20 4 25 5 102 18
Sub-total 599 100 506 100 47 100 485 100 571 100
Other services
– Legal, fiscal and labour-related – – – – – – – – – –
Sub-total – – – – – – – – – –
TOTAL 599 100 506 100 47 100 485 100 571 100
* Including services of independent accountants or from the network, at the Statutory Auditor’s request for the certification of the financial statements.

Amount %
DeloitteMazars & GuérardErnst & YoungMazars & GuérardErnst & Young

2005 2006

%Amount%Amount%Amount%Amount



Supervisory Board Meetings
The Board held nine meetings 
in 2006.

Appointments, functioning 
and powers of the Supervisory Board
The Supervisory Board is composed of 
a minimum of three and a maximum 
of twelve members who are appointed 
by the Annual Meeting of Shareholders. 
For the duration of their term, members 
of the Supervisory Board must each own 
at least sixty shares.
Members of the Supervisory Board are
appointed for a three-year term, subject 
to the requirements of annual renewal 
of a third of the Board.
The duties of a member of the Supervisory
Board expire at the end of the Annual
General Meeting of shareholders called 
to approve the accounts of the past year 
and held in the year in which the term 
of said member expires.
The Supervisory Board appoints a Chairman
and one or several Vice-Chairman(s) from
among its members.
The Supervisory Board meets as often as 
the interests of the Company require, either
at the head office or at any other venue.
Meetings are called by the Chairman, 
and the Board examines all questions 
on the agenda drawn up by the Chairman 
or the Board ruling by simple majority. At least
half of the Board’s members must be present 
for proceedings to be considered valid.
Decisions are adopted by the majority 
of votes of members present or represented.
The Supervisory Board is in charge of 
the permanent oversight of the Company’s
management by the Executive Board. 
At any time during the year, it conducts 
any audits and controls that it deems 
necessary and can ask for all documents 
that it considers necessary for carrying 
out its duties.

The Supervisory Board may decide to form
committees to review issues that it or its
Chairman may wish to submit to their 
consideration. The Board draws up rules 
of procedure according to which it exercises
its powers and grants delegations to its
Chairman.

Executive Board

Michel CLAIR
Chairman of the Executive Board
21, avenue Kléber
75116 Paris Owns 9 747 shares

Jean-Michel GAULT
Member of the Executive Board
21, avenue Kléber
75116 Paris Owns 327 shares

Claude LOBJOIE
Member of the Executive Board
21, avenue Kléber
75116 Paris Owns 4 673 shares

Laurent MOREL
Member of the Executive Board
21, avenue Kléber
75116 Paris Owns 140 shares

Executive Board meetings
The Executive Board meets once every week.

Appointments, functioning 
and powers of the Executive Board
The Company is managed by an Executive
Board.
The Supervisory Board appoints the members
of the Executive Board and determines their
number within the legal limits. The Executive
Board is appointed for three years.
The Supervisory Board appoints one of the
Executive Board members to be its Chairman.
The Chairman carries out his duties through-
out his term as member of the Executive
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Philippe THEL (3) Date of first appointment: Annual General Meeting of April 7, 2006.
21, avenue Kléber – 75116 Paris End of term: Annual General Meeting called to approve the 2008 financial statements.
Board Member Owns 200 shares.

(1) Member of the Audit Committee.
(2) Member of the Appointments and Remunerations Committee.
(3) Member of the Investment Committee.

Board. The Chairman of the Executive Board
represents the Company in its relations with
third parties.
The Supervisory Board may assign the same
power of representation to one or more
members of the Executive Board who will
bear the title of Chief Executive Officer.
The Executive Board meets as often as 
the interests of the Company require. 
These meetings are held at the head office 
or at any other venue as indicated 
in the notice of meeting. At least half 
of the Executive Board members must 
be present for proceedings to be considered
valid. Decisions are adopted by the majority
of votes of members present and represented.
The Executive Board is vested with 
the most extensive powers to act on behalf
of the Company in all circumstances. 
It exercises these powers within the limits 
of the corporate object, subject, however, 
to those expressly attributed by law and 
the articles of association to the Supervisory
Board or General Meetings. 
Under the control of the Supervisory Board, 
it must in particular:
• present a report to the Supervisory Board
about the Company’s business, at least once
every quarter;
• present the annual financial statements,
and if applicable, the consolidated financial
statements to the Supervisory Board 
for auditing and control, within three months
after each balance sheet date.
The Executive Board draws up rules 
of procedure according to which it exercises
its powers, grants delegations and designates
Executive Directors.

Loans and guarantees granted 
to members of management bodies
None.



_management reportFinancial report

46

Klépierre_Financial report 2006 

Service agreements binding 
members of the Supervisory Board
or Executive Board to the Company
or to any of its subsidiaries 
and which provide for the granting
of benefits in application 
of the agreement
A service agreement was signed on
December 16, 2005 between Éric Ranjard
and U3C, a company of which he is a
trustee. Under this agreement, U3C provides
the Company with consulting services 
concerning the search for operations 
and shopping center management. As such,
U3C steps in at the Company’s request for 
all aspects concerning the development 
and acquisition of shopping centers, as well
as the financial arrangement and the follow-up
of the projects presented to it. 
This agreement was entered into for two
years.

To the best of the Company’s knowledge:
• there are no family ties between members
of the Executive Board and/or members 
of the Supervisory Board;
• no members of the Executive Board and
the Supervisory Board have been convicted 
of fraud in the last five years;
• no members of the Executive Board or 
the Supervisory Board have been associated
with a bankruptcy or gone into receivership
as a member of an administrative, 
management or supervisory body or as Chief
Executive Officer within the last five years;
• no penalty, rebuke or official public 
sanction has been applied to or pronounced
against any of the members of the Executive
Board or Supervisory Board; no member 
has been barred by a court from acting as 
a member of an administrative, management
or supervisory body of an issuer or from 
managing or running the affairs of an issuer
in the last five years;
• there is no potential conflict of interest
between the exercise of the duties, with
respect to the issuer, of any of the members
of the Executive Board or Supervisory Board
and their private interests and/or other
duties.

Insider employees
In accordance with the General Regulations
of the stock market regulatory authority,
Autorité des marchés financiers, members 
of the Supervisory and Executive Boards 
are required to disclose their dealings 
the Company’s securities and are prohibited
from acting in a personal capacity 
on Klépierre’s securities during the following
periods:
• for each calendar quarter, during the period
between the first day of the quarter and 
the day Klépierre publishes its consolidated
revenues, occurring during the quarter 
in question;
• for each calendar half-year, during 
the period between the first day of 
the half-year and the day Klépierre publishes
its annual or half-year consolidated financial
statements, occurring during the half-year 
in question;
• in the time between the date on which
Klépierre is apprised of information 
that could have a significant impact 
on the Company’s stock price, if it were
made public, and the date this information 
is made public.
This procedure has been extended to
employees who are classified as permanent
insiders.
The terms under which these rules are 
to be applied are defined in an internal 
practice note, which is regularly updated 
by the Klépierre group’s ethics department.



I - HISTORY

Klépierre as it is today was formed 
at the end of 1990 from the split-up 
of Locabail-Immobilier, whose ordinary 
rental properties has been kept and rented.
Since then, Klépierre has been focusing 
on its two core businesses: holding and 
managing high-end office buildings in Paris
and the Greater Paris area, and shopping
centers in France and the rest of Europe.
At the end of 1998, Klépierre made 
a strategic bid to become a major player 
in the creation of new business sites 
in Continental Europe by acquiring an initial
site in Italy. It develops its French businesses
through its subsidiary Ségécé. At the time,
the Group’s principal shareholder was
Compagnie Bancaire, which had a 51%
interest. The merger of this group with
Paribas in May 1998 provided Klépierre 
with the opportunity of carrying out several
business combinations during the year. 
They included the takeover-merger of
Compagnie Foncière and the contribution 
of all the securities of Foncière Chaptal.
These acquisitions radically changed 
the Company’s size and reinforced 
its positioning in its core investment sectors. 
On July 17, 2000, Klépierre signed a major
contract with the Carrefour group involving
the acquisition of 160 shopping centers
adjoining the superstores of the leading
retailer brand as well as a management 
and development partnership. 
This investment was estimated at over 
€1.6 billion. In addition to the 47 Spanish
shopping centers acquired at the end of
2000, Klépierre acquired 74 other centers 
in 2001, mainly located in France, 15 in 2002
and 14 in 2003. At the end of 2004, 
it had acquired a total of 151 shopping 
centers, mainly in France and Spain, taking
the number of acquisitions required under
the agreement to over 96%. 
Klépierre embarked on the second phase 
of the Carrefour agreement, consisting 
in a priority right on all the new sites 
developed by Carrefour in Continental

Europe (late 2001) for 5 new Spanish 
shopping centers and the Loures shopping
center in Portugal (2002). In 2002, Klépierre
strengthened its position in Italy by:
• acquiring 11 Carrefour shopping centers;
• partnering with Finim to create PSG, 
the leading Italian manager of shopping 
centers;
• signing a strategic agreement with Finiper
to acquire a 40% stake in IGC (owner 
of 9 Finiper shopping centers) and a partnership
to develop new shopping centers.
In 2003, with 28 shopping centers acquired,
Klépierre consolidated its existing positions 
in the shopping center segment in France,
Spain, Italy and Greece. The Group also
expanded into two further countries 
during the year. In Portugal, where Klépierre
acquired 3 shopping centers including 
the Porto Gondomar shopping center, 
which was a joint purchase from Eiffage 
with Prédica, the Group achieved critical
mass with 4 shopping centers owned.
Klépierre also carried out its first investment
in the Czech Republic with the Novy Smichov
shopping center in Prague.
It extended its network of management 
subsidiaries with the creation of Sogecaec 
in Portugal.
In 2003, Klépierre also opted for the French
tax status of Sociétés d’Investissements
Immobiliers Cotées (SIIC). In 2004, the Group
continued with its expansion in France, Italy
and Spain with the acquisition of 6 shopping
centers. Klépierre also gained a strategic 
position in Hungary with the acquisition 
of 12 shopping centers as well as a 50%
interest in a local management company,
Plaza Centers Management, through 
its subsidiary Ségécé. It raised its stake in IGC
from 40% to 50% at the end of November.
Ségécé reinforced its European management
network with the creation of Ségécé Hellas
(Greece) and the acquisition of the remaining
50% stake in Centros Shopping Gestion
(Spain).
In 2005, Klépierre acquired 9 shopping 
centers, 4 of them in Poland. This was a new
country for the Group, and the acquisition

was the result of the agreement signed 
with Plaza Centers Europe at the end of July.
On this occasion, Ségécé wholly acquired 
the subsidiary in charge of managing 
the Polish shopping centers and took over
the full control of PCM Hungary by acquiring
the remaining 50% interest in this company.
Klépierre also carried out its first investment
in Belgium with the Esplanade shopping 
center in Louvain-la-Neuve.
In 2006, Klépierre continued with its shopping
center development program in 7 of the 
10 countries in which the Group operates,
and achieved further integration of its 
management network in Italy and the Czech
Republic by acquiring whole ownership 
of the local management firms.
The outsourcing of property assets by leading
retailers has also provided Klépierre with new
growth opportunities. The Group’s subsidiary
Klémurs, whose IPO took place in December
2006, plans to expand its business rapidly 
in this area. At the end of 2006, Klémurs
acquired the real estate ownership of 128
Buffalo Grill restaurants in France as part 
of a major strategic agreement calling for 
the involvement of Klémurs in the chain’s 
further development.
With 236 shopping centers owned and 
342 under management at the end 
of December 2006, Klépierre is a market
leader in France, Spain and Italy. It is 
the second largest owner and the leading
manager of shopping centers in Continental
Europe through Ségécé and its network 
of management companies.
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II - GENERAL INFORMATION

Corporate name
Klépierre

Trade and Companies Registry
780152914 RCS PARIS
SIRET 780 152 914 00211
NAF 702 C

Term of the Company
The Company was registered as a French
Société Anonyme à Conseil d’Administration
(French corporation or public limited 
company) on October 4, 1968. Its term was
set at 99 years, expiring on October 3, 2067.

Legal form
Klépierre is a French Société Anonyme 
à Directoire (Executive Board) et Conseil 
de Surveillance (Supervisory Board).
It is governed by the legal provisions 
applicable to sociétés anonymes, in particular
Articles L. 225-57 to L. 225-93 of the French
Commercial Code, and by its own articles 
of association.

Registered office
21, avenue Kléber
75116 Paris
Tel.: 33 (0)1 40 67 57 40

Corporate purpose
(Article 2 of the articles of association)
The Company’s purpose is:
• to acquire any land, real-estate rights 
or properties located in France or abroad, 
as well as all properties or rights that may
constitute an addition or annex to such 
properties;
• to construct buildings and engage 
in all operations directly or indirectly related
to the construction of those buildings;

• to operate and enhance property value 
by leasing such properties or otherwise;
• to enter into any lease agreement, 
in France or abroad;
• to acquire direct or indirect equity interests
in the legal persons indicated in Article 8 
and in paragraphs 1, 2 and 3 of Article 206
of the French General Tax Code and, more
generally, to acquire equity interests in any
company whose purpose is to operate rental
properties;
• incidentally, to acquire an equity interest 
or ownership in any company or enterprise
operating in the real-estate sector;
• more generally, to engage in all types 
of civil, commercial, financial, investment 
and real-estate transactions directly related 
to the aforementioned purpose or in the 
furtherance thereof, in particular, borrowing
and the constitution of any guarantees 
or pledges required in relation thereto.

Voting rights 
(Article 8 of the articles of association)
Each share gives right to part ownership 
in the Company’s assets, to a share 
in the profits and liquidation surplus 
in a proportion corresponding to 
the share capital which it represents.
All new or existing shares, provided they 
are of the same class and the same paid-up
nominal value, are fully assimilated once 
they entitle holders to the same benefits.
During the appropriation of any profit, 
and also during the total or partial refund 
of their nominal capital, they receive 
the same net amount, and all the taxes 
and duties to which they may be subject 
is evenly divided among them.
Owners of shares are liable responsible 
only up to the limit of the nominal amount
of shares that they own.

General meetings (Articles 25 
and 26 of the articles of association)
Meetings are called by the Executive 
or Supervisory Board, or by the persons 
designated by the French Commercial 
Code. They deliberate in accordance 
with applicable legal and regulatory 
provisions.

In accordance with the French Commercial
Code, shareholders who have owned 
registered shares for at least three days 
prior to the General Meeting may attend 
the Meeting without any prior formalities. 
To be entitled to attend General Meetings,
owners of bearer shares must, at least 
three days before the meeting date 
and at the venue indicated in the notice 
of meeting, file a certificate issued by 
an authorized intermediary attesting to 
the unavailability of their shares until the date
of the meeting.
The Executive Board may shorten, if it chooses,
the time requirements set forth in the foregoing
paragraphs. Shareholders may vote at all
meetings by mail as provided for by law. 
To be valid, the Company must receive voting
forms at least three days before the meeting.

Fiscal year 
(Article 30 of the articles of association)
The fiscal year starts on January 1 and ends
on December 31 each year.

Statutory distribution of profits
(Article 31 of the articles of association)
At least 5% of profits for the fiscal year, 
less any prior losses, are set aside to establish
the legally required reserve fund, until such
fund equals one-tenth of the share capital.
The balance and any retained earnings 
constitute distributable profit, from 
which is deducted any amounts that 
the General Meeting, acting on 
the recommendation of the Executive
Board, and subject to the approval 
of the Supervisory Board, decide to appropriate
to one or more optional, ordinary or
extraordinary funds, with or without special
appropriation, or to carry forward as
retained earnings.
The balance is apportioned among 
the shares. The General Meeting called 
to approve the annual financial statements
may grant each shareholder the option 
of receiving the dividend in cash 
or in shares, for all or a portion 
of the distributed dividend. 
This option may also be granted 
for the payment of interim dividends.



Disclosure of thresholds (Article 7 
of the articles of association)
Any natural or legal person, acting alone 
or in concert, who acquires more than 2% 
of the share capital or any multiple thereof, 
is required to notify the Company, 
by registered letter with acknowledgement 
of receipt, of the total number of shares 
held within five trading days after having 
exceeded each of the aforementioned 
thresholds.
Should a shareholder fail to make these 
declarations under the above-mentioned 
conditions, the shares that exceed 
the fraction that should have been 
declared are deprived of their voting rights 
at Shareholders’ Meetings, if the failure 
to declare is noted at a meeting and if one 
or more shareholders holding together 
at least 2% of share capital so request 
at the Meeting. The forfeiture of voting
rights applies to all shareholders’ meetings
for a period of two years from the date 
the shareholder corrects the notification.
Shareholders are also required to notify 
the Company, as per the above-mentioned
procedures and deadlines, when their 
interest in the Company falls below any 
of the foregoing thresholds.

Tax status
Klépierre has opted for the tax status of SIIC
(Sociétés d’Investissements immobiliers Cotées)
pursuant to Article 208-C of the French
General Tax Code. As such, it is exempted
from corporate income tax on:
• income from rents, on the condition 
that 85% of said income is distributed 
to shareholders before the end of the fiscal
year following that in which the income 
was earned;
• capital gains from the sale of buildings,
equity interests in real estate partnerships
(sociétés de personnes) or in subsidiaries 
that have opted for the new tax status, 
provided that 50% of these capital gains 
are distributed to shareholders before 
the end of the second fiscal year in which
they were realized;
• dividends received from subsidiaries 
that have opted for SIIC tax status 

and coming from profits and/or capital gains 
that are tax exempt under the tax status, 
provided that they are distributed in the fiscal
year following the year in which they were
earned.

Legal proceedings and arbitration
No exceptional event, state or legal 
proceedings or arbitration of which 
the Company is aware to date has 
recently had a material impact on the financial 
position or profitability or earnings 
of the Company and the Group.

Consultation of documents 
and information concerning 
the Company
The articles of association, minutes of general
meetings and other corporate documents, 
as well as historic financial information, 
all appraisals and declarations made 
by experts at the Company’s request, 
and all other documents that have to be 
kept at the disposal of shareholders in 
accordance with the law may be consulted 
at the Company’s head office:
21, avenue Kléber – 75116 Paris
Tel.: +33 (0)1 40 67 30 01
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III - INFORMATION REGARDING EQUITY CAPITAL

Share capital – Type of shares
As of December 31, 2006, the Company’s share
capital stood at €184 656 916, divided into 
46 164 229 shares with a par value of four euros.
Shares may carry single or double voting
rights in accordance with article 28 
of the articles of association. 

The shares are in registered or bearer form, 
as the shareholder may decide. Share capital
may be modified under the conditions 
provided by the law.

Authorizations to increase 
share capital
By virtue of the resolutions approved 
by the extraordinary General Meeting 
of shareholders of April 7, 2005, 
the Executive Board has received the following
authorizations:

Five-year summary of changes in share capital

Dividends
The dividends distributed for the last five fiscal years were as follows:

Issue of common shares with or without warrants and investment 
securities giving access to share capital
with or without PSR 60000000 euros 26 months June 7, 2007
Capitalization of reserves, profits,
issue, share and contribution premiums 60000000 euros 26 months June 7, 2007
Issue of shares in consideration for contributions in kinds 
relating to capital stock or IS that give access to share capital 10% of share capital 26 months June 7, 2007
Bonus issue of existing or future shares 10% of share capital 26 months June 7, 2007
Abbreviations: PSR – Pre-emptive share rights; IS – Investment securities

*Additionnal delegation to the Executive Board to increase the number of shares to be issued in case of capital increase with or without PSR within the limits of the percentage of the initial issue as per
legal or regulatory provisions applicable when the issue takes place.

Term Expiry
date

Maximum account 
of capital increase

Delegations of authority/
autorizations

January 30, 2001 Bond conversion* COB Visa No. 98-850 2910 – F647 432 750
June 5, 2001 Conversion of share capital into euros COB Visa No. 98-850 – – €103 589 240
January 15, 2002 Bond conversion* COB Visa No. 98-850 434902 – €107 068 456
December 3, 2002 Bond conversion* COB Visa No. 98-850 1536364 – €119 359 368
April 4, 2003 Reduction of the value of shares from €8 to €4 14919921 – €119 359 368
April 4, 2003 Capital increase through capitalization of reserves 14919921 – €179 039 052
May 6, 2004 Payment of dividend in shares 1404466 – €184 656 916
* Bond convertible into shares – November 1998 – represented by 970 681 bonds with a F1 295 par value.

Share 
capital

PremiumNumber of
shares issued 

Dates Type of increase

Number of shares 13383557 14919921 44759763 46164229 46164229
Net dividend €3.10 €3.50 €2 €2.30 €2.70 
Tax credit at 50% €1.55 €1.75 €0.70 – –
Overall revenue €4.65 €5.25 €2.70 – –
Net dividend paid (2)

€41489026.70 €52219723.50 €89519526.00 €106177726.70 €124643418.30 
(1) After the tripling of shares in 2003 following the two-for-one stock split and the allotment of a free share for two shares.
(2) Without taking into account the cancellation of dividend on treasury shares in the Company’s possession on the day the dividend is payable.

2005 (1) 2006 (1)2004 (1)20032002Year of distribution

For the above delegations and authorizations,
the maximum increase in share capital social 
is €70 000 000 and the maximum increase 
in IS representative of the Company’s debt that

give access to share capital is €1 200 000 000.
These authorizations are still valid 
and cancel and supersede all previous 
authorizations of the same nature.



No interim dividends were paid during this period.
Dividends that remain unclaimed automatically
lapse in favor of the state after five years from
the date of distribution.
Treasury shares held by the Company do not
qualify for dividends.

Breakdown of share capital 
and voting rights (Article 28 
of the articles of association)
Holders of registered shares or their proxies, 
if their shares are fully paid-up and registered 
in their name for at least two years, or come
from a pool of full paid-up shares, all registered
in the name of their owner for at least two
years, are entitled to two votes for each share
held at ordinary and extraordinary meetings.
Shares forfeit their double voting right if they 
are converted into bearer shares or when 
the ownership is transferred.

Nevertheless, in the case of change 
of ownership resulting from an inheritance, 
the liquidation of the joint estate of spouses 
or a donation inter vivos for the benefit of 
a spouse or relative entitled to inherit does 
not entail the suppression of acquired right.
The Company may cancel double voting 
rights under the conditions provided 
by the law.
As of December 31, 2006, there were 65 780 350
voting rights, 20 011 942 of which were double
voting rights.
There are no voting rights attached to treasury
shares held by the Company.

As of 31 December 2006, the following were
the main owners of the Company’s 46 164 229
shares:
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OGDI 9351911 15532356 3171466 6180445 20.26% 23.61%
Foncière de la Compagnie Bancaire 8341460 16682920 8341460 18.07% 25.36%
BNP Paribas SA 3959082 7894377 23787 3935295 8.58% 12.00%
Compagnie Financière Ottomane 1398878 2732756 65000 1333878 3.03% 4.16%
SETIC 103660 207320 103660 0.22% 0.32%
UCB Bail 420 840 0 420 ns ns
Total for the BNP PARIBAS Group 23155411 43050569 3260253 19895158 50.16% 65.45%
Floating stock 22612997 22729781 22496213 116784 48.98% 34.55%
Treasury shares 395821 – – – 0.86% 0.00%
TOTAL 46164229 65780350 25756466 20011942 100% 100%

% of voting 
rights

% of capital
owned

DoubleSimple
Votes

Total votesNumber of sharesMain shareholders
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The Company was notified of several cases 
in which shareholding disclosure requirement
thresholds were exceeded during fiscal 2006:
• The Société Générale group crossed 

As of 31 December 2006, Klépierre held 
395 821 treasury shares, representing 0.86%
of the share capital. To the best of the
Company’s knowledge:
• there is no agreement which, if implemented,
could lead to a change in control over the
Company at a later date;
• there are no shareholders’ agreements.

Authorization to trade in the
Company’s shares and cancel them,
if necessary
In accordance with the provisions of Article 
L. 225-209 of the French Commercial Code,
the Annual General Meeting of April 7, 2006
authorized the Executive Board to purchase
the Company’s own shares. The purpose of
this authorization is to enable the Company
to lawfully trade in its own shares.
The maximum purchase price was fixed 
at 150 euros per share.
The authorization is valid for a maximum
period of eighteen months.
The Executive Board may also cancel 
the shares held in connection with the stock
purchase authorization, for a period of
two years and up to a maximum of 10% 
of the Company’s capital per 24-month 
period, and to reduce share capital accordingly
by charging the difference between 
the purchase value of the cancelled 
securities and their par value to available 
premiums and reserves. A description of 
the share buyback program was posted 
on the Klépierre website and the website 
of Autorité des marchés financiers on March
16, 2006.

At the annual general meeting to be held 
on April 5, 2007, the Executive Board will ask
the shareholders to renew this authorization
for a period of 18 months. The terms and
conditions will remain unchanged and 
the maximum purchase price will be 
200 euros for each share with a par 
value of 4 euros. 

A description of the share buyback program
was posted on the Klépierre website
www.klepierre.com

Stock options
At the meeting held on April 28, 1999, 
the shareholders authorized the Executive
Board to grant, on one or more occasions,
options to subscribe to new Company shares
or to purchase existing shares from purchases
made by the Company pursuant to applicable
laws. This authorization was valid for four
years.
The total number of stock options granted
may not entitle beneficiaries to subscribe 
or buy shares in excess of 3% of the share
capital.
The Company’s stock options have a vesting
period of between five and ten years.
Under this authorization, 70 600 stock
options were granted on June 24, 1999.
Given the two-for-one stock split and the
allotment of one free share for two existing
shares in April 2003, these stock options
involve 211 841 shares.
As of December 31, 2006, 32 598 stock
options had not yet been exercised.
The annual general meeting of April 7, 2006

authorized the Executive Board to grant, 
on one or more occasions, stock options 
on existing Company shares from purchases
made by the Company pursuant to applicable
laws. This authorization is valid for thirty-
eight months.
The total number of stock options granted
may not entitle beneficiaries to subscribe 
or buy shares in excess of 1.1% of the share
capital. The stock options have a vesting 
period of eight years.
Under this authorization, 195 000 stock
options were granted on May 30, 2006.
As of 31 December 2006, no stock options
had been exercised yet.
Shares acquired by exercising stock options
may be freely assigned, on the condition 
that the abstention period concerning 
trading in the Company's securities 
by members of the Executive Board 
and insider staff was complied with.

Employee profit-sharing
There is no agreement that provides 
employee sharing in the issuer’s capital.

the 2% threshold several times in both 
directions.
• Compagnie Financière Ottomane’s interest
fell below the 6% and 4% thresholds.

• BNP Paribas crossed the 66.66% threshold
several times in both directions.

Breakdown in the distribution of share capital in the last three years

BNP ParibasGroup 24705513 53.51% 69.40% 24705411 53.52% 69.39% 23 155411 50.16% 65.45%
Floating stock 21224815 45.98% 30.60% 21271159 46.08% 30.61% 22 612997 48.98% 34.55%
Treasury shares 233900 0.51% – 187659 0.41% – 395821 0.86% –

% 
of capital

% of voting
rights

Situation as of December 31, 2006Situation as of December 31, 2005Situation as of December 31, 2004

Number 
of shares

% of voting
rights

% 
of capital

Number 
of shares

% of voting
rights

% 
of capital

Number 
of shares



IV - EQUITY CAPITAL AND STOCK MARKET

Shares
All equity securities are listed on the Eurolist by Euronext Paris (compartment A).

Trading volume over the last 18 months 
(in number of shares and equity traded)
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Market capitalization 1436 1927 2135 3008 3661 6601
(in millions of euros)*
Number of securities – 
Daily average volume 24444 33837 44853 49474 68436 112 030
Share price 
High 37.0 44.9 48.9 66.0 85.0 143.3
Low 31.7 36.1 38.3 47.1 60.6 78.7
Close 35.8 43.0 47.7 65.2 79.3 143.0
* Last quotation of the year. Source: Euronext

2002 2003 2004 2005 20062001

2005
September 85.0 78.5 1259850 101.8
October 84.8 77.0 1124174 90.0
November 80.3 76.1 1864780 145.9
December 79.3 75.4 1700453 131.4
2006
January 82.6 78.7 2240209 180.4
February 98.0 81.6 3837579 353.6
March 103.4 96.0 2913816 291.6
April 106.9 92.4 1956620 193.8
Mai 98.6 82.1 3639313 324.5
June 91.9 80.2 2869257 247.1
July 101.9 89.3 2286206 218.1
August 110.0 99.5 1846921 194.5
September 118.8 105.5 1650321 183.6
October 122.6 113.6 2329767 274.7
November 126.4 117.0 1484805 180.2
December 143.3 120.5 1512956 199.9
2007
January 144.7 130.8 2864741 391.5
February 164.7 135.5 3104559 470.7

Source: Euronext

Number of 
shares traded

Amount traded
(in € millions)

Price
low

Price
highShares
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July 2008 bonds
Description:

Amount of the issue €600 millions
Issue price 99.557% for principal amount of €500 million

99.006% for principal amount of €100 million
Due date July 10, 2008
Coupon 6.125%
ISIN code FR0000486516
Quotation Luxembourg Stock Exchange

A prospectus dated July 9, 2001 is available from the Company.

July 2011 bonds
Description:

Amount of the issue €600 millions
Issue price 99.241%
Due date July 15, 2011
Coupon 4.625%
ISIN code FR0010099226
Quotation Luxembourg Stock Exchange

A prospectus dated July 9, 2004 is available from the Company.

March 2016 bonds
Description:

Amount of the issue €700 millions
Issue price 99.02%
Due date March 16, 2016
Coupon 4.25%
ISIN code FR0010301705
Quotation Luxembourg Stock Exchange

A prospectus dated March 13, 2006 is available from the Company.



SOCIAL AND ENVIRONMENTAL 

INDICATORS UNDER NRE 

(NOUVELLES RÉGULATIONS ÉCONOMIQUES)

OR NEW ECONOMIC LEGISLATIONS

Shopping centers
Working through Ségécé and its subsidiaries,
the Klépierre group specializes in the leasing
and real estate management of shopping
centers for third parties. The property 
administered and managed in this way falls
into two categories: real estate assets owned
by Klépierre, and real estate assets managed,
but not owned, by Klépierre. Monitoring 
of the following NRE environmental 
indicators applies to shopping centers owned

by Klépierre, and managed by Ségécé and 
its subsidiaries (hereafter referred to as PKlp)
in France and abroad.

Offices
The office segment is a secondary business
for Klépierre and represents just 10.3% 
of total revenue. For the properties it 
already owns, Klépierre’s role is an advisory
one only, and tenants are responsible 
for the use they make of the premises. 
On the other hand, Klépierre does include
environmental considerations in its specifications
for new projects. Information on how 
corporate office buildings are managed 
will also be provided.
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I - SUSTAINABLE DEVELOPMENT

1. Total compensation and all benefits paid during
the fiscal year to each corporate officer See page 43

2. Total compensation and all benefits received 
during the fiscal year by each corporate officer 
from controlled companies within the meaning 
of Article L. 233-13 of the French Commercial Code See page 43

3. List of all offices and functions held in any 
company by each of these officers 
during the fiscal year See page 35

4. Total company workforce, At the end of December 2006, the Group workforce totaled 1 032 employees, an increase of 41 employees Group
including employees who (27 in France and 14 abroad) compared with December 2005. The workforce under management in France totaled 
work under fixed-term contracts 495 employees (488.4 full-time equivalent), including only 16 on fixed-term contracts. This virtual stability of the workforce

(+4% compared with 2005) both in France and abroad can be attributed to the way in which existing teams 
are structured without outside development. Although the concept of “cadre,” loosely translated as “executive,” 
is not transposable to other countries, we have analyzed this group and found that, in France, executives account 
for 64% of the workforce. 30% of employees in our foreign subsidiaries occupy executive positions. 
The breakdown of the Group workforce in 2006 – 48% in France and 52% abroad – was unchanged versus 2005.

5. Recruitment, analyzed by fixed-term In 2006, the Group recruited 220 new permanent employees in the various consolidated entities, Group
and open-ended contracts with females accounting for 61.3% of the total. The 71 new employees recruited in France during 2006 can be broken

down as follows: 44 women and 27 men, 21 of whom are covered by fixed-term contracts (13 women and 8 men). 
9 of these recruitments resulted from the conversion of fixed-term contracts to open-ended contracts. 
Of the 149 new employees recruited in our foreign subsidiaries during 2006, 94 are employed under open-ended contracts,
and 55 under fixed-term contracts. 61% of these new employees are women. For the first time in 2006, with 2 employees
recruited in Hungary under VIE contracts (Volontariat International en Entreprise, or International Business Volunteer program).

Social indicators under NRE ScopeFiscal 2006 
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6. Recruitment difficulties Within the commercial real estate sector, Klépierre remains an attractive company to work for. Group
With 2 600 résumés received in 2006 (including 350 unsolicited applications), Klépierre was able to meet its recruitment
needs, although the market for certain job profiles appears to be getting tighter (e.g., real estate lawyers, negotiators,
accountants).
This year saw a sharp increase in the hiring of young graduates who have completed higher education and had at least 
two years of job experience (10% of all new hires). More experienced people (over five years of experience) with considerable 
expertise in their fields (e.g., shopping center directors, real estate project managers and negotiators) still account for a high
percentage of new hires.
The Group’s subsidiaries are confronted with a number of relatively tight labor markets. In Eastern Europe, job offers from 
foreign companies (especially those from English-speaking countries) that have recently set up local operations have led to 
substantial turnover, with individuals rushing to sign with the highest bidder. 
In Spain as well, particularly in Madrid, a city with virtually no unemployment, finding qualified people who can speak foreign 
languages is no easy task. The problem is compounded by the fact that real estate and construction are the driving forces 
behind Spain’s current economic boom. The result has been a considerable upward drift in wages and salaries.

7. Dismissals and grounds for dismissal There were 43 dismissals in 2006. The main grounds were professional incompetence and gross misconduct. Group
More than half of the dismissals occurred in Hungary, where a number of Klépierre employees ultimately proved to lack 
the required skills in the Group’s core business.

8. Overtime A total of 1 018 hours were worked in 2006, a figure 3.8% lower than in 2005. France
9. Non-company labor The monthly average for temporary staff was kept to a modest 10 full-time equivalent employees. France

This figure has not changed since 2005, although the Company workforce in France increased by 6% during 
the same period. 
The average length of these contracts was 36 days, versus 21 days in 2005.
Expenditure on temporary staff is as follows: 2004: €345 000 (excluding taxes)

2005: €401 000 (excluding taxes)
2006: €475 000 (excluding taxes)

The year-over-year rise in temporary staff costs in 2006 was due to recruitment of increasingly qualified personnel.
Klépierre uses licensed temporary manpower agencies. The contracts signed with these agencies include very 
strict clauses on compliance with employment law and the prevention of illegal subcontracting.

10. Information relating to the workforce Klépierre has not implemented any workforce reduction or job protection plan. France
reduction and job protection plan, Whenever necessary, Klépierre examines all career change opportunities within the Klépierre Group
redeployment, reappointment and the BNP Paribas Group.
and career support (where applicable)

11. Working hours Since November 2000, the legal workweek in France has been 35 hours. As part of the standard number of hours France
worked during the year, all employees receive 28 days’ paid leave, as well as May 1st, all national public holidays 
and rest days (RTT). Klépierre Group employees work on Whit Monday in accordance with the Journée 
de Solidarité (day of solidarity) legislation. Employees with over 12 months of service may join a Compte Épargne Temps 
(Time Savings Account) in which they accumulate paid leave and/or time off earned under the working hours reduction 
(RTT) legislation. The maximum number of entitlements (each equivalent to 1 day) that can be added to the Compte 
Épargne Temps in one calendar year is 10 (the maximum rises to 15 for employees whose working hours cannot be 
predetermined, and those over 50 years of age). 
In addition to being taken as additional paid leave, saved days can also be used to offset hours or days not worked as 
a result of switching to part-time work, for training received outside working hours, or as Fongecif unpaid leave. 
In 2006, 52 employees accumulated paid leave days in their CET, compared with 60 in 2005 and 45 in 2004.

12. Working hours for full-time employees In France, the general rule is that full-time employees work a 35-hour week on average. In the other Group (exc. Belgium)
European subsidiaries, the full-time working week is 39 or 40 hours.

13. Working hours for part-time employees At December 31, 2006, 32 people were working part-time, representing 6.5% of the workforce. France
100% of part-time employees are women. 
80% of the full-time equivalent is the most common option selected 
by part-time employees (91%).
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14. Absenteeism and reasons for absenteeism The absenteeism rate is 1.3% for illness alone, rising to 3.9% when maternity leave is included. France
Absenteeism for illness was 16% lower than in 2005, whereas absenteeism related to maternity leave rose by 60%.

15. Pay The average gross monthly salary is €2 997 (excluding employees covered by special pay scales). France
27% of employees received pay increases in 2006. 
11% were promoted during the year.

16. Pay trend Under a wage agreement signed in May 2006, the employees of Klépierre France were granted a 1.2% raise, capped France
at €350. The agreement also includes an exceptional bonus of €1 000. The total amount paid was €827 000, equal 
to 2.26% of total payroll. In 2006, Klépierre paid 2.3% of total wages in the form of individual performance bonuses.

17. Payroll expenses For consolidated companies, the trend in payroll expenses was as follows: Group (exc. Belgium)

18. Application of the provisions set out In France, employees are covered by the BNP Paribas Group employee shareholding agreement. France
in Chapter IV of Book IV of the French Labor Klépierre signed an employee profit-sharing agreement in 2004. In 2006, employees received 15% of their compensation
Code (employee profit-sharing, shareholding under these two plans. The sums involved, together with voluntary payments may be invested in a Plan d’Épargne 
Entreprise and savings plans) (Company Savings Plan) or a Plan d’Épargne Retraite Collectif (Company Group Savings Plan) to which the company 

also contributes. 
Employees of French companies were also able to subscribe to the BNP Paribas capital increase: the subscription rate for 
2006 was 75%, up from 69% in 2005. 
The amount of employee savings held by present and former Group employees totaled €24.7 million at December 31, 2006. 
The plan had 639 members.

19. Gender equality within the Company The Klépierre Group workforce (1 032 employees) comprises 602 women and 430 men. Women now represent 58.3% Group
of the workforce, compared with 56.2% in 2005 and 54.8% in 2004. In 2006, 61.3% of the Klépierre Group’s new 
recruits were women. 11.2% of all new recruits in France are over the age of 40. 
In the Group’s European subsidiaries, women got 21 out of 40 promotions. In France, 33 women were promoted in 2006, 
representing 69% of all promotions, up from 61% in 2005. In France, 42% of women hold executive positions, compared 
with 41.4% in 2005 and 39.7% in 2004. Outside France, 40% of all female staff members hold executive positions.

20. Labor relations and collective agreements Labor relations in the Klépierre Group have been constructive. In 2006, two new agreements designed France
to improve conditions for employees were signed: a pay agreement (see Part XVI of the NRE Appendix) 
and an agreement on how to divide up retirement contributions. 
New works councils and employee representative elections were held in October, with two unions winning positions: 
the CFE-CGC-SNUHAB (the majority organization) and the CFDT.

21. Health and safety conditions In 2006, company doctors at corporate headquarters completed 128 consultations (including 83 annual check-ups, France
25 recruitment exams, 4 post-natal exams, 1 post-illness reinstatement exam, 1 post-accident reinstatement exam, 
3 consultations at a physician’s request and 1 at an employee’s request) 3 employees were referred to specialists 
as a result of these exams and 4 to family physicians. Employees working at shopping centers are examined by local 
company physicians. In 2006, the latter completed 80 consultations (including 10 recruitment exams, 1 post-illness 
reinstatement exam, 1 post-accident reinstatement exam and 1 post-natal exam). Klépierre continued its health and safety
monitoring and health risk prevention initiatives in the following areas:
- Ergonomics: A leaflet on IT workstation ergonomicsis distributed and discussed at the recruitment examination 
and annual check-up. It focuses primarily on how to avoid posture-related health risks and how to work safely at 
a computer workstation. For example, this leaflet encourages employees to adjust their screen brightness, and explains 
how to assess and adjust their posture when using a computer. Premises are also inspected regularly, at which time 
practical advice is also given. 
- Ongoing health risk prevention initiatives: Under these initiatives, health information and education are provided 
on issues such as cancer, AIDS, stress, tobacco dependency and cardiovascular disease. Information leaflets are available 
for all employees, and advice is regularly givenduring medical exams. Flu vaccination campaigns continue, with 14 free 
vaccinations dispensed to volunteers. Two blood donation campaigns were also conducted in 2006.

22. Training 894 courses were offered in 2006, representing 8 500 hours of training for 388 employees and delivering a training France
access rate of 77.3%. The École des Métiers Ségécé college, or Ségécampus, set up by Klépierre shopping center 
managementcompany Ségécé became operational at the end of 2005. It has already helped numerous employees 
extend their knowledge of the disciplines in which Ségécé is involved. This college trained 240 employees in 2006. 
In the first year in which the Droit Individuelà la Formation (DIF, or Vocational Training Law) was in force, 188 employees 
claimed training time, with 35 of them using the full number of hours to which they are entitled. In 2006, Klépierre 
had a total of 41 interns in France, half of them working in operational management departments. 
60% of the internships were for periods of less than 3 months.
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23. Employment and inclusion Klépierre employs 3 disabled employees. France
of disabled employees Klépierre has started to develop service provision relationships with Centers of Assistance through Work, 

particularly in connection with public events. In addition, an audit has been initiated with an organizational consultant 
specializing in disability. The goal of the audit is to identify the best ways of developing employment opportunities 
for the disabled, both in-house and externally through appropriate companies.

24. Company benefit plans National-level social and cultural activities are administered jointly by a federation of works councils that encompasses France
several subsidiaries of the BNP Paribas Group. Local initiatives are run by the individual works councils of each Klépierre 
company. These services are very diverse, and include the organization of staff holidays, children’s summer camps, 
family assistance, lending libraries for CDs, videos and other media, and reductions on theater and movie tickets. 
A sports and cultural association gives employees the opportunity to participate in team sports and a wide range 
of cultural activities.

25. Relations between the company In 2006, Klépierre continued to maintain contact with educational institutions whose areas of specialty Group (head offices and
and community outreach organizations, correspond to our own (e.g., the ESPI, Negocia Procos, etc.). These relations can take the form of offers of PKlp shopping centers)
educational institutions, environmental open-ended contracts, fixed-term contracts or, more infrequently, apprenticeship or certification contracts.
conservation and consumer groups, In France and abroad, over 55% of all Group shopping centers are engaged in philanthropy or programs to foster
and local residents the economic and social development of the country or region in which they operate. The work done by 15 French 

shopping centers in favor of employment is a prime example. Such efforts may range from making space available 
and organizing forums to providing grants and establishing partnerships. All told, close to €250 000 has been allocated
to such programs by the 169 shopping centers monitored in 10 different countries. 
As a partner to the Association Française contre les Myopathies (AFM), Ségécé and 41 shopping centers in France 
participated in the Telethon for the third year in a row. The approach this year was to propose that the shopping centers 
“buy back” fictitious floor space to create a virtual shopping center. Approximately €90 000 was raised through events 
held at shopping centers, donations from merchants, grants and other contributions. In addition, Galae broadcast free 
infomercials on the Telethon for two weeks. This year, these infomercials were shown on 967 plasma screens in 
70 shopping centers. The cost of showing them across the entire portfolio was €150 000. 
Last of all, to enhance stakeholder relationship management, close to 80 satisfaction surveys were conducted among 
shopping center customers in France and abroad.

26. Methods used by the company to assess In 2006, Klépierre projects authorized by the Commission Nationale or Départementale d’Équipement France
the regional impact of its business activities Commercial created 569 additional (full-time equivalent) retail jobs. 
on regional employment and development This figure excludes jobs created indirectly as a result of the construction and management of future retail facilities.

27. The extent of subcontracting – The company selects its subcontractors on the basis of their compliance with employment standards. Group
methods applied by the company Sustainable development criteria are therefore included in all the contracts signed with providers of 
to ensure that its subcontractors maintenance and security services for the French and foreign shopping centers managed by Klépierre subsidiaries. 
comply with basic ILO standards Suppliers are also required to submit a certified statement to the effect that the work concerned will be carried out 

by staff working under regular employment contracts, and that their terms of employment and working conditions 
comply with local legislation. In France, regular checks are made to ensure that these commitments are honored. 
These checks will also be extended to cover foreign centers. 

28. Methods applied by the company It should be noted that all of the countries in which Klépierre operates have ratified the eight basic ILO conventions, Group
to ensure that its subsidiaries comply with the exception of the convention on the minimum working age of children in the Czech Republic. We are also able
with basic ILO standards to confirm that no child is employed by Klépierre or any of its subcontractors. The widespread introduction in 2005

of standard contracts incorporating sustainable development clauses also helps to ensure that the company’s subsidiaries 
require their subcontractors to comply with the basic employment regulations.

29. Methods applied to ensure that foreign Klépierre imposes sustainable development targets to steer the relationship between its foreign subsidiaries and centers Group
subsidiaries consider the impact and their suppliers. Almost 80% of the shopping centers have adopted clauses requiring compliance with environmental
of their business activities standards. Standard code of conduct clauses that are consistent with the Ségécé-Klépierre charter have also been
on regional development incorporated into 65% competitive bidding every three years and to give priority to companies that comply 
and local communities with Europeanstandards in this area. 95% of the companies approached for the most important services 

(security, cleaning and maintenance) meet the requirements imposed by local and European standards.
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1. Water consumption Klépierre’s corporate headquarters consumed 3 333 cubic meters of water in 2006. Please refer to the table Group (head offices and
on page 65 for details of water consumption by monitored shopping centers (33 French centers PKlp shopping centers)
and 46 foreign centers). The use of water sub-meters has become increasingly prevalent at French shopping centers. 
They should make it possible to monitor water consumption more accurately in 2007, and therefore to fine-tune 
any corrective action required. 48% of French shopping centers, as well as 68% of foreign shopping centers, have 
installed water-saving processes or devices (44 % have installed special taps). 
The use of evaporated water air-conditioning systems has been discontinued. Water recovery is also being 
promoted. Studies on installing artesian wells to meet sprinkling needs are under way in several countries. 
Similarly, water used to test sprinklers is now systematically recovered.

2. Raw materials consumption Most of the head offices of Group subsidiaries have adopted policies seeking to limit paper consumption. Group
Selective paper sorting was introduced at corporate headquarters in Paris, as well as at the head offices 
of the Greek and Portuguese subsidiaries. The Czech, Italian and Spanish subsidiaries use recycled paper 
or paper from eco-certified suppliers. Since March 2006, the starting date for selective sorting, 
nearly 220 sq.m. of paper has been collected at the Klépierre corporate headquarters and recycled 
by an ISO 14001 certified company.

3. Energy consumption 657 000 kWh, 13 500 liters of heating oil and 1 143 cubic meters of steam were used to heat the four buildings Group (head offices and
at the head office in 2006. 130 580 cubic meters of chilled water were used for air-conditioning. PKlp shopping centers)
Please refer to the tables on pages 64 and 65 for details of electricity, gas and heat consumption in monitored 
shopping centers. 29 French shopping centers and 12 PKlp foreign centers conducted energy audits in 2006 
(with 16 more already scheduled for 2007).

4. Measures to improve energy efficiency Permanent monitoring and control of shopping center technical systems ensure effective management Group (PKlp shopping
of energy consumption. centers)
Lighting: energy-saving light bulbs and fluorescent lighting tubes are given preference 
when fixtures are replaced. This preference may be seen at 70% of the PKlp shopping centers, including 17 
in France that apply this policy to all lighting fixtures.
At the foreign shopping centers, close to €280 000 was invested this yearto improve lighting. Increasing use 
of natural light in new projects contributes to this effort. For example, over 1 500 sq.m. of glass walls, 
some of them over 13 meters high, were installed when the Rambouillet shopping center was renovated 
and expanded. This same program also included the introduction of a daylight-responsive lighting control system.
Glazing: €133 000 was invested to improve air-conditioning systems or install UV filters on glass walls 
and roofs at foreign shopping centers. Solar control film has also been introduced at 6 sites abroad, 
including the Parque Nascente shopping center in Portugal and Poznan Plaza in Poland.
Automation of technical systems: 62 French shopping centers (half of them still under hypermarket control) 
and 55 PKlp shopping centers abroad possess a central technical management system (Gestion Technique
Centralisée, or GTC). A new GTC that costs half or one third of what present systems do is currently 
being tested at the Pontault-Combault shopping center. Due to this cost factor, it can be envisioned 
for smaller shopping centers. In the office business, Klégestion has already carried out all its “energy 
performance” tests and regularly mandates HVAC engineering consultants to monitor and optimize 
heating systems in its buildings. Towards the same end, the security services in our buildings are (offices)
required to make sure that lights have been turned out and windows closed at the end of each day.

Environmental indicators under NRE ScopeFiscal 2006 
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5. Use of renewable energy sources As part of its voluntary approach to responsible energy use, 4 major Klépierre shopping centers around Paris Group (PKlp shopping
have been running exclusively on electricity generated solely from renewable sources since November 2004. centers)
The amount of power involved in 2006 was 15.4 million kWh, or 14.8% of total estimated consumption 
at Klépierre’s sites in France. 
Renewable sources from suppliers also account for 3% of total energy consumption at the 4 shopping centers in Poland.

6. Land use The property development activities of Klépierre are limited solely to France. Environmental impact studies are conducted France (shopping
for all construction and renovation projects, in accordance with current regulations. The Company also ensures center development)
that the land used for its construction projects is clean. Soil pollution studies are always conducted on new-build land. 
Construction work in other countries is limited to renovation work. In this context, Company subsidiaries address 
the natural risks of the work concerned on soil contamination, in accordance with local regulations. 

7. Air, water and ground discharges Klépierre mandated an outside organization to conduct a Bilan Carbone® (greenhouse gas count) based Group (PKlp shopping
on consumption levels in 2005 and using version 4.0 of the method developed by the ADEME (French Agency centers)
for Environment and Energy Management). To reflect the specific issues facing owners and managers of shopping 
centers, Klépierre devised an in-house survey expanded to include waste and refrigerant fluids. The study involved 
85 PKlp shopping centers in France covering 2.247 million sq.m. (total retail floor area). The findings are detailed on 
page 65. 
The survey makes it clear, for example, that the expenditures of the past three years on cardboard compacters 
at these 85 sites reduced greenhouse gases by the equivalent of 879 tons of carbon equivalent (or approximately 
3 200 tons of CO2). 
For the time being, the extension of this process abroad is not quite feasible, due to the different standards in existence 
and the problem of finding a company able to perform the survey in several countries. It was therefore decided to make up 
for this lack by conducting energy audits at the foreign shopping centers (see indicator 3, “Energy consumption”). 
€34 000 was invested to improve waste water treatment at the Novy Smichov (Prague) and 
Krakow (Poland) shopping centers. Similarly, the Capodrise (Italy) shopping center switched from fuel oil to natural gas 
at its power plant. This resulted in the elimination of three buried tanks and more limited greenhouse gas emissions 
(for an estimated cost of €100 000). One-fourth of the shopping centers monitored periodically test air quality 
in the buildings and underground parking structures. “Green work sites” have becom an increasingly common way 
of limiting the risk of pollution during the construction phase. The PKlp shopping centers encourag their patrons 
to shop using public transit or bicycles. Almost 65% of the Group’s shopping centers in France and abroad have secure 
parking areas for bikes, and over 70% of them enjoy direct public transit service (bus, subway or tramway). But most 
patrons of the Group’s shopping centers (except for the ones in downtown locations) use their cars to shop. 
For this reason, efforts are made in the construction or renovation phase to facilitate access to parking areas and thereby 
reduce exhaust from cars. 
This issue is also being dealt with in the Group’s office segment. To promote bicycle use, Klégestion assesses (Offices)
the specific needs of its tenants so that sufficient bicycle parking spaces can be made available in its parking areas. 

8. Noise and odor pollution Whether in connection with new or restructured buildings in France or within the context of day-to-day management, Group (PKlp shopping
problems involving noise and odors are handled efficiently. In the interest of reducing odors, which in any case are not centers)
considered to pose a significant problem, and in accordance with regulations in force, the shopping centers use special 
containers and air-conditioned facilities. The prevention of noise pollution entails the use of adapted means and times 
for deliveries (in virtually all centers) but also during construction work. The Louvain-la-Neuve center in Belgium received
a noise-related complaint related to the additional traffic generated after it opened, but audiometric testing did not bear 
out this claim. During the renovation of the Nantes Beaulieu center (which is rent managed), a plant-based anti-noise 
wall will be installed around the delivery dock.
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9. Waste treatment In France, paper is recovered by 56 centers. For the rest of the French holdings, sorting is done by the hypermarkets France (PKlp shopping
and hence not monitored by the Group. Waste production records for 2006 show a substantial rise in cardboard centers)
enhancement (please refer to the table on page 64). Also in France, cardboard recovery is thought to have increased 
by 3%. Over the same period, waste production declined by more than 20%. The widespread use by shopping centers 
of pressboard presses and the adoption of sorting practices is thought to have resulted (out of 85 centers that take part 
in the Bilan Carbone® carbon disclosure project) in a 3 200 ton reduction in CO2 emissions in the last three years. 
Abroad, 60% of the shopping centers now perform selective sorting on cardboard waste. The Paderno center in Italy 
is installing a new waste storage bay that complies with the latest environmental protection and waste sorting regulations.
The shopping centers are also active in the enhancement of other types of waste, including plastic, organics, batteries 
and rechargers. 
Several environmental protection initiatives were launched for the 4 corporate office buildings in 2006. 
A paper recycling system was set up at the beginning of the year, with very encouraging results, and bins are now 
provided for the collection of other wastes (batteries, cartridges, toner, etc.). Finally, plastic screw caps are being 
collected for donation to charities. The Greek and Portuguese subsidiaries also sort paper.

10. Measures taken to limit impact In general terms, the company applies demanding environmental standards (HQE standards) Group (PKlp shopping
on the ecological balance, to all new construction projects, such as those at Bègles Rives d’Arcins and Cesson. centers)
animal and plant species The Nancy project is another example. The Bonsecours (scheduled to open in 2008) project will include a roof 

and pipe system that channels rainwater directly to the water table, reducing exposure to sources of pollution.
In addition, Aubervilliers is still serving as a test case for the definition of a specific HQE® standard for the retail 
sector. As part of this process, a Pilot HQE® Project agreement was entered into with the CSTB (Centre Scientifique
et Technique du Bâtiment), which will draft the HQE® benchmark. The Company will move in this direction with 
the selection of materials that incorporate recycled components selected on the basis of their life cycle. It will also facilitate
waste management (routine or reconstruction) and business waste products, while also ensuring that these buildings 
are comfortable and that they blend in with their environment. Construction and extension projects often include 
landscaping. 
In addition, during construction or extension work, green spaces are often included. The most recent 
projects focus on the visual integration of shopping centers and the use of plants, particularly as cladding for roofs 
and façades. More than 500 trees were planted when the Rambouillet center was extended and renovated. 
Of the 169 facilities monitored in 10 countries, outdoor green spaces cover more than 470 000 sq.m (an average 
of about 2 800 sq.m per site). More than half of these centers indicate that they have adapted their green spaces 
to limit the need for sprinkler-based watering. The issue of plant biodiversity and sustainability was discussed when 
the Cité du Meuble at Cesson was being built.

11. Measures taken to ensure that As part of incorporating changes resulting from the adoption of new laws and regulations likely to have signifiant Group
the company’sbusiness activities comply on the Group and the growth of its business, the Group Legal Department works with other Klépierre departments
with environmental laws and regulations and the Company’s network of legal advisors to gather, process and distribute data about the legislation applying 

in the various Group operating countries. The company’s Czech, Italian and Spanish subsidiaries also monitor 
their own local and national legal issues and legislation.

12. Environmental evaluation and certification Klépierre has been included for three years in the following Socially Responsible Investment indices: Group
the Dow Jones Sustainability Index World, FTSE4Good Europe and Global Index and ASPI Eurozone. Although the fact 
that Klépierre has been included in these indices cannot be construed in and of itself as a form of evaluation or 
certification, it does provide a positive indication of the way in which Klépierre addresses its social and environmental 
responsibilities. 
The Group is committed to its policy of social responsibility. However, no environmental evaluation or 
certification program has been implemented yet in the company’s existing shopping centers. Given the Group’s real 
estate management activities, measures have nevertheless been taken to harmonize the contractual obligations 
of subcontractors to ensure that all of them comply with our own ethical and environmental commitments.
All our partner companies are therefore contractually bound to comply with these commitments. So far, however, 
no evaluations have been conducted at these companies. It should be noted that Klépierre gives preference to partners 
such as La Providence, which are already ISO 14001-certificated, and to companies already engaged in the certification 
process.
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13. Expenditures on preventing environmental Klépierre’s expenditures in this area are integral to its business activities and are therefore difficult to isolate. Group
damage caused as a result Certain expenditures are, however, mentioned as examples in the preceding or following indicators. 
of company activities

14. Internal environmental Environmental impacts and the measures designed to limit them are implemented by the local teams Group
management resources responsible for managing the facilities and limiting their direct and indirect effects on the environment. 

But Klépierre also has its own dedicated Prevention, Risks and Environment Department, which was set up to help 
the Company become a driving force in environmental issues by applying compulsory regulations and implementing 
innovative solutions. The department is made up of five members who are responsible for establishing the recommendations 
and procedures required to cope with environmental accidents and other similar issues. A number of early warning 
tools and systems generate systematic and varied data for dealing with problems that may arise.

15. Employee training and information All the various internal communication channels are leveraged to keep employees up to date on Klépierre’s commitment Group
to social and environmental responsibility. Each new environmental initiative is accompanied by efforts to build 
awareness. To further that goal, a newsletter dedicated to sustainable development has been started. A system for 
collecting feedback has also been set up. And sustainable development is a permanent feature of Group presentations.

16. Resources dedicated A number of resources were introduced in 2006 to enable Klépierre to anticipate environmental risks Group (PKlp shopping
to reducing environmental risks more effectively: centers)

– a Legionnaire’s Disease alert tool;
– a risk management tool (in relation to asbestos, Legionnaire’s Disease, water, structures and roofing) providing 
a comprehensive view of risk areas;
– a weather monitoring tool (currently under study) to help anticipate climatic phenomena likely to generate accident 
and pollution risks (materials blown around by wind, drainage networks flooded by rain and snow, etc.).
Natural and technological risk prevention plans have been in place since June 2006 at all the shopping centers
in the Klépierre estate. With respect to Legionnaire’s Disease, it should be stressed that cooling towers are being 
gradually eliminated(for example, the one in Nice Lingostière this year). At those shopping centers that still use 
such equipment, systematic monitoringof the cooling towers allows for effective prevention of disease propagation. 
At all the relevant sites, a Legionnaire’s Disease risk analysis has been conducted in coordination with local maintenance
companies, disease surveillance centers and laboratories. A pre-alert system ensures rapid response by maintenance teams
in case of doubt, which may go as far as shutting down and disinfecting the towers if necessary. A total of 739 analyses
including water samples have been conducted in cooling towers at French shopping centers. In the other countries 
in which Klépierre operates, Legionnaire’s Disease monitoring has also become the rule, with European standards 
and thresholds being applied. A number of alerts that occurred off-site have demonstrated how effective these monitoring
and prevention arrangements are.
Outside of France, outlays totaling €1 100 000 have made it possible to improve safety of property and personal safety 
at 14 shopping centers. Most of this amount was used to improve fire safety and routine protection of persons. 
Building solidity was tested at 8 shopping centers in 2006 (for a total cost of €100 000), and 6 others are scheduled 
for testing in 2007.
In the office business, the Group’s overriding concern is to anticipate future legal standards in the area of employee safety. (offices)
The main efforts carried out by our operational departments to limit the risks to those who shop or work at our shopping 
centers include a flood risk prevention plan, a natural and technological risk prevention plan, a program to improve safety
on flat roofs, an audit of every elevator car and an annual technical audit. The long-term budgets that result from this 
approach also provide Klépierre with a clearer view of which areas should take priority, what its legal obligations are and 
what renovation programs should be initiated.
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17. Organizational structure implemented to “Any unexpected situation or event capable of threatening the image, financial stability and environment Group
cope with accidental pollution incidents of the centers under management, and therefore our company, is a crisis situation”. 
Company premises Faced with this fact, our Company has introduced a specific crisis management procedure. Crisis management is handled 

in accordance with an established procedure involving all the Company’s managers. Depending on the risk identified, 
this procedure provides for the implementation of a monitoring and communication group until the crisis has passed. 
Every Company manager has received special training in identifying, understanding and reacting appropriately 
to such situations.

18. The amount of provisions and guarantees None
in place to cover environmental risks

19. The amount of fines paid during the fiscal year None
subsequent to legal prosecutions over 
environmental issues

20. Information about the targets set for foreign Over the last two years, sustainable development reporting has been deepened and become increasingly widespread. Foreign subsidiaries 
subsidiaries in relation to the criteria set Virtually the entire Klépierre shopping center estate in France completed the Group’s questionnaires in which Klépierre
out in items 1 to 17 for the first time in 2006, whereas the foreign shopping centers owned and managed by Klépierre, as well has at least a 50%

as the 7 management subsidiaries in which Klépierre has at least a 50% holding, have been monitored for two years holding
in a row. Analysis of the answers given to the sustainable development questionnaires has enabled the Group to prepare
an inventory of current practice across Europe in this area. This has been an important source of information used 
in establishing this table and elsewhere. Targets will be set for subsidiaries on this basis, and in accordance
with the commitments set out by Klépierre in its Sustainable Development Charter.
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Cardboard

200620052004200620052004200620052004
Southern EuropeCentral Europe + BelgiumFrance

No. of shopping centers monitored 17 24 26 16 16 19 16 19 18
Total amont processed (in metric tons) 11179 15305 12324 4650 4563 5297 5911 6197 5616
Total area of waste in sq.m. (GLA) 393265 492274 503378 291989 291989 370314 249 127 264 222 259 469
Ratio kg/sq.m.GLA 28.4 31.1 24.5 15.9 15.6 14.3 23.7 23.5 21.6

Δ 2005/2006 Δ 2005/2006 Δ 2005/2006
Ratio kg/sq.m.GLA -21.2% -8.5% -7.7%

Electricity
200620052004200620052004200620062005

Southern EuropeCentral Europe + BelgiumFrance

No. of shopping + 4 centers

centers monitored 
24 32 76

supplied exclusively
17 17 19 30 34 29

by renewable energy

Total 
consumption in MWh

54525 67699 102234 15401,3 48130 48061 58199 70 315 75149 66 587

Total mall area 
in sq.m.

150057 192150 293277 44104 71256 71256 87394 146 728 156907 141 435

Ratio of kWh/mall sq.m. 363 352 349 349 676 675 666 479 479 471
Δ 2005/2006 Δ 2005/2006 Δ 2005/2006

Ratio of kWh/mall sq.m. -0.9% -1.3% -1.7%

200620052004200620052004200620052004
Southern EuropeCentral Europe + BelgiumFrance

No. of shopping centers monitored 16 22 31 1 1 11 8 9 11
Total amont processed (in metric tons) 2806 3224 3916 133 174 773.15 1000 915 1002
Total area of waste in sq.m. (GLA) 366312 478922 544835 37556 37556 211346 189 898 197 042 207 910
Ratio kg/sq.m.GLA 7.7 6.7 7.2 3.5 4.6 3.7 5.3 4.6 4.8
TOTAL CARDBOARD AS % 
OF WASTE PRODUCED 27.1% 21.5% 29.3% 22.2% 29.6% 25.6% 22.2% 19.8% 22.3%

Δ 2005/2006 Δ 2005/2006 Δ 2005/2006
Ratio kg/sq.m.GLA +7.5% -21.0% +3.8%
TOTAL CARDBOARD AS % +36.5% -13.6% +12.5%
OF WASTE PRODUCED

The reduction in kg/sq.m. recorded for recycled cardboard abroad in 2006 (at constant scope) is the result of incorporating new sites whose
performances are below average due to the recent introduction of selective sorting.

2004

The following tables give a historic overview
of fluid consumption and waste production
since 2004 for the PKlp estate. Its scope is
therefore constantly changing.
The sq.m ratios enable the changes in each
of these areas to be tracked. All or part of
these indicators are monitored quantitatively
in all French and foreign shopping centers. 
In some cases, consumption is rebilled 
by the hypermarket concerned on the basis
of floor area without a detailed account 

of actual consumption, which explains why
these centers are not always able to supply
their data.

France: 
76.2% of the shopping centers owned 
by Klépierre conduct monthly checks 
of electricity consumption.
The monitoring rate for water, gas and
waste/cardboard consumption ranges 
from 25% to 32% (for technical reasons, 
the rest of the estate is monitored 
by Carrefour).

Shopping centers abroad: 
Only shopping centers owned for over one
year and managed by Klépierre are covered 
by consumption reporting, with a total 
of 8 countries involved.

To achieve a more comprehensive view of
how our business impacts the environment, 
a decision was made in 2006 to conduct 
a Bilan Carbone® (greenhouse gas count) 
on 85 shopping centers in France. The
results will be explained in greater detail 
following the tables.

Waste

OVERVIEW OF FLUID CONSUMPTION 

AND WASTE PRODUCTION



Water

BILAN CARBONE®

Klépierre mandated an outside organization
to conduct a Bilan Carbone® based on 
consumption levels in 2005 and using version
4.0 of the method developed by the ADEME
(French Agency for Environment and 
Energy Management). In addition, to reflect 
the specific issues facing owners and 
managers of shopping centers, Klépierre
devised an in-house survey expanded 
to include waste and refrigerant fluids. 
The study involved 85 PKlp shopping centers
in France with 2.247 million sq.m. (total retail
floor area).

7 681 tons carbon equivalent, that is to say

approximately 28 000 tons of CO2

Analysis by type/sq.m. 

(kg carbon equivalent)
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200620052004200620052004200620052004
Southern EuropeCentral Europe + BelgiumFrance

No. of shopping centers monitored 22 28 33 17 17 19 26 28 27
Total consumption in m3 595382 746287 735246 215184 201113 230074 644853 638101 582 413
Total mall area in sq.m. 144962 175894 181321 71256 71256 87394 130770 133070 134 109
Ratio of m3/mall sq.m. 4.1 4.2 4.1 3.0 2.8 2.6 4.9 4.8 4.3

Δ 2005/2006 Δ 2005/2006 Δ 2005/2006
Ratio of m3/mall sq.m. -3.5% -6.8% -9.6%

Gas + Heat
200620052004200620052004200620052004

Southern EuropeCentral Europe + BelgiumFrance

No. of shopping centers monitored 16 21 28 17 17 18 16 17 17
Total consumption in kWh 17433817 20206581 25753087 25402952 25428020 30385165 14025100 15522850 12 573580
Total mall area in sq.m. 116188 147413 163877 75110 75110 91249 64299 65679 63 307
Ratio of kWh/mall sq.m. 150 137 157 338 339 333 218 236 199

Δ 2005/2006 Δ 2005/2006 Δ 2005/2006
Ratio of kWh/mall sq.m. +14.7% -1.7% -16.0%

0
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Energy

Refrigeration

Waste

Electricity 2544

Combustibles (combustion 
+ upstream emissions) 350

Others waste 33

PET (polythylene terephthalate) 258
Cardboard 

(recycled + misc.) 114

Type R407C gas 481

Type R134A gas 96

Loss online 254

Type R22 gas 3552
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SON TRANSACTIONS RELATED TO THE FREE ALLOTMENT OF SHARES

Special management
report to the shareholders

In 2005 and 2006, the Executive Board 
did not exercise the authorization granted 
to it by shareholders at their annual 
general meeting on April 7, 2005 (under 
the eighteenth resolution) to freely allot, 
in one or more transactions, at its option,
existing shares of the Company, following
the buyback of said shares, or newly issued
shares, to:
• salaried employees, directors and officers 
of the Company;
• salaried employees, directors and officers 
of companies and inter-company partnerships
(groupements d'intérêt économique) 
of which at least ten percent of the equity

(ARTICLE L. 225-197-1 AND FOLLOWING OF THE FRENCH COMMERCIAL CODE)

capital or voting rights are held, directly 
or indirectly, by the Company.
The Executive Board identifies the beneficiaries
of freely allotted shares as well as the share
allotment conditions and, where applicable,
criteria.
During the general shareholders meeting 
on April 5th, 2007 the Executive Board will
propose to the shareholders to renew under
similar conditions this authorization for a new
period of 24 months.
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SON STOCK BUY-BACK PROGRAMS

At its annual meeting on April 7, 2005, 
(in the ninth and tenth resolutions), 
the shareholders authorized the Executive
Board to buy shares of stock in the Company
in accordance with the terms and conditions
of Article L. 225-209 of the French
Commercial Code, in particular for 
the purpose of:
• implementing any Company stock option
plan pursuant to Articles L. 225-177 and 
following of the French Commercial Code; or
• implementing any Company-sponsored
employee savings plan as provided by law, 
in particular, Articles L. 443-1 and following
of the French Labor Code; or
• freely allotting shares pursuant to Articles 
L. 225-197-1 and following of the French
Commercial Code; or
• canceling all or some of these repurchased
shares, pending adoption by the shareholders
of the tenth resolution, under the terms that
are indicated; or
• remitting them as tender in an acquisition; or
• remitting shares in connection with rights
attached to securities (bonds, warrants, etc.)
with a claim to the equity capital of the
Company immediately or at maturity by
repayment, translation, exchange, presentation
of a coupon any other way; or
• purchasing, selling, converting, assigning,
transferring, lending or temporarily transferring
shares in connection witha liquidity agreement
concluded with an investment services
provider, in particular to stimulate the market
for shares or to effect transactions to counter
adverse market trends.

PREPARED IN COMPLIANCE WITH ARTICLE L 225-209 OF THE FRENCH COMMERCIAL CODE

This authorization was the subject of 
an information memorandum approved 
by the AMF (Autorité des marchés financiers)
on March 11, 2005, number 05-140.

The basic features of the authorization 
granted by the shareholders’ meeting 
on April 7, 2005 are summarized below:
• maximum price for the purchase of shares:
100 euros for each share with a par value 
of 4 euros;
• maximum number of shares that can be
acquired: no more than 10% of the share
capital, i.e. 4 616 422 shares for a total
amount of 461 642 200 euros;
• duration of the buy-back program: 
18 months as of the date of the shareholders’
meeting authorizing the program, i.e., April
7, 2005;
• maximum percentage of equity capital 
that may be cancelled by virtue of 
the shareholders’ authorization: 10% 
in any 24-month period.
No shares were cancelled by virtue 
of this authorization.

The unused portion of this authorization 
was rendered null and void on April 7, 2006
under the ninth and tenth resolutions 
passed by the shareholders on that date, 
at which time the shareholders renewed 
the authorization granted to the Executive
Board to buy back shares of the Company
forsubsequent use within the limits 
of relevant law, the ultimate purpose 
of the buy-back program being to:

• cover any Company stock option plan 
pursuant to Articles L. 225-177 and following 
of the French Commercial Code; or
• implement any Company-sponsored
employee savings plan as provided by law, 
in particular, Articles L. 443-1 and following 
of the French Labor Code; or
• freely allot shares to the Company 
or to the Group officers and/or employees 
pursuant to Articles L. 225-197-1 
and following of the French Commercial
Code; or
• cancel all or some of these repurchased
shares, pending adoption by the shareholders
of the tenth extraordinary resolution below,
under the terms that are indicated; or
• hold them for the purpose of subsequently
remitting them as tender in an acquisition, 
in compliance with the market practices
accepted by the AMF (Autorité des marchés
financiers); or
• remit shares in connection with rights
attached to securities with a claim to 
the equity capital of the Company 
immediately or at maturity; or
• purchase, sell, convert, assign, transfer, 
lend or temporarily transfer shares 
in connection with a liquidity agreement
that complies with the AFEI professional
conduct guidelines and that is concluded
with an investment services provider, 
in accordance with market practices 
accepted by the AMF, in particular 
to stimulate the market for shares 
or to effect transactions to counter 
adverse market trends.

Special management
report to the shareholders
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This authorization is described in detail 
in a document that was published on 
the websites of the AMF and Klépierre
on March 16, 2006.

The basic features of the authorization granted
by the shareholders’ meeting on April 7,
2006 are summarized below:
• maximum price for the purchase of shares:
150 euros for each share with a par value 
of 4 euros;
• maximum number of shares that can be
acquired: no more than 10% of the share
capital, i.e. 4 616 422 shares for a total
amount of 692 463 300 euros;

• duration of the buy-back program: 18
months as of the date of the shareholders’
meeting authorizing the program, i.e., 
April 7, 2006;
• maximum percentage of equity 
capital that may be cancelled by virtue 
of the shareholders’ authorization: 
10% in any 24-month period.
No shares were cancelled by virtue 
of this authorization.

The table below summarizes the transactions
involving the Company’s own shares that
were completed in fiscal year 2006 by virtue
of the two aforementioned authorizations:

On December 31, 2006, the Company 
held 395 821 treasury shares, i.e., 0.86% 
of its share capital. This total was an increase
of 208 162 shares compared with the number
held on December 31, 2005. The change
reflects the following factors:
• the exercise of options under the stock
option plan dated June 24, 1999 resulted 
in the sale of 26 791 shares.
• transactions completed to stimulate 
or counter market trends resulted 
in the net sale of 6 404 shares: 
118 569 were bought for an average 
price of €97.60 and 124 973 shares were 

sold for an average price of €119.08.
• 241 357 shares were bought to cover 
stock option plans for an average price 
of €90.24: 98 601 to cover the needs 
of the stock options granted under 
the 2006 plan, and 142 756 for plans 
that may be rolled out in the future.
At the annual shareholders’ meeting 
on April 5, 2007, the Executive Board 
will seek the renewal of this authorization 
for a further period of eighteen months
under similar terms and conditions, 
for a maximum purchase price of 200 euros
for each share with a par value of 4 euros.

TotalFuture
stock-options

Plan 2006Plan 1999

Liquidity
agreementIn number of treasury shares

Stock-options

Situation on December 31, 2005 31871 59389 96399 187659
Stock-options grants 96399 -96399
Stock options exercised during the year -26791
Bought 118569 98601 142756
Sold -124973
Situation on December 31, 2006 25467 32598 195000 142756 395821
As a percentage of share capital (46164229 shares) 0.06 0.07 0.42 0.31 0.86
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SON TRANSACTIONS CARRIED OUT BY VIRTUE OF THE PROVISIONS

The information disclosed to the shareholders pursuant to Article L 225-184 is summarized 
in the table below:

Table of stock options granted by Klépierre and exercised by directors 
and officers of the Company during the fiscal year.

OF ARTICLES L 225-177 THROUGH L 225-186 OF THE FRENCH COMMERCIAL CODE

Number of 
cancelled

options in 2006

Remaining
options on
12.31.2006

Number of
options exer-
cised in 2006

Remaining
options on
12.31.2005

Strike
price

(in euros)

Strike periodNumber 
of options

granted

Grant 
date

Stock-options

Executive Board
Michel CLAIR June 24, 1999 (2) 18004 (1) June 25, 2004 through June 24, 2007 36.66 12904 – 0 12 904

May 30, 2006 (3) 15000 May 30, 2010 through May 30, 2014 91.50 15000 – 0 15 000
Claude LOBJOIE June 24, 1999 (2) 10502 (1) May 30, 2010 through May 30, 2014 36.66 10502 4897 0 5605

June 24, 1999 (2) 7501 (1) June 25, 2004 through June 24, 2007 28.33 1876 1876 0 0
May 30, 2006 (3) 10000 May 30, 2010 through May 30, 2014 91.50 10000 – 0 10 000

Jean-Michel GAULT May 30, 2006 (3) 10000 May 30, 2010 through May 30, 2014 91.50 10000 – 0 10 000
Laurent MOREL May 30, 2006 (3) 10000 May 30, 2010 through May 30, 2014 91.50 10000 – 0 10 000

(1) After number of shares was tripled in 2003 (two-for-one stock split and allotment of one free share).
(2) Date of the AGM that authorized the rollout of a stock option plan: April 28, 1999.
(3) Date of the AGM that authorized the rollout of a stock option plan: April 7, 2006.

Special management
report to the shareholders
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RTO THE ANNUAL MEETING OF THE SHAREHOLDERS

APPROVAL OF THE FINANCIAL STATEMENTS FOR THE YEAR ENDED DECEMBER 31, 2006

To the Shareholders of Klépierre:

Pursuant to the provisions of Article 
L. 225-68 of the French Commercial Code,
we are required to present our observations
on the Executive Board report that was just 
read to you, as well as on the parent company
and consolidated financial statements 
for the year ended December 31, 2006. 
The Supervisory Board was regularly 
updated throughout the year on the Group’s 
business by the Executive Board and carried
out the necessary audits and controls 
in connection with the Board’s role 
and duties.
To this end, the Supervisory Board relied 
on the support of three special committees:
the Investment Committee, the Audit

Committee and the Selection 
and Compensation Committee.
The Supervisory Board has no particular
remarks or observations to make with respect
to either the Executive Board report or 
the results for fiscal year 2006. Accordingly,
the Supervisory Board recommends that 
you approve the financial statements 
and resolutions as presented.
The Supervisory Board wishes to thank 
the Executive Board and all employees 
of the Company for their hard work 
and efforts in 2006. 

The Supervisory Board

Report
of the Supervisory Board
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HELD ON FEBRUARY 9, 2007 TO REVIEW FISCAL YEAR 2006

Report
of the Chairman of the Supervisory Board

Pursuant to Article L. 255-68 of the French
Commercial Code, relating to the preparation
and organization of the Supervisory Board’s
work and internal control procedures 
established by the Klépierre group.

1 - REPARATION AND ORGANIZATION 

OF THE SUPERVISORY BOARD’S WORK

The Supervisory Board is primarily 
responsible for the permanent oversight of
the Company’s management by the Executive
Board. To this end, it carries out audits 
and controls as needed and requests 
the information that it deems necessary. 
At least quarterly, the Executive Board is
required to submit a management report 
to the Supervisory Board as well as 
the Company’s financial statements 
for audit and control.
In addition, the Executive Board must have
the Supervisory Board’s authorization to carry
out the following transactions:
• acquire or dispose of all interests in any
company;
• acquire or dispose of all real estate property;
• in the event of a dispute, sign all treaties
and transactions and accept all special
arrangements.
The Supervisory Board has delegated 
to its Chairman the power to authorize 
the Executive Board to carry out the 
aforementioned transactions, provided 
that each individual transaction does 
not involve more than 46 million euros 
or its foreign currency equivalent.
Furthermore, the Supervisory Board has 
delegated to the Executive Board the power
to carry out these transactions, provided that

each individual transaction does not involve
more than €8 million or its foreign currency
equivalent.
Both the Chairman of the Supervisory Board
and the Executive Board must report on any
use of these authorizations to the Supervisory
Board.

The Supervisory Board
A list containing the names of the nine 
members of the Supervisory Board can be
found in the activity report, in the section
entitled “Supervisory Board.” Independent
members are defined as members who have
no relationship whatsoever with the
Company, the Group or its management 
that could interfere with their independent
judgment.
According to these criteria, four of the nine
members of the Supervisory Board are 
independent.
The work of the Board, like that of its special
purpose sub-committees, is prepared and
organized by their respective chairmen. 
The Supervisory Board makes decisions after
its members have deliberated on the issue 
at hand. Each member is free to express 
his or her opinion and ask for any additional
information. The Supervisory Board met 
nine times in fiscal year 2006. The global
attendance rate was 84%. The main issues
discussed during these meetings are listed
below:
• the annual parent company and consolidated
financial statements for 2006 and related
management report;
• the quarterly activity report of the Executive
Board;
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• investments (in France and abroad);
• the principal terms and conditions 
of financing and the restructuring of some 
of the existing debt;
• simplification of asset ownership 
in the Klépierre group;
• appointments of incumbent and alternate
statutory auditors;
• review of a stock option plan;
• half-year parent company and consolidated
financial statements;
• property disposals;
• enlargement of the investment policy;
• the Klémurs IPO;
• regulated agreements.

COMPENSATION PAID TO MEMBERS 
OF THE SUPERVISORY BOARD
The global budget for directors’ fees was 
set at 210 000 euros for year 2006 
and thereafter until modified. 
Fees are distributed as follows:
• 50 000 euros divided among the following
members of the Supervisory Board: 
its chairman and vice-chairman, and 
the chairmen of the audit, investment 
and selection and compensation committees, 
i.e. 10 000 euros in the form of fixed 
compensation for each of the aforementioned
individuals;
• 108 000 euros divided among all 
of the members of the Supervisory Board 
for their membership on the Board, of which:
- 72 000 euros divided equally among the
members of the Board in the form of fixed
compensation;
- 36 000 euros divided among the members
of the Board in the form of variable pay and
distributed on the basis of each member’s
attendance at Board meetings;
• 52 000 euros divided among the Board
members on the basis of their membership
on sub-committees of the Board, in the form
of variable pay and distributed on the basis
of the number of sub-committee meetings
they actually attended.

Special-purpose committee:
In the furtherance of its mission, 
the Supervisory Board has formed 
special-purpose committees. Additional 
information regarding the composition,
duties and work of the committees 
is provided in the “Committees” section 
of the activity report.
A brief description of each special-purpose
committee appears below:

Investment Committee
The role of the investment committee 
is to examine the conditions under which
planned acquisitions are to be made 
and ensure that they are consistent with 
the Company’s investment strategy. 
This committee focuses more particularly 
on the value creation aspect of investments,
a factor that is decisive in any decision made
to acquire, hold or divest of an asset. 
The committee also defined the financing
assumptions used for all future investments.
The committee met nine times last year, 
and the global attendance rate was 93%. 
Its work focused on 32 planned investments:
13 were or will be completed, 10 are 
currently being negotiated, and 9 were 
not carried out.
The most significant projects last year
involved:
• Buffalo Grill;
• Patrimoine Progest – Henry Hermand.

Audit Committee
This committee is responsible for assessing
the major accounting decisions and financial
disclosures, the quality of procedures, and
the statutory auditors’ budget. The key issues
examined by the audit committee last year
were:
• interim and annual parent company and
consolidated financial statements: financial
information and highlights of the full and
half year;
• presentation of restructuring projects
involving the Group’s French or foreign 
affiliates: accounting and tax aspects;
• statutory auditors: appointment 
of a new statutory auditor.
Budget for 2007;
• Internal control system:

– report on period control activity in 2006;
– ongoing controls;
– professional ethics and compliance.
The committee met four times in 2006. 
The global attendance rate was 85%.

Selection and Compensation Committee
This committee makes recommendations 
to the Supervisory Board on the appointment
and remuneration of Executive Board 
members, pension and personal protection
plans, benefits in kind and stock option plans. 
The committee met three times in 2006. 
The global attendance rate was 92%.
The committee recommended the appointment
of members of the Board of Klémurs, whose
composition was enlarged to include two
independent directors. They joined the three
members from the Klépierre Supervisory Board.
The committee recommended the procedures
for determining variable pay in 2006 for
members of the Executive Committee. Global
compensation is made up of three components:
• a fixed portion, determined annually 
at the beginning of the year;
• a variable portion, for which the global
sum to be divided among the members 
of the Executive Committee is equal to 
no more than the sum of the fixed wages 
of the board.
The amount of the variable portion depends
on whether or not annual net current cash
flow (60%) and pre-tax earnings (40%) 
targets are met. This global total is divided
among the members of the Executive
Committee, ratably (70%) on the basis 
of the fixed portion of compensation for
each member, and partially (30%) the basis
of the extent to which personal objectives 
are met;
• benefits in kind at Klépierre include 
the use of a company car for members 
of the Executive Committee, of which part 
of the cost (for personal use) is payable 
by the beneficiary and subject to taxes and
social charges.
The committee also drafted a formal stock
option grant policy for employees of the group 
in 2006 and prepared the Supervisory Board’s 
decision on stock option grants for members 
of the Executive Board. In 2006, a total 
of 195 000 stocks were granted to 84 grantees.



2 - INTERNAL CONTROL PROCEDURES

Internal control is the organization 
of processes, procedures and controls
implemented by the Executive Board 
to ensure that risks are fully controlled
and to obtain reasonable assurance that
the Company’s strategic objectives have
been met.

This organization is mainly based on:
• the effectiveness and efficiency; 
of the Klépierre group’s internal processes;
• the reliability of external and internal data;
• the adaptation of internal policies and their
compliance with laws and regulations.

This internal control system is built
on the following key principles:
• the contribution of all Group employees 
to the internal control system. All employees
are responsible at their particular level for
exercising effective control over the activities
that fall within their scope of accountability;
• the separation of powers between those
who exercise independent control and those
who are involved in operations;
• universality. No area of the Klépierre group,
either in France or abroad, falls outside 
the scope of the internal control system.

The system is broken down into 
two components: ongoing control 
and periodic control. 
• The ongoing control process is based 
on the continuous implementation of five
components, using a set of appropriate
resources: 
– the identification and assessment of risks:
these involve the analysis and measurement
of regularly updated risks, taking controls
and procedures into account. Klépierre has
rolled out a tool known as the “Risk
Assessment Matrix,” which maps the Group’s
exposure to risk, based on ten identified 
risk families (unreliable information, loss of 
competitiveness, excessive costs, interruption
of business, non-compliance with laws and
regulations, loss of assets, disclosure of 
sensitive information, commercial and 
reputation, human resources, code of ethics);

– procedures: They provide a defined 
framework for the business, exactly where
the risks have been identified. They are easily
accessible on the Group’s intranet site and
the Group has provided training and information
about them. They are regularly updated to
comply with laws and regulations in force. 
The purpose of the process launched in 2002
for all of the Group’s French entities was 
to map all procedures and best practices 
that were selected for implementation. 
It was also intended to be used as a tool for 
carrying out first and second level controls 
of these procedures and best practices as
needed. In 2007, Klépierre plans to review 
all of the procedures that have already been
formalized, to determine any needs not met
by current procedures, and to draft new ones
accordingly. This process will be gradually
extended to foreign affiliates later this year;
– Controls: The frequency, intensity and
organization of controls depend on 
the level of risk. Controls are formalized 
in the procedures. The implementation 
and effectiveness of the most important 
ones are monitored.
Accordingly, Fundamental Surveillance Points
(FSP) have been identified and are used to
ensure second level controls of the Group’s
essential business areas by management. 
For the latter, they constitute a key element
of risk management and supervision. 
For each activity that presents a major risk,
these controls are carried out in accordance
with a methodology and timetable that have
been predefined by management. 
Periodic control also conducts controls 
to ensure that the FSPs are being correctly
monitored, qualitatively as well as quantitatively.
There are currently twenty-one FSPs included
in the regular reporting system. 
– reporting: The reporting system was
designed to provide managers with visibility
over risk exposures (particularly the main 
incidents that occur), controls and procedures,
and corrective actions under way;
Reports are submitted every three months, 
in particular to the Executive Board. 
– steering: A regular examination of 
the reports submitted serves as a basis 
for making decisions about any changes that
need to be implemented.
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• Periodic control, carried out by 
the Klépierre group’s internal audit 
department, is an independent and 
objective activity aimed at providing 
assurance and counsel that generate 
added value and improve the Company’s
organization. It helps the Executive Board
achieve its objectives by providing 
a systematic and methodical approach 
to assessing and improving risk management,
control and corporate governance processes. 
The responsibilities, independence and role 
of the internal audit function are set forth 
in a set of internal audit guidelines signed 
in 2004 by the Chairman of the Executive
Board and the Chairman of the Supervisory
Board.

In 2006, the Group separated Ongoing
Control from Periodic Control functions 
and, in so doing, adopting best practices 
in internal control. In connection with this
change, the position of Ongoing Control
Coordinator, reporting to the Executive Board
was created, responsible for: 
• coordinating the development and 
implementation of actions intended 
to improve ongoing control;
• coordinating the selection of methodologies
and tools;
• circulating directives related to internal 
control and tracking changes in the system;
• consolidating reporting resources and
media.

The managers of activities, functions 
and subsidiaries have been designated 
to serve as the correspondents 
of ongoing control. They are responsible 
for:
• coordinating the implementation 
of the Group’s methodological choices 
at the local level;
• designing and regularly adapting 
the system’s reporting process and product
by indicating the indicators that will provide
managers with the greatest visibility 
over their ongoing control system;
• ensuring that reports are regularly 
passed on to officers and then 
to the Ongoing Control Coordinator.

Internal control is based 
on the following three levels 
of control:

• Two levels of ongoing control: 
the first level of control is performed by each
employee on the specific operations carried out,
in accordance with operating procedures in
force, while the second level is performed by
the business area or functional manager, in
accordance with the FSPs. Two dedicated
teams are also part of this system. 
- Two employees from Accounting
Procedures and Audit in France and
Abroad, which reports to the Corporate
Accounting Department, have been
specifically appointed: 
– to draw up applicable procedures; 
– to define the first and second level controls
applicable to the closing of the Group's 
corporate and consolidated financial 
statements; 
– to carry out horizontal controls; 
– to monitor the implementation of recom-
mendations made by external auditors; 
– to verify from time to time that subsidiaries
are correctly implementing the Group’s
benchmark relating to the preparation of
consolidated financial statements; 
– to verify that the accounting and financial
information sent to the Company’s governing
bodies provide a fair and accurate picture of
the Company’s business and position.

At Klépierre and Ségécé, one employee is
assigned with the task of coordinating 
ongoing control activities for the various
operational and corporate level departments.

-Two specialized functions have 
been created to perform second-level 
controls:
– this is the case of the Ethics and
Compliance Department, which is responsible
for ensuring compliance with prevailing 
standards of professional conduct 
and anti-money laundering;
– this is also the case of the Organization
Function, which is responsible for Business
Continuity Planning, which encompasses 
all of the measures designed to maintain

business or mission critical services 
in operation and ensure that operations 
can be set up and run at another physical
location in the event of a serious loss. 
Since 2005, a business continuity drill 
is conducted annually to ensure readiness.
These functions report directly to the
Executive board and the Audit Committee.

• The third level of periodic control: 
a third level of control is exercised 
by the Klépierre group’s internal audit 
department.
Accordingly, an annual audit plan 
drawn by the chief internal audit officer 
and the Executive Board is submitted 
for the approval of the Audit Committee.
This plan is based on a preventive approach
to risks that seeks to define audit priorities
that are in line with the Group’s objectives.
However, one-off assignments may also 
be carried out to address a specific problem
that may arise. 

At the same time, audits are performed in
France on compliance with regulations and
internal procedures in the management of
shopping centers once every three years.
These audits are based on a standard 
benchmark that covers the following areas: 
– safety of property and persons, particularly
pursuant to regulations governing 
establishments open to the public; 
– property administration; 
– rental management; 
– coordination of retailer associations.
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The internal audit department has direct
access to the Executive Board and submits
reports, recommendations and implementation
plans based on its work and findings 
to the Audit Committee. 
There are six employees assigned to periodic
control. 
In the specific case of Klépierre, its Management
or Supervisory Board may call upon the
General Inspection Unit of its consolidating
entity, the BNP Paribas Group, in particular 
to audit its organization and procedures.

The Audit Committee is informed at
least once a year of the Group’s entire
internal control system, changes 
to said system and the findings 
of the work carried out by the various
participants to the system. 

Production of financial information 
The clarity of financial information and 
the relevance of the accounting principles
used are monitored by the Audit Committee,
working in collaboration with the Statutory
Auditors. The corporate and consolidated
financial statements are prepared by the 
corporate accounting department under the
responsibility of the Chief Financial Officer.
The financial statements of French companies
are prepared centrally at Klépierre’s corporate
headquarters on a pooled information system. 
The Group has set up procedures to formalize
audit working papers and accounting 
justification records to ensure that accounting
operations are accurate and complete.
A second level of control involves ensuring
that the supporting documentation 
used to prepare the financial statements 
is accurate and complete.
A process has been created to certify 
the data produced by the Group’s foreign
subsidiaries that are included in the scope 
of consolidation. Every quarter, the finance
managers of these subsidiaries certify: 
- that the accounting data provided for 
consolidation are reliable and compliant 
with the Group’s accounting standards; 
- that the local accounting department’s
internal control system is functioning 
correctly and that it ensures the reliability 
of accounting data.

Furthermore, off-balance sheet procedures
and events that occur after year-end 
closing are issued and complied with 
under the responsibility of the Corporate
Accounting Department. 

Each foreign affiliate has a correspondent 
in the Corporate Accounting Department
who reports to the person in charge 
of consolidation.
The consolidated financial statements are
drawn up in accordance with a defined
process that includes explicit instructions 
sent out to all consolidated accounting
departments, which promotes the production
of consistent accounting and financial 
information, compliant with Group 
accounting standards. Each of the Group’s
local units does a quarterly accounting 
cut-off and produces a consolidation 
package within deadlines set by the Group.
The consolidation department ensures 
that French and non-French accounting 
policies have been correctly applied. 
In addition, it justifies and analyzes all 
consolidation restatements to ensure 
their compliance with IFRS standards. 

Klépierre also uses external consulting 
services, primarily for tax matters, both 
in France and abroad. 

Management controls are performed for
each business or functional area to identify
and validate each operating unit’s 
management information on a quarterly
basis, before consolidated management data
are transmitted to the Group level 
management control department.
Each management control department 
carries out consistency and probability checks 
on the financial statements and interim 
balances, thereby providing a second level 
of control. At the local level, the main 
aggregates of the management results are
matched with accounting aggregates.
Furthermore, the Group’s management 
controllers carry out an overall reconciliation
to ensure that the accounting result 
is consistent with the consolidated result. 



These two reconciliation procedures 
provide the internal control department 
with accounting as well as management
information. Naturally, the control 
mechanism has been adapted 
to the most recent IFRS accounting 
standards. 

The Group’s financial position, treasury 
forecasts and interest rate risk management
are analyzed once a week by the treasury
unit, which reports directly to the Chief
Financial Officer and the Chairman 
of the Executive Board. This unit also 
prepares decisions concerning financing,
investment and interest rate hedging.
Important decisions are submitted 
to the Supervisory Board. 

Accounting and management control 
information is collected and captured 
by two different software programs, 
Carat for consolidation and Essbase 
for management control. These two tools,
which are interconnected, are administered
and updated by a dedicated team 
that reports directly to the Corporate
Accounting Department. Data is entered
into the consolidation tool locally, by local
accounting personnel, in the principal 
countries of operation. All the accounting
and financial data follow IT procedures based
on daily backups, which are archived 
at locations which are separate from 
operational sites.
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Dear Shareholders,

In our capacity as statutory auditors of
Klépierre, and pursuant to Article L. 225-235
of the French Commercial Code (Code 
de commerce), we hereby report to you on 
the report prepared by the Chairman of your
company in accordance with Article L. 225-68
of the French Commercial Code for the year
ended 31 December 2006.
In his report, the Chairman reports, in partic-
ular, on the conditions for the preparation
and organisation of the Board of Directors’
work and the internal control procedures
implemented by the Company.
It is our responsibility to report to you our
observations on the information and 
assertions set out in the Chairman’s report
on the internal control procedures relating 
to the preparation and treatment of financial
and accounting information.
We performed our procedures in accordance
with professional guidelines applicable in
France. These require us to perform 
procedures to assess the fairness of the 
information set out in the Chairman’s report
on the internal control procedures relating 
to the preparation and treatment of financial
and accounting information. 
These procedures notably consisted of:
• obtaining an understanding of 
the objectives and general organisation of 
internal control, as well as the internal 

control procedures relating to the preparation
and treatment of financial and accounting
information, as set out in the Chairman’s
report;
• obtaining an understanding of 
the underlying work performed to support
the information given in the report.

On the basis of our procedures, we have no
comment to make on the information given
in respect of the internal control procedures
relating to the preparation and treatment of
financial and accounting information, set
forth in the report of the Chairman of the
Supervisory Board, prepared in accordance
with Article L. 225-68 of the French
Commercial Code.

Done in Courbevoie and Neuilly-sur-Seine 
March 7, 2007

The Statutory Auditors 
Deloitte & Associés: Laure Silvestre-Siaz

Pascal Colin
Mazars & Guérard: Odile Coulaud

This is a free translation of the original French
language text for information purposes only.
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SPREPARED PURSUANT TO ARTICLE L.225-235 OF THE FRENCH COMMERCIAL CODE ON THE REPORT OF THE CHAIRMAN 

OF THE SUPERVISORY BOARD OF KLÉPIERRE WITH RESPECT TO THE INTERNAL CONTROL PROCEDURES FOR THE PREPARATION

AND TREATMENT OF ACCOUNTING AND FINANCIAL INFORMATION

Statutory 
auditors’ report

YEAR ENDED 31 DECEMBER 2006
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IIncome 
Statement

AT DECEMBER 31

Lease income 5.2 519570 449017 399 420
Land expenses (real estate) 5.3 -2598 -2296 -910
Non-recovered rental expenses 5.3 -6296 -5240 -3 732
Building expenses (owner) 5.3 -30990 -32379 -21 861
Net lease income 479686 409102 372 917
Management, administrative and related income 5.2 57497 46362 33 744
Other operating income 5.2 9480 7217 6551
Survey and research costs -1124 -835 -771
Payroll expense 8.1 -59938 -52365 -43 510
Other general expenses -22145 -19040 -19 857
Depreciation and amortization allowance on investment property 5.3 -140968 -125535 -109 267
Depreciation and amortization allowance on PPE 5.3 -3126 -4587 -2 990
Provisions 5.3 12 -3111 879
RESULTS OF OPERATIONS 319374 257208 237 696
Gains on sale of investment property and equity interests 5.4 122459 163831 131 759
Net book value of investment property and equity investment sold 5.4 -91399 -143597 -117 088
Results of the sale of investment property & equity interests 31060 20234 14 671
Profit on the sale of short-term assets 1490 129 2078
Net dividends and provisions on non-consolidated investments -161 -247 -351
Cost of net debt 5.5 -134806 -112700 -121 698
Change in the value of financial instruments 55 -40 0
Discounting effect -1200 -1330 -2 510
Share in the earnings of equity-method companies 671 557 455
PRE-TAX EARNINGS 216483 163811 130 341
Corporate income tax 5.6 -22016 -17909 -3 873
NET INCOME OF THE CONSOLIDATED ENTITY 194467 145902 126 468
of which
Group share 164534 120449 105 147
Minority interests 29933 25453 21 321
Net income per share in euros 3,6 2,6 2,3
Net income per share in euros, fully diluted 3,6 2,6 2,3

in thousands of euros unless otherwise indicated

2005 20042006Notes
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BBalance sheet

ASSETS AT DECEMBER, 31

Non-allocated goodwill 4.1 41555 33 410 33366
Intangible assets 4.2 7478 6033 7120
Tangible assets 4.3 41482 42 167 59709
Investment property 4.4 5930 744 5487 725 4902 919
Fixed assets in progress 4.4 207 825 107 692 95573
Property held for sale 4.5 46985 48 857 36599
Equity-method securities 4.6 3023 2877 4998
Financial assets 4.8 585 609 842
Non-current assets 4.9 17104 18 743 28821
Interest rate swaps 4.16 65139 36 037 33310
Deferred tax assets 4.18 26275 33 417 21467
Non current assets 6388 195 5817 567 5224 724
Inventories 4.10 2463 7895 7253
Trade accounts and notes receivable 4.11 46159 42 437 38225
Other receivables 4.12 264 364 207 788 193 445
– Tax receivables 111 048 62 685 53699
– Other debtors 153 316 145 103 139 746
Cash and cash equivalents 4.13 157 696 166 663 115 367
Current assets 470 682 424 783 354 290

TOTAL ASSETS 6858 877 6242 350 5579 014
in thousands of euros

2005 20042006Notes
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LIABILITIES AT DECEMBER, 31

Capital 184657 184657 184 657
Additional paid-in capital 830622 743166 743 166
Statutory reserve 18466 18466 17 904
Consolidated reserves 756865 813021 791 985
– Revaluation variance 0 0 680 521
– Treasury shares -30823 -9096 -6 691
– Fair value of financial instruments 39734 -9201 -8 728
– Other consolidated reserves 747954 831318 124 772
– Retained earnings 0 0 2111
Consolidated earnings 164534 120449 105 147
Shareholders' equity, group share 1955144 1879759 1842 859
Minority interests 436961 424829 402 109
Equity 2392105 2304588 2244 968
Non-current financial liabilities 4.15 3680254 2633906 2567 766
Long-term allowances 4.17 8572 7579 10 002
Interest rate swaps 0 4009 211
Security deposits and guarantees 93900 81338 75 206
Deferred tax liabilities 4.18 127986 158124 114 602
Non-current liabilities 3910712 2884956 2767 787
Current financial liabilities 4.15 281441 789941 324 050
Trade payables 61772 55790 48 630
Payables to fixed asset suppliers 13017 21579 4067
Other liabilities 4.19 135017 115847 101 025
Tax and social liabilities 4.19 64813 69649 87 124
Short-term provisions 0 0 1363
Current liabilities 556060 1052806 566 259

TOTAL LIABILITIES AND EQUITY 6858877 6242350 5579 014
in thousands of euros

2005 20042006Notes
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2005 20042006

SStatement
of consolidated cash flows

AT DECEMBER 31

Cash flow from operating activities
Net income from consolidated companies 194 467 145 902 126 468
Elimination of expenses and income with no impact on cash or unrelated to business
– Amortizations and provisions 141 302 135 657 121 039
– Gains and losses on disposals of assets net of tax and deferred tax -3 607 -3 338 -9 315
– Reclassification of financial interests and other items 142 079 122 544 121 698
Cash flow from consolidated companies 474 241 400 765 359 890
Paid taxes -79349 -46 612 -31 511
Change in operating working capital requirements -1 633 8158 20610
CASH FLOW FROM OPERATING ACTIVITIES 393 259 362 311 348 989

Cash flow from investment operations
Income from fixed asset sales 120 773 163 893 203 123
Acquisitions of intangible assets -822 – –
Acquisitions of property, plant and equipment -1 461 – –
Acquisitions of investment property -671 972 -479 378 -212 870
Acquisitions of subsidiaries under deduction of the acquired cash -66180 -130 145 -236 335
Change in loan and advances granted and other investments 2925 24 335 -13 394
NET CASH FLOW FROM INVESTMENT OPERATIONS -616 737 -421 295 -259 476

Cash flow from financing operations
Dividend approved for payments to shareholders of the parent -124 163 -105 727 -19 820
Dividends approved for payment to minority shareholders -39782 -23 186 -12 751
Dividends payable – – –
Change in the net situation 21105 – –
Refund of share premium – – –
Acquisition/Disposals of treasury shares -19869 1826 13087
New loans, financial liabilities, and hedging instruments 1918 290 590 238 1427 038
Loan refunds, financial debts and hedge instruments -1 409 199 -302 764 -1 259 136
Financial interests paid -115 260 -113 020 -204 835
NET CASH FLOW FROM FINANCING OPERATIONS 231 122 47 367 -56 417

Currency fluctuations 36 1765 

CASH FLOW MOVEMENTS 7680 -9 852 33096
Cash at beginning of year 55017 64 869 31773
Cash at year end 62697 55 017 64869

in thousands of euros
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S
01.01.2005 IFRS 184657 743166 17904 -6691 -8728 807404 791985 105147 1842859 402109 2244968
Change in the share capital of the consolidating entity – – –
Acquisitions and disposals of treasury shares -2405 4232 1827 1827 1827
Equity transaction costs – – –
Consolidated earnings for the period – 120449 120449 25453 145902
Allocation of earnings and dividends paid to parent company 
Allocation of earnings and dividends paid to parent company
shareholders 562 -1142 -1142 -105147 -105727 -105727
Change in the fair value of financial instruments -473 -473 -473 -473
Change in translation adjustment 20947 20947 20947 20947
Changes in accounting policy – – –
Change in consolidation scope and % of interest – – 26491 26491
Dividends paid to minorities – – -22991 -22991
Equity repayment to minorities – – -6167 -6167
Other movements -123 -123 -123 -66 -189
12.31.2005 184657 743166 18466 -9096 -9201 0 831318 813021 120449 1879759 424829 2304588
Change in the share capital of the consolidating entity 87456 -87456 -87456 – –
Acquisitions and disposals of treasury shares -21727 2218 -19509 -19509 -19509
Equity transaction costs -1855 -1855 -1855 -1855
Consolidated earnings for the period – 164534 164534 29933 194467
Allocation of earnings and dividends paid 
to parent company shareholders -3714 -3714 -120449 -124163 -39782 -163945
Change in the fair value of financial instruments 48935 48935 48935 48935
Change in translation adjustment 6651 6651 6651 42 6693
Changes in accounting policy – – –
Change in consolidation scope and % of interest – – 22124 22124
Dividends paid to minorities – – –
Equity repayments to minorities – – –
Other movements 792 792 792 -185 607
12.31.2006 184657 830622 18466 -30823 39734 0 747954 756865 164534 1955144 436961 2392105

in thousands of euros

Statement 
of change in equity

AT DECEMBER 31

Minority
interests

Total
equity

Equity
group
share

Profit 
or loss
for the
period

Other
conso-
lidated

reserves

TotalCurrency
trans-
lation

reserve

Change
in fair
value

Statutory
reserve

Treasury
shares

Consolidated reserves
Additional

paid-in
capital

Capital
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Ségécé, 75% subsidiary of Klépierre acquired
on January 5, 2006 the balance of the capital
of the Italian management company 
(PSG, now Ségécé Italia) in which it had 50%
controlling interest. The investment totaled 
9.1 million euros.

SPAIN
Klépierre acquired on June 30, 2006 Molina
de Segura shopping center (Autonomous
community of Valence), featuring a 10 651 sq.m.
mall with 79 shops and a Supercor supermarket,
as well as a 600-space parking lot. Total
investment reached 29.3 million euros for
estimated lease income of 1.9 million euros.

PORTUGAL
Klépierre acquired the Braga shopping center
(9 293 sq.m.) on December 28, 2006.

CZECH REPUBLIC
Klépierre acquired on June 29, 2006 the
Novodvorska Plaza shopping center, located
in the 4th district of Prague. The 26 000 sq.m.
shopping center features a Tesco outlet 
(6 300 sq.m. GLA), a hundred or more shops,
an entertainment area with a movie theater
and a bowling club as well as a car parking 
for 870 spaces. Klépierre invested a total 
of 38.6 million euros in this project.

INVESTMENT IN THE PROPERTY 
OF LARGE RETAIL ANCHORS
Klémurs, a subsidiary 84.1% owned by
Klépierre after its market floatation in
December 2006, acquired the real estate
ownership of 128 Buffalo Grill restaurants 
in France. This 296.2 million euros investment

(including acquisition rights and fees) 
is expected to generate net annual lease
income of 18.7 million euros. It is the first
step in the strategic partnership agreement
between Klémurs and Buffalo Grill, which
also provides for associating Klémurs with 
the brand’s expansion in France and in
Europe.

OFFICE BUILDINGS: CONTINUATION 
OF THE DISPOSAL PROGRAM 
AND REPOSITIONING IN ACQUISITION
In accordance with its opportunistic policy 
in offices, Klépierre, while continuing 
its divestment of mature assets program,
became buyer on this market.
The two acquisitions made illustrate
Klépierre’s new positioning:
- The first, a surface area of 4 000 sq.m., 
is located 7, rue Meyerbeer, in the heart 
of the Paris business district (Opera area). 
This prime positioning is expected 
to ultimately generate a genuine potential 
for enhanced value.
- The second concerns the acquisition of an
office building to be built in the ZAC Forum
Seine in Issy-les-Moulineaux, in the context 
of a Property Development Contract (PDC). 
The building will be completed by late 2008
and will include nearly 12 000 sq.m. of
offices distributed on 7 floors and more 
than 300 parking places. This project adjoins
another building owned by Klépierre, 
which is currently entirely occupied by Steria.
The two transactions represent total
investment of €112.9 million, of which 
67 million in 2006 and € 45.9 million spread
between 2007 and 2008 as regards the PDC

NNotes to
the consolidated financial statements

1.1 - FISCAL YEAR 2006

Change in Klépierre group's 
shopping center holdings

FRANCE
The Place d’Armes shopping center located 
in downtown Valenciennes was inaugurated
on April 18, 2006. Klépierre invested 51.8
million euros in the shopping center, which 
is expected to generate annual net lease
income of 4.6 million euros. The two-level
shopping center, which covers 16 000 sq.m.
(GLA), features 60 new retail outlets (FNAC,
H&M, the supermarket Match, Zara,
Séphora). The Toulouse Purpan shopping
center was acquired after large scale 
extension works to the mall and Carrefour. 
The new center covers 7 220 sq.m. of GLA
and includes 32 shops.
In addition, Klépierre raised its equity interest
in the company that owns the Val d’Europe
shopping center (64 046 sq.m. of GLA) 
by 15% raising its share to 55%.

ITALY
The investments made mainly concerned exten-
sions to existing shopping centers such as the
Giussano shopping center (10.2 million euros),
located in the north-west outskirt of Milan, and
in Varese (5.6 million euros).
Initially created in 1997, the Giussano shopping
center previously comprised a Carrefour 
hypermarket (14 000 sq.m.) and adjoining mall
of 2 800 sq.m. After the extension, the hypermar-
ket now measure 15 800 sq.m. and the mall has
been resized to 8 200 sq.m. with 25 new retail
anchors of/w 3 mid-sized retailers including Darty.

1 - HIGHLIGHTS IN 2006 AND THE PREVIOUS PERIOD
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of Issy-les-Moulineaux.
In addition, Espace Kléber, located 
at 25 Avenue Kléber (Paris 16th) and 
developing 9 866 sq.m. of weighted useful
space, was leased simultaneously to the
Credit Suisse Group (9-year firm term lease),
which rented two-thirds of the total space,
and to Veolia Environnement (5-year firm
term lease), which agreed to rent the 
remaining third.
The leases began running on February 1, 
2006 and will produce annual lease income
of 6.45 million euros.
At the same time, four offices were disposed
off, representing 28 025 sq.m. for a total
amount of 112.6 million euros. These assets 
contributed 3.3 million euros to lease income
for 2006.

Change in debt financing terms
• On January 31, 2006, Klépierre signed a
1.5 billion euros revolving credit facility in a
club deal with 6 banks.
This credit allowed Klépierre to refinance
credit lines expiring in 2006, 2007 and 2009,
while releasing new sources of financing.
In particular, Klépierre has decided to redeem
early the syndicated loans set up in 2003 and
2004, including a 300 million euros backup
line expiring in March 2006 and 750 million
euros in medium term lines that were fully
drawn down. The bridge loan set up in the
second half of 2005, for a maximum amount
of €400 million (of which 275 million euros
had been drawn down) was fully repaid.
The new seven-year revolving credit facility
includes a swing line of commercial paper of

300 million euros and a long-term credit line
of 1.2 billion euros. The principal features of
this facility are as follows:
- An initial margin of 35bps, which is subject
to adjustments based on a Loan-To-Value
grid (ratio of net debt to revalued assets);
- Financing covenants pertaining to 
the Loan-To-Value ratio (limited to 52%), 
the coverage of interest expense by EBITDA 
(minimum 2.5), and the secured financing 
to revalued assets ratio (limited to 20%).

• Klépierre, rated BBB+ stable outlook by
Standard & Poor’s, issued on February 28, 2006
a 10-year bond, expiring on March 16, 2016
and bearing a 4.25% coupon. The loan 
margin was fixed at 70 basis points above
the 10 year swap rate.
In response to significant oversubscription,
Klépierre decided to raise the size of the issue
to 700 million euros (versus the originally
contemplated sum of 500 to 600 million
euros). The bonds are listed on the
Luxembourg Stock Exchange.
Klépierre used the proceeds to refinance
bank loans expiring in 2006 and to meet the
financing needs generated by its investment
program.

• In January 2007, Standard & Poor’s raised
Klépierre rating from BBB+ stable outlook to
BBB+ positive outlook.

Dividend payment
The annual general meeting of April 7, 2006
decided to set the dividend at 2.7 euros per share.
The payout date was set for April 13, 2006.
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1.2 - FISCAL YEAR 2005

Change in Klépierre group holdings

POLAND
After acquiring holdings in the Czech
Republic (2003) and then Hungary (2004),
Klépierre strengthened its holdings in Central
Europe in 2005, acquiring a key position in
Poland, the region’s largest market. After
entering into a memorandum of agreement
on May 20, 2005 with Plaza Centers (Europe)
BV, Klépierre acquired 4 shopping centers 
in Poland on July 29, 2005 for a total 
investment of 203 million euros. Located 
in Warsaw, Krakow, Poznan and Ruda, 
the 4 centers in operation cover a gross
leasable area of 98 240 sq.m. and generate
annual lease income of around 19 million
euros.
The agreement also calls for the acquisition
in 2006 and 2007 of centers currently under
development, representing gross leasable
area of 102 868 sq.m.: in Poland with 
projects in Rybnik, Sosnowiec and Lublin for
a total estimated investment of 133 million
euros; and in the Czech Republic with 
projects in Prague and Pilzen, for 87 million
euros.
These shopping center acquisitions are 
subject to conditions precedent, in particular,
obtaining the final building and operating
permits. Under the terms of the agreement,
Klépierre agreed to pay for the centers when
they are open for business, the transaction
being covered by a bank guarantee from
Klépierre to Plaza Centers. The Prague center
was acquired on June 30, 2006.
In addition to this transaction, Ségécé
acquired the remaining 50% equity interest
in the Plaza Centers Hungarian management
business it did not already own, having
acquired a 50% stake in July 2004 when 

12 Plaza Centers shopping centers located in
Hungary were acquired. Klépierre early
released Plaza Centers from the bank 
guarantee consented to for certain incidental
rent in connection with the acquisition.

ITALY
Klépierre invested 250 million euros, predom-
inantly in the shopping malls of Tor Vergata
(Rome), Lecce (Pouilles), Solbiate (Lombardy)
and Assago (Milan). The latter, which was
inaugurated in June 2005, is in fact the
major extension of an existing shopping 
center whose retail base is already well-
established. The gross leasable area has now 
been extended to 24 600 sq.m., including 
9 mid-size retail units and 87 smaller shops 
- all fully leased up - adjoining a 25 000
sq.m. Carrefour hypermarket.

BELGIUM
On October 5, 2005, Klépierre acquired 
outright ownership of the Louvain-la-Neuve
shopping center, marking the Group’s first
investment in Belgium. The 52 219 sq.m.
shopping center is on 2 levels and comprises
134 shops for total value of 157 million
euros.

FRANCE
Klépierre pursued its development in 2005,
acquiring:
• the Rennes Colombia shopping center, for
44.1 million euros. The shopping mall, which
offers gross leasable area of 20 215 sq.m.
and includes a supermarket, 4 mid-size units
and 67 smaller shops, was acquired as part
of an asset swap in exchange for the proper-
ty at 280/282, boulevard Saint-Germain (Paris
7th);
• a 8 625 sq.m. extension of the Grand
Marché in Quétigny, for 39.7 million euros. 
It was inaugurated in October 2005 and 
formally acquired at year end.

OFFICE PROPERTY ARBITRAGE CONTINUED
Klépierre sold eight buildings in 2005 repre-
senting a total surface area of 35 039 sq.m.
for a total amount of 124.8 million euros:
• in January: the property located at 43/45,
Avenue Kléber in Paris;
• in March: the le Timbaud building in

Montigny-le-Bretonneux;
• in June: the le Nymphéa building in
Villepinte;
• in September: the le Ponant building 
in Paris and the Tour Marcel Brot Building 
in Nancy;
• in October: the le Florentin building 
in Issy-les-Moulineaux;
• in November in Paris, the property on
l’Impasse Guémémée in addition to the one
on boulevard Saint-Germain which was
swapped for the Colombia mall located in
downtown Rennes.

SALE OF EQUITY INTEREST IN SECMARNE
On January 13, 2005, Klépierre and
Klétransactions sold 8.87% and 13.14%,
respectively, of Secmarne equity to BNP
Assurances for 29.6 million euros excluding
transfer duties. Secmarne owns the Noisy
Arcades shopping center as well as Blagnac
and Saint-Orens shopping malls located in
the Greater Toulouse Area.
The acquisition of the two malls included an
additional cash payment of 4.2 million euros
in March 2005 to the seller.
In June 2005, Klépierre included its subsidiary
SNC SCOO (former: Secmarne) in the SIIC tax
plan in return for an exit tax of 7.3 million
euros.
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Change in debt financing terms
• The club deals signed in 2003 and 2004
were renegotiated in March 2005, 
with the aim of:
- renewing and extending the commercial

paper swing line;
- improving the financing terms and 

conditions of this swing line and medium-
term lines of credit;

- defining less onerous and more homo-
genous financial covenant constraints. 

• New bank borrowings:
- bank financing was set up in Italy in the

form of a bilateral loan of €80.9 million 
in favor of Klefin Italia. This short-term
financing facility (due in December 2006) 
is non-recourse for Klépierre. An additional
sum of €90 million was drawn down on
December 8, 2005 to finance the acquisition
of additional equity by Klépierre in Assago
and the acquisition of the Cavallino 
shopping mall in Lecce, Italy;

- A bridge loan was contracted in the second
half of 2005 to finance the investment 
program, which was revised upward. 
On December 31, 2005, this loan had 
been drawn down for € 275 million, out 
of a maximum amount of € 400 million.

Supervisory Board changes chair
and Executive Board appointments
Vivien Lévy-Garboua, who was appointed
head of the Group Compliance function in
BNP Paribas early January 2005, decided to
quit all activities as chairman of the board. 
As a result, after the annual general meeting
of April 7, 2005, he resigned from his duties
as Chairman of the Klépierre Supervisory
Board, a post he had been occupying since
April 12, 2000. He will continue his office 
as member of the Supervisory Board which
was renewed at the annual general meeting
of April 8, 2004.
The members of the Supervisory Board,
meeting immediately after the meeting,
chose to appoint as chairman, Dominique
Hoenn, Senior adviser, former Managing
Director of BNP Paribas and member of the
Collège de l’Autorité des marchés financiers,
Dominque Hoenn has been a member of the
Klépierre Supervisory Board since April 8, 2004. 

The Klépierre Supervisory Board which 
met on June 1, 2005 appointed two new
members to the Klépierre Executive Board:
Jean-Michel Gault and Laurent Morel.
Jean-Michel Gault, has been Chief Financial
Officer of Klépierre since 1998.
Laurent Morel joined Klépierre in 
February 2005; his main responsibility is 
to head the Shopping center division.
Mr Éric Ranjard, Vice-President of the
Executive Board in charge of development
and shopping centers, confirmed to the
Supervisory Board, held on December 15,
2005, his wish to use his pension rights 
and quit his operational functions by the end
of 2005 as he had previously announced. 
Éric Ranjard will remain the chairman 
of the entire Ségécé group, subsidiary 
of Klépierre specialized in management 
and development and will advise the
Klépierre Executive Board on its acquisitions
and external growth strategy. He remains the
Chairman of the French National Board of
Shopping Centers. Laurent Morel appointed
last June as Chief Executive Officer of Ségécé,
will now take over the management.
The Executive Board now has 4 members:
Michel Clair, its Chairman, Claude Lobjoie,
Head of the office property unit and the 
General Secretariat: Jean-Michel Gault, Chief
Financial Officer and Laurent Morel, Head 
of the Shopping center division.
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The accounting principles applied for the
consolidated accounts at December 31, 2006
are identical to those used in the consolidated
accounts at December 31, 2005, with the
exception of new standards, interpretations
and amendments to existing standards 
applicable to the accounting periods opened
as from January 1, 2006 or thereafter and
which were not applied by the Group in
anticipation:
• pursuant to the new standards:
IFRS 7: Financial instruments – Disclosures
(mandatory application as of January 1,
2007);
• pursuant to amendments to existing 
standards: 
IAS 1: Presentation of financial statements,
share capital disclosures (mandatory application
as of January 1, 2007)
Amendment IAS 39 and IFRS 4: financial
guarantees and credit insurance;
• pursuant to the interpretations: 
IFRIC 7: Practical methods of reprocessing 
the financial statements according to IAS 29 –
Financial information on hyper-inflationist
economies (mandatory application to 
financial years opened as from March 1,
2006). This standard is not applicable to
Klépierre’s activities.
IFRIC 8: Scope of application of IFRS 2, 
share-based payments (applicable to financial
years opened as from May 1, 2006). To date,
details relating to the scope of application
have no impact on Klépierre’s financial 
statements.
IFRIC 9: Separation of incorporated derivatives
(applicable to the financial years opened 
as from June 1, 2006). Klépierre has no 
incorporated derivatives to date.

IFRS 1: Overview of methods 
for first-time adoption of IFRS in
the accounts at December 31, 2005
As a first-time adopter of IFRS standards at
December 31, 2005, the specific provisions of
IFRS 1 relating to the first-time adoption were
applied.
For preparing the opening balance sheet, 
the retrospective application of the standards
applicable at December 31, 2005 means
that: 
• the assets and liabilities to be included in

the opening balance sheet at January 1,
2005 are all assets and liabilities that meet
the accounting definitions and criteria of
IFRS, and only these;
• the assets and liabilities are classified 
in accordance with IFRS;
• the assets and liabilities are measured 
in accordance with IFRS;
• the impact of adjustments is booked 
in equity at the beginning of the year.
The impacts of the first-time adoption of IFRS
are detailed on page 137 in the 2005 
reference document.
The IAS 32-39 standards on financial instruments
are applied as from January 1, 2005 (with 
no comparative data in accordance with 
paragraph 36 a of IFRS 1).
The impacts of the application of IAS 32-39
are detailed in paragraph 10.5 in the notes 
to the consolidated financial statements 
of the 2005 reference document.
As first-time adopter at December 31, 2005,
IFRS 1 allows derogations from certain
optional provisions: 
• business combinations: non restatement 
of business combinations that occurred
before January 1, 2004.
• fair value or revaluation used as the 
presumed cost: used as presumed cost for 
property, plant and equipment and investment
property of the fair value retained in the 
consolidated accounts during the revaluation
on January 1, 2003 following the adoption
of the SIIC status;
• employee benefits: for fixed-benefit 
post-employment benefits, the group applied
the so-called corridor method for posting 
actuarial gains and losses on the company’s
commitments;
• equity-settled transactions: only plans
granted after November 7, 2002 
and for which there were no vested rights 
at January 1, 2005 have been recognized 
in the accounts.

2 - ACCOUNTING PRINCIPLES 
AND METHODS

Corporate reporting
Klépierre is a French law société anonyme,
subject to all the texts applicable to 
commercial enterprises in France, 
and in particular the provisions of 
the commercial code. 
The company’s head office is located at 
21, avenue Kléber in Paris.
On February 5, 2007, the Executive Board
closed and authorized the publication 
of Klépierre SA consolidated financial 
statements for the period from January 1,
2006 to December 31, 2006.
Klépierre shares are listed on Eurolist by
Euronext Paris (Compartment A).

Principles of financial statement
preparation
It is recalled that in accordance with
European Regulation 1606/2002 dated 
July 19, 2002, the consolidated financial
statements have been drawn up in 
conformity with IFRS rules, as adopted by 
the European Union on December 31, 2005.
The IFRS reference system as adopted by 
the European Union includes the IFRS
(International Financial Reporting Standards),
the IAS (International Accounting Standards)
and their interpretations (SIC and IFRIC).
The consolidated annual financial statements
on December 31, 2006 are prepared in
accordance with IFRS, as adopted by 
the European Union on December 31, 2006.
The consolidated annual financial statements
as of December 31, 2006 are presented in
the form of complete accounts including all
the information required by the IFRS 
reference system.
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Compliance with accounting 
standards
The consolidated financial statements 
of Klépierre SA and all its subsidiaries were 
prepared in accordance with the International
Financial Reporting Standards (IFRS).

Consolidated financial statements – 
Basis of preparation
The consolidated financial statements include
the financial statements of Klépierre S.A. 
and of its subsidiaries at December 31, 2006. 
The financial statements of subsidiaries are
prepared using the same benchmark period
as that of the parent in terms of consistent
accounting methods.
Subsidiaries are consolidated as of the date
on which they are acquired, which is the date
on which the Group acquired a controlling
interest and prevails until the date on which
this control ceases.
The Group’s consolidated financial 
statements are established according to 
the historical cost principle, with the exception
of derivative financial instruments and financial
assets that are being held for sale, which
are measured and carried at their fair value.
The carrying amount of assets and liabilities
that are hedged according to a relationship
of fair value hedging, and which are 
measured elsewhere at cost, is adjusted 
to reflect changes in fair value attributable
to the risks being hedged. The consolidated
financial statements are presented in euro
and all values are rounded to the nearest
thousand unless otherwise indicated.

Summary of judgments 
and material estimates
The preparation of consolidated financial 
statements in accordance with IFRS implies 
that the Group uses a certain number of 
estimates and retains a number of realistic 
and reasonable assumptions. Some facts 
and circumstances may lead to changes 
of these estimates or assumptions, which
would affect the value of the Group’s assets,
liabilities, shareholders’ equity and earnings.

USE OF ESTIMATES
The principal assumptions concerning future
events and other sources of uncertainty

linked to the use of estimates at year end for
which there is a significant risk of material
change in the net carrying amount of assets
and liabilities in a subsequent year, are 
presented below:

• Valuation of goodwill
The Group checks the need to write down
goodwill at least once a year. This requires 
an estimate of the value in use of the cash
generating units to which the goodwill is
allocated. In order to determine the value 
in use, Klépierre has to make estimates on
expected future cash flows from this cash
generating unit and also to choose a pre-tax
discount rate to calculate the current value 
of these cash flows.
• Investment property
The Group has its real estate assets
appraised by third party appraisers every
half year according to the methods
described in paragraph 9.1. The appraisers
use the assumptions of future flows and
rates which have a direct impact on the
value of the buildings.

2.1 - SCOPE AND METHOD 

OF CONSOLIDATION

Consolidation scope
The Consolidated Financial Statements 
of Klépierre cover all companies over 
which it has majority control, joint control 
or significant influence.
The calculation of the level of control takes
account of potential voting rights giving 
an entitlement to additional votes, if these
can be exercised or converted immediately.
A subsidiary is consolidated from the date 
on which the Group obtains effective control.
The Group consolidates special purpose 
entities (SPEs) formed specifically 
to manage a transaction, even where 
the Group has no equity interest in 
the entity, provided that the substance 
of the relationship is that the Group 
exercises control (its activities are 
conducted exclusively on behalf 
of the Group, the Group has the 
decision-making and management 
powers). There are no special purpose 
entities in the Group.
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Consolidation method
The Group’s method of consolidation is not
based on the sole criteria of percentage of
control in the subsidiary:
• majority control: full consolidation. Control
is presumed to exist when Klépierre holds
more than half of the company’s voting
rights directly or indirectly. Control is also 
certified when the parent has the power to
direct the entity’s financial and operational
policies, appoint, recall or convene most
members of the board of directors or the
equivalent management body;
• joint control: proportional consolidation.
Joint control is justified by the need for the
unanimous agreement of shareholders for
operational, strategic and financial decisions.
The agreement is contractual: articles of asso-
ciation, shareholders’ agreements;
• Significant influence: equity method 
consolidation. Significant influence is the
power to participate in an entity’s financial
and operational policy, without having 
control over it. Control is presumed to exist
when Klépierre holds directly or indirectly
20% or more of an entity’s voting rights. 
The equity-method shares are initially 
recognized in the balance sheet at their cost
plus or minus the share of the net position
generated after the acquisition and less
impairment.
• no influence: non-consolidated company.

The goodwill of equity-accounted companies
is classified with the value of “equity-account-
ed investments” and is not amortized.

Inter-company transactions
Inter-company accounts together with profits
resulting from transactions between group
companies are eliminated. Since January 1,
2005, the internal margin on development
fees incorporated into the cost price of 
capitalized assets or inventories by purchasing
companies is eliminated.
Financial products billed to property 
development companies are listed among
their inventories and carried in profit 
and loss.

2.2 - ACCOUNTING FOR BUSINESS 

COMBINATIONS

According to IFRS 3, all business combinations
covered by the standard must be accounted
for as acquisitions.
A business combination is defined as 
the grouping of separate entities 
or businesses into one reporting entity.
On the acquisition date, the acquirer must
allocate the cost of the business combination
by recognizing, at fair value at this date, the
identifiable assets, liabilities and contingent
liabilities of the acquired business (except for
non-current assets held for sale).
Goodwill is the difference between the price
paid to acquire the consolidated companies’
securities and the Group’s stake in the fair
value of the acquired identifiable assets and
liabilities.
On the acquisition date, the acquirer records
positive goodwill as an asset. Total negative
goodwill is immediately recognized in the
profit and loss statement.
Goodwill is no longer amortized, pursuant 
to IFRS 3 “business Combinations”. However,
it must be tested annually for impairment 
or more often if certain events or changes 
in circumstances indicate possible impairment.
For this test, goodwill is broken down 
by cash-generating unit (CGU), which is 
a homogeneous group of assets that 
generates identifiable cash flows.
Intangible assets are recognized separately
from goodwill if they are separately 
identifiable, i.e. if they arise from contractual
or other legal rights or if they are capable 
of being separated from the activities 
of the entity acquired and are expected 
to generate future economic benefits.
Any adjustments to assets and liabilities 
recognized on a provisional basis must be
done within 12 months of the acquisition
date.
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2.3 - FOREIGN CURRENCY TRANSLATION

The Consolidated Financial Statements 
are reported in euro, which is Klépierre’s
functional and reporting currency. Each 
of the Group’s subsidiaries determines 
its functional currency, and all items in 
its financial statements are measured using 
this functional currency. 
The Group’s foreign affiliates conduct certain
transactions in a currency other than their
functional currency. These transactions are
initially recorded in the functional currency 
at the exchange rate in force on the date 
of the transaction.
At the accounting cut-off date, monetary
assets and liabilities stated in foreign currencies
are converted into the functional currency 
at the exchange rate in force on the balance
sheet date. Non-monetary items stated in 
foreign currencies, and which are measured 
at their historical cost, are converted using 
the exchange rate in force on the dates of the
initial transactions. Non-monetary items stated
in foreign currencies and which are measured
at fair value, are converted at the exchange
rate on which this fair value was determined.
On the balance sheet date, the assets and 
liabilities of these subsidiaries are converted
into Klépierre SA’s reporting currency, which
is the euro, at the exchange rate in force 
on the closing date and their profit and loss
accounts are converted at the average
weighted exchange rate for the year. 
Any translation differences that result are
allocated directly to shareholders equity
under a separate line item. In the event 
of the disposal of a foreign operation, 
the total accrued deferred exchange
gain/loss, as recognized separately 
from equity, on that foreign operation 
is recognized in profit or loss.

2.4 - INTANGIBLE ASSETS

An intangible asset is a non-monetary asset
without physical substance that must 
be identifiable and therefore separable 
from the acquired entity or arise from legal 
or contractual rights. It is controlled 
by the enterprise as a result of past events 
and future economic benefits are expected 
from it.

IAS 38 states that an intangible asset should
be amortized over the best estimate of its
known useful life. Intangible assets with no
known useful life should not be amortized
but tested annually for impairment (IAS 36).
Assets classified as intangible assets with
finite useful lives should be amortized on a
straight line basis over periods which reflect
their expected useful life.

2.5 - INVESTMENT PROPERTY

IAS 40 defines investment property 
as property held by the owner or by 
the lessee (under a finance lease) to earn
rentals or for capital appreciation or both 
as opposed to:
• property held for the production, 
supply of goods or services for administrative
purposes; or
• property held for sale in the ordinary course
of business (trading).
Nearly all of Klépierre’s real-estate assets
meet the definition of “investment 
property”. Buildings occupied by the Group
are recorded under property, plant 
and equipment (long-term fixed assets).
Investment property is measured after 
their initial booking: 
• either at the fair value (all value changes
being recognized in the income statement); or
• at cost pursuant to the methods; 
of IAS 16; in this case, the enterprise must
give the fair value of investment property 
in the notes appended to the financial 
statements.

On May 26, 2004, the Supervisory Board
approved the adoption by Klépierre 
of IAS 40 using the cost model approach.
To produce financial reporting that is both
complete and comparable to the financial
statements of key competitors applying 
the fair value model to their investment 
property, Klépierre is providing pro forma
financial data restating its investment 
property on a fair value basis.

Recognition of the additional 
acquisition of securities 
in a controlled entity
The acquisition of minority interests is not
considered as a business combination under
IFRS 3. As it is not a business combination,
there are no specific accounting rules for this
type of transaction. According to IAS 8.10, 
in the absence of a standard or an
Interpretation that specifically applies to a
transaction, other event, management must
use its judgment in developing and applying
a relevant accounting. The Klépierre group
has elected a method that consists in recording
goodwill and revaluing the subsidiary’s asset
after prior control of the additional equity
stake acquired, at the fair value on 
the additional acquisition date. The previously
held share is not revalued.
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Cost model
Fixed assets are recorded at cost, including
duties and fees, and are amortized using 
the components method.
Depreciation of fixed assets must reflect
the consumption of economic benefits. 

The calculation must be based on: 
• the basis of the amortizable amount which
is equal to the acquisition cost less the 
residual value of the fixed asset;
• spread over the useful life of the PPE 
components. When the different fixed asset
components have different useful lives, each
component whose cost has a material impact
on the total cost of the fixed asset must be
separately amortized over its own useful life;
After initial recognition, fixed assets are
measured at their cost less accumulated
amortizations and impairments if any.
The amortization of fixed assets is calculated
over the service period according 
to the straight line method.
The amortization period, the method 
of amortization as well as the residual value
must be reviewed at each balance sheet
date.
Long-term fixed assets are tested for loss 
in value whenever there is evidence of 
impairment on the balance sheet date. 
If evidence of impairment is found, the new
recoverable amount of the asset is compared
to its net carrying amount and any observed
impairment is recorded (see 2.7). 
Gains or losses from the disposal 
of investment property are recorded under
“Result of the sale of investment property
and equity interests.”
The adoption of the cost model leads to 
the application of the components method. 
As offered by IFRS 1, Klépierre elected to

retain as the initial cost of its buildings for 
its opening balance sheet, the revalued value
determined at January 1, 2003 during 
the adoption of the SIIC status, value 
that is representative of the market value 
at that date. The values were allocated
between land and building according 
to the terms fixed by the appraisers, namely: 
• on the basis of land/construction allocation
rates for office property;
• by comparison with the rebuilding cost 
for shopping centers.
An obsolescence factor was applied 
to the cost of restoring to a new condition
increased by reconstruction costs.
Long-term fixed assets acquired after January
1, 2003 together with the extensions 
and improvements on the re-appraised 
investment property are recorded 
in the balance sheet at their acquisition cost.

Components method
The application of the components method is
based on the recommendations issued 
by the Fédération des Sociétés Immobilières
et Foncières (Federation of Property
Companies – FSIF) regarding components 
and useful lives:
• concerning buildings developed 
by the companies themselves, precise analysis 
of assets by component type and posting 
at realization cost;
• concerning buildings held in portfolio,
sometimes for a long time, components 
identification was based on four property
asset types: business premises, shopping
centers, offices and residential property. 
Four components were identified for each 
of these asset types in addition to the land: 
– Structure;
– Facades, waterproofing and roofing;
– General and technical installations (IGT);
– Fittings.
The components are broken down by history
and the technical aspects specific to each
building. 
For the first time adoption of the components
method, the historic cost of buildings has
been reconstituted according to the percentages
allocated to each component using 
the reappraisal values retained as 
the presumed cost at January 1, 2003.
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The components matrix is a new “matrix”.
As a result, Klépierre determined the portions
at January 1, 2003 of the components of
“Fittings”, “Technical installations” and
“Cladding” according to the periods outlined
in the matrix applied from the construction
date or the last major renovation for fixed
assets. The portion of structure component 
is deducted from the portion of other 
components and is amortized over the residual
period as fixed in 2003 by the appraisers.
Acquisition costs are allocated between land
and construction. The portion assigned to
construction is amortized over the amortization
period of the structure.
The residual value is equal to the current 
estimate of the amount which the company
would obtain if the asset were already old
and in the condition of the end of its useful
life, after deducting the disposal costs.
Given the selected useful lives, the residual
value of the components is nil.

2.6 - NON-CURRENT ASSETS HELD

FOR SALE

The provisions of IFRS 5 concerning 
presentation and measurement apply to
investment property measured according 
to the cost model in IAS 40, in so far as the
sales process has been initiated and the asset
under consideration meets the classification
criteria of the disposal asset. The asset is
immediately tested for impairment before
being classified as assets held for sale.
The Klépierre Group reclassifies all property
covered by a contract to sell (mandat de
vente) in accordance with IFRS 5.
The accounting consequences include: 
• transfer to the lower value of the carrying
amount and the fair value net of required
selling costs;
• separate reporting in the relevant properties;
• discontinuance of amortizations. 

2.7 - IMPAIRMENT OF ASSETS

IAS 36 applies to intangible assets and property,
plant and equipment, including goodwill. 
The standard requires that the company
checks to see if there are signs of impairment
in an asset. 
A sign of impairment may be: 
• a significant drop in the asset’s market
value,
• a change in the technological, economic 
or legal environment.
For this test, fixed assets are combined 
into cash-generating units (CGU). CGUs are
homogenous groups of assets that generate
cash inflows from continuing use and that
are largely independent of the cash inflows
from other asset groups.
The entity should make sure that the assets
are not recognized in the accounts at an
amount which exceeds their recoverable
value.
The recoverable value is the higher amount
of the net fair value of disposal costs 
and the useful value.
The useful value is determined from future
cash inflows discounted to reflect the
planned use and the future disposal 
of the asset.
If the carrying amount of an asset exceeds 
its recoverable amount, the entity should 
recognize impairment in profit and loss.
In certain cases, the entity may subsequently
have to restate in income all or part of this
impairment except for unallocated goodwill. 
The Klépierre group considers each property
and each shopping center as a CGU.
In addition, the Group’s goodwill mainly 
concerns Ségécé and its subsidiaries.
Impairment tests are carried out 
by a third-party appraiser at least once a year. 
The appraisal is discounted to present value
in case of a material event during the year.
These appraisals carried out on behalf 
of Klépierre by Aon Accuracy are primarily
based on the range of estimates given 
by the discounted cash flow (DCF method)
over a period of 5 years. The DCF method
consists of first, estimating the cash flows
likely to be generated in the future 
by the business portfolio of each company,
before the explicit or implicit cost of 
financing is taken into account. 

Structure 60 years 60% 35 to 50 years 50%
Facades 30 years 15% 25 years 15%
IGT 20 years 15% 20 years 25%
Fittings 12 years 10% 10 to 15 years 10%

PortionPeriodPortionPeriod

Shopping centersOffice buildings
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In the second step, which seeks 
to estimate the value of the business 
portfolio, these cash flows and the estimated
future value of the portfolio of business 
at the end of the projected period (terminal
value) are discounted using a reasonable rate.
This discount rate, which is derived 
on the basis of the Capital Asset Pricing Model
(CAPM) formula, is the sum of the following
three factors: the risk-free interest rate, the 
systematic risk premium (average expected
market risk premium times the beta coefficient
of the business portfolio) and the specific risk
premium (to account for that portion of 
the particular risk that is not already integrated
in the cash flows). The third and last step 
consists of determining the value of the 
company’s own equity by extracting net 
financial debt on the date of valuation 
from the portfolio’s total value and, where 
applicable, the estimated value of minority
interests on that same date. 

2.8 - INVENTORIES

Under IAS 2, inventories include assets held
for sale in the ordinary course of business,
assets in the production process for sale in 
the ordinary course of business or materials
and supplies that are consumed in production.
An impairment should be recognized if 
the net realizable value (fair value net of exit
costs) is less than the booked cost.
The Group’s inventories mainly comprise
expenses concerning projects under study.
These expenses are written off as losses
when the projects are discontinued.

2.9 - LEASES

Leases
IAS 17 defines a lease as an agreement
under which the lessor transfers to the lessee
for a fixed period the right to use an asset 

in return for payment or a series of payments.
IAS 17 defines two categories of leases:
• a finance lease is a lease that transfers 
substantially all the risks and rewards 
of ownership of an asset to the lessee.
Ownership may, or may not be transferred 
by the end of the lease term;
• an operating lease refers to any lease 
that is not a finance lease.

Treatment of stepped rents 
and rent-free periods
Rental income from operating leases 
is recognized on a straight-line basis over 
the entire term of the lease.
Stepped rents and rent-free periods are
accounted for as an increase or decrease 
to lease income for the financial year over
the life of the lease. 
The period of reference is the first firm lease
term.

Entry fees
Entry fees received by the lessor are 
recognized as supplementary rental income.
Entry fees are part of the net amount
exchanged by the lessor and the lessee 
under a lease agreement. To this end, 
the accounting periods during which this net
amount is recognized should not be 
affected by the form of the agreement 
and the payment installments. These rights
are spread over the first firm lease term. 

Termination indemnities
Tenants who terminate their leases prior 
to the expiration date are liable for early 
termination fees. 
These fees are allocated to the terminated
contract and are credited to income in the
period in which they are recognized.

Eviction indemnities
Where the lessor terminates an ongoing
lease, he pays an eviction indemnity to the
existing tenant.
• Replacement of a tenant
In cases in which paying an eviction indemnity
leads to improve asset performance (higher
rent, and thus higher asset value), the revised
version of IAS 16 allows for the indemnity 
to be capitalized as part of the cost of the 

property, provided that this increase in value
is confirmed by independent appraisers.
Otherwise, it should be charged against
income.
• Building renovation requiring removal
of the existing tenants
If eviction indemnities are paid in the context
of major renovation or reconstruction 
of a building requiring the prior departure 
of the existing tenants, these costs are 
considered as preliminary expenses treated 
as additional components following the 
renovation.

Building leases: IAS 40 and 17
Land and building leases are classified as
operating or finance leases, in the same way
as leases of other assets. However, the land
presents the characteristics of having normally
an undefined economic life and if there are
no plans for transferring ownership to the
lessee at the end of the lease term, the lessee
does not receive nearly all the risks and 
benefits inherent to ownership (when they
concern lands, leases are considered as 
operating leases). Any initial payment made
for such leasehold represents pre-paid lease
payments which are amortized over the lease
term in accordance with the pattern 
of benefits provided. The analysis 
is on a contract by contract basis.
Pursuant to the components-based method
defined by IAS 40, these initial payments are
reclassified as prepaid expenses.
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2.10 - TRADE ACCOUNTS

AND OTHER DEBTORS

Trade accounts are recognized and booked
for the initial amount of the invoice after
deducting provisions for write-off of non
recoverable amounts. Bad debt is estimated
when it is more than probable that the entire
receivable cannot be recovered. 
Non recoverable receivables are recognized 
in loss when they are identified as such.

2.11 - BORROWING COSTS

The benchmark treatment under IAS 23 is 
to recognize construction-related borrowing
costs as an expense.
The allowed alternative is to treat 
borrowing costs that are directly attributable 
to the acquisition, construction or production
of a qualifying asset as a part of the cost 
of the relevant asset. 
Klépierre has not opted for the benchmark
treatment, since it considers the financial
costs related to these operations as part 
of the cost of the assets acquired. As a result,
these charges are capitalized over 
the construction period.

2.12 - PROVISIONS AND CONTINGENT 

LIABILITIES

Pursuant to IAS 37 « Provisions, contingent
liabilities and contingent assets », a provision
is recognized where there exists an obligation
to a third party that will probably result 
in an outflow of resources in favour of 
the said party, without at least an equivalent
compensation being obtained in return 
from this third party. 
IAS 37 requires the discounting 
of non remunerated long-term liabilities. 

2.13 - CURRENT AND DEFERRED TAXES 

Tax status for listed real-estate
investment companies
• General characteristics of the SIIC tax status
The specific regime of tax exemption 
for companies introduced in favour of listed
real-estate investment companies (SIIC)
by article 11 of the finance law for 2003 and
implemented by the decree of July 11, 2003
is available by option to companies listed on
a regulated French market, with a minimum

capital of 15 million euros and whose primary
purpose is the acquisition or construction 
of buildings for rental or direct or indirect
holding of equity interests in legal entities
with identical social objects. The option is
irrevocable. Subsidiaries subject to corporation
tax and at least 95% controlled may also
choose this status.
In return for this exemption, the companies
are required to distribute 85% of their rental
income, 50% of their sales income and
100% of the dividends paid by their 
subsidiaries subject to corporation tax which
have selected this status.
Once a company elects for the SIIC status,
the exit tax of 16.5% becomes current 
on the unrealized capital gains on properties 
and shares in partnerships not subject 
to corporation tax. The exit tax is payable 
on the basis of a quarter of the amount 
on December 15 of the year of the option
and the balance spread over the next three
years.
The annual general meeting of September 26,
2003 authorized Klépierre to choose 
the new SIIC tax status; the option was
retroactive to January 1, 2003.

• Discounting the exit tax liability
The exit tax liability is discounted on the basis
of its payment schedule. This liability 
is payable over four years as of the date 
on which the entity in question adopts SIIC 
status. A financial charge is then recorded 
in the income statement for the period 
of the deferred payment.
The discount value is deducted from 
the initially booked liability and an interest
expense is recognized at each cut-off date 
in profit and loss. In this way, the liability can
be reduced to its discounted carrying amount
on the cut-off date. The retained discount
rate depends on the interest rate curve given
the deferred payment and increased by
Klépierre’s refinancing spread. 

• Income tax for companies non eligible
for SIIC status
Since the status was adopted in 2003,
Klépierre has determined a SIIC sector
exempted from tax on property leasing 
transactions and gains from disposals, 



and a taxable sector for the other activities. 
Income tax for companies excluded from the
SIIC status is calculated according to common
law conditions.

Common law status 
and deferred taxes
Corporate income tax is determined on 
the basis of the rules and rates applicable 
in each country where the group’s companies
are located for the period in which the results
were incurred.
Current as well as future income tax are 
offset when they originate within the same
tax group, are subject to the same tax
authority and when it is legally possible 
to offset taxes.
Deferred taxes are recorded in respect of all
timing differences between the carrying value
of assets and liabilities on the balance sheet
and their tax value, for those leading 
to taxable income in future periods. 
A deferred tax asset is recognized in case 
of tax losses carried forward in the probable
assumption that the entity concerned will
have future taxable income on which the tax
losses can be charged. 
Deferred tax assets and liabilities are measured,
according to the liability method, at the tax
rate expected on the period in which the
asset will be realized or the liability settled,
on the basis of tax rates and tax regulations
which were adopted or will be before the
cut-off date. The measurement of deferred
tax assets and liabilities must reflect the tax
consequences that would result from 
the way in which the company expects, 
at the balance sheet date, to recover or settle
the book value of its assets and liabilities. 
Current and deferred taxes are booked 
as tax income or expense in profit and loss, 
with the exception of deferred taxes booked
or settled at the acquisition or disposal 
of a subsidiary or equity interest, the underlying

gains and losses on available for sale assets.
In this case, the corresponding deferred
taxes are charged to equity. 
Deferred taxes are calculated at the rates 
in force on the cut-off date. The main rates
applied are 34.43% for France, 32.5% for
Spain, 37.25% for Italy, 33% in Belgium,
25% in Greece, 27.5% in Portugal, 19% 
in Poland and 20% in Hungary (excluding
ordinary deficits capitalized at 16%), 
24% for the Czech Republic and 19% 
for Slovakia.

2.14 - TREASURY SHARES

All treasury shares owned by the Group 
are recognized at cost and deducted from 
equity. Gains from the sale of these shares
are directly credited to equity, so that any
gains or losses on the transaction have no
effect on net profit and loss for the period.

2.15 - DISTINCTION BETWEEN

LIABILITIES AND EQUITY

The criteria for differentiating debts 
from equity is the existence or not of an
obligation for the issuer to make a payment
in cash to its counterparty. The fact of 
initiating the outflow or not is the primary
criterion for differentiating between debt
and equity.

2.16 - FINANCIAL ASSETS

AND LIABILITIES

Financial assets comprise long-term financial
investments, current assets representing
accounts receivable, financial securities or
investments including derivatives and cash.
Financial liabilities comprise borrowings,
other financing and bank overdrafts, 
derivatives and accounts payable.

The measurement and recognition of financial
assets and liabilities are defined by IAS 39 
“Financial instruments: recognition and
measurement”.

Measurement and recognition 
of financial asset.
• Loans and receivables
This category includes receivables from
investments, other loans and receivables.
These instruments are recognized at 

amortized cost calculated using the effective
interest rate (rate that accurately discounts
the expected cash flow to the instruments 
current value).

• Financial assets available for sale 
Financial assets available for sale include
investment securities.
Investment securities represent the group’s
equity investments in non consolidated 
companies. 
Investments in equity instruments with no
quoted price on an active market and whose
fair value cannot be reliably measured must
be valued at cost.

• Cash and cash equivalents
Cash and cash equivalents include cash 
on bank accounts, short-term deposits with
an initial term of less than three months,
money-market funds and other financial
securities.

Measurement and recognition 
of financial liabilities
With the exception of derivatives, all loans
and other financial liabilities are measured
at amortized cost, computed using the
effective interest rate. 

• Recognition of financial liabilities 
at amortized cost
Pursuant to IFRS, redemption premiums 
on bond issues and debt issuance expenses
are deducted from the nominal value 
of the loans concerned and applied in 
the calculation of the effective interest rate.

• Application of the amortized cost
approach to liabilities covered by fair
value hedge
Changes in fair value of swaps used as fair
value hedges require (with respect to their
effective part) an adjustment in the carrying
value of the corresponding liability.
Since the derivatives and underlying
assets/liabilities involved in fair value hedges
show similar characteristics in most cases,
any ineffectiveness in the hedge relationship
will have only minimal impact on income.
If the swap is cancelled prior to 
extinguishment of the liability, the amount
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of the adjustment in the liability should be
amortized over its residual life, based on
the effective interest rate as computed 
at the date on which the hedge relationship
is terminated.

Measurement and recognition 
of derivatives
As the head of a Group of companies,
Klépierre provides for virtually all of the
Group’s financing needs and centrally 
manages its interest rate and currency 
exposures. This financial policy consists 
of putting in place at the Klépierre level, any
facilities required to fund the group’s business
as well as the relevant hedge instruments.
Klépierre hedges its liabilities using derivatives
and has consequently adopted hedge
accounting in accordance with IAS 39: 
- hedging of balance sheet components with
fluctuating fair value due to an interest rate,
credit or currency risk (“fair value hedge”):
example of a fixed rate liability;
- hedging of potentially fluctuating future
flows (“cash flow hedge”), which entails 
fixing the future cash flow of a floating-rate
liability (or an asset).
Klépierre’s portfolio meets the hedging 
qualification and efficiency criteria
defined by IAS 39.

• The adoption of hedge accounting 
has the consequences below:
– for fair value hedges on existing assets 

or liabilities, the hedged part is carried 
in the balance sheet at fair value. 
Any changes in this fair value are charged
against profit and loss, offset by 
symmetrical changes in the fair value 
of the hedging instruments, in so far 
as they are effective;

– for future cash flow hedges, the effective
part of the change in the fair value 
of the hedge instrument is carried directly
as an offsetting entry to equity. 
The change in the value of the ineffective
part is reflected in profit and loss. 
The amounts recorded in equity 
are restated in the profit and loss 
statement symmetrically with the way 
the hedged items are recognized 
in the accounts.

• Recognition date: trade or settlement
As IFRS standards seek to closely reflect 
the time value of financial instruments, 
an instrument stated with a deferred 
departure date should theoretically be 
recognized at the negotiation stage 
in order to measure the deferred departure.
However, this principle cannot be 
indifferently applied to all financial 
instruments: commercial paper for example,
is often renewed a few days before payment
and using the trading date as a basis for 
recognition would lead to artificially inflating 
outstanding commercial paper between 
the day the paper’s replacement is traded
and its actual maturity date.
Klépierre applies the rules below:
– Derivatives are booked on their trading day,
in so far as their measurement actually 
takes into account any deferred departures;
– Other financial instruments (debts in 
particular) are booked on their settlement date.

• Determination of fair value
Financial assets and liabilities carried at their
fair value are measured using either listed
market prices or valuation models that rely
on market parameters. The term “model”
refers here to mathematical calculation 
methods grounded in recognized theories 
of finance. 
For a given financial instrument, any market
characterized by regular transactions, narrow
supply and demand spreads, and on which
instruments highly similar to the instrument
being measured are traded may be 
considered an active and therefore 
liquid market. 
When quoted prices in an active market 
are available, they are used to determine 
fair value. Listed securities and derivatives
traded on organized markets such as futures
and options are valued in using such prices.
Most over-the-counter derivatives, swaps,
futures, caps, floors and single options 
are traded on active markets. They are valued
using widely accepted models (DCF method,
Back and Scholes model, interpolation 
techniques, etc.) based on quoted market
prices for similar instruments and underlying
assets. 



• Tax treatment of fair value changes
In the particular cases of Klépierre:
– Klépierre SA’s financial instruments carried
according to the fair value method results 
in the calculation of deferred taxes for 
the non SIIC part, in proportion to the 
financial result;
– the financial instruments of foreign 
subsidiaries booked according to the fair
value method (example: Klécar Italia swap)
results in the calculation of deferred taxes at
the applicable rate in the country concerned.

2.17 - EMPLOYEE BENEFITS

IAS 19 defines the conditions for 
the accounting of employee benefits. 
The standard applies to all payments given 
by an enterprise in exchange for services 
rendered, with the exception of equity-based
compensation which is covered by IFRS 2.
Accordingly, all kinds of employee benefits,
monetary or otherwise, short-term 
or long-term must be classified in one 
of the four large categories:
– short-term benefits such as salaries, annual
leaves, profit-sharing, shares and company
contributions to schemes; 
– in France, post-employment benefits mainly
comprise additional bank pensions and 
outside France they comprise pension plans
managed by a number of pension funds; 
– other long-term benefits include paid
leaves and bonuses linked to seniority, certain
deferred compensations paid in monetary
units;
– compensation due to termination of job
contract.
Classification in one of these categories
determines the measurement and accounting
method.

• Short-term benefits
The enterprise should recognize an expense
when it has used the services rendered 
by its members of staff in exchange 
for the benefits it has granted to them. 

• Post-employment benefits 
Pursuant to generally-accepted principles, 
the Group determines the appropriate
accounting treatment according to whether
the plan is a defined contribution plan 
or a defined benefit plan.
Plans known as “defined contribution plans”
are not representative of a commitment 
for the enterprise and no provision is 
set aside for them. The amount of contributions
paid during the year is recognized as expenses.
Only “defined benefits plans” represent 
a liability for the enterprise and are 
therefore measured and provisioned.
Classification in one or other of these 
categories is based on the economic 
substance of the plan to determine 
if the group is required or not, by the clauses
of an agreement or by an implicit obligation,
to provide the services promised to its 
members of staff.
Defined post-employment benefits are 
subject to actuarial measurements using
demographic and financial assumptions. 
The amount set aside as provision for 
the commitment is determined by using 
the actuarial assumptions retained by 
the enterprise and by applying the method 
of projected unit credits. The value of hedge
assets if any (plan assets and rights to 
reimbursement) is deducted from this amount.
Measurement of the obligation, resulting
from the plan and the value of its hedge
assets can strongly change from one year 
to another depending on changes in 
actuarial assumptions and lead to actuarial
gains 
and losses. The group applies the so-called
“corridor” method to post actuarial gains
and losses on the company’s commitments.
This method authorizes the recognition, 
as from the next period and so as to spread
over time, of only a fraction of the actuarial
gains which exceed the higher of the two
values below: 10% of the discounted value
of the gross obligation or 10% of the market

value of the plan’s hedging assets at the end 
of the previous period. 

• Long-term benefits
Long-term benefits are benefits other 
than post-employment benefits and career 
termination compensations that are not fully
due in the twelve months following the end
of the exercise in which the members of staff
rendered the corresponding services.
The actuarial measurement method is similar
to the method applied to defined 
post-employment benefits, but the actuarial
gains and losses are immediately booked 
and no corridor is applied. Further, the effect
linked to possible changes in plan considered
as related to past services is immediately
booked.

• Employment agreement termination
benefits
Compensation due to the termination 
of an employment agreement results 
from the benefit granted to employees during
the termination by the group of the 
employment agreement before the statutory
retirement age or results of an offer made in
order to encourage voluntary redundancy.
Employment agreement termination benefits
which fall due more than 12 months after
the balance sheet date should be discounted.

2.18 - EQUITY-SETTLED PAYMENT

Pursuant to IFRS 2, all equity-settled 
or equity-indexed payments should be 
recognized as an expense where the goods
or services rendered in exchange for these
payments have been used.
For the Klépierre group, this standard 
is mostly relevant for equity purchases under
a stock-option plan.
Pursuant to IFRS 1, only plans granted 
after November 7, 2002 and for which 
there were no vested rights at January 1,
2005 should be recognized in the accounts.
As a result, the stock-option plan granted 
by Klépierre group in 1999 cannot 
be restated. 
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2.19 - SEGMENT REPORTING

IAS 14 requires companies to provide 
segment reporting, choosing either business
segments or geographical segments 
as their primary and secondary reporting 
formats. Segments are identified on the basis
of risk analysis and profitability so as to 
constitute homogenous groups.
A business or geographic sector should 
be presented in so far as it represents more
than 10% of result, revenues or balance
sheet total.
If the total income from the sectors to 
be detailed represents less than 75% 
of consolidated income, then, new sectors 
must be identified while dropping the 
threshold by 10% until 75% is reached.

Level 1 disclosures include: segment income,
pre-tax segment earnings and financial
expenses, the carrying amount of segment
assets, segment liabilities and segment 
investments for the period.
Level 2 disclosures include: segment 
income, segment assets and investments 
for the period.
Segment reporting of the Klépierre group
breaks down by business operations 
for level 1 and by geographical region 
for level 2. 
- Level 1 business: shopping centers and
offices;
- Level 2 geographical region: France, Spain,
Portugal, Italy, Greece, Hungary, Poland 
and “other” Europe.
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3 - SCOPE OF CONSOLIDATION

SA Klépierre 780152914 Paris FC 100.00% 100.00% 100.00% 100.00%

OFFICES
SAS Klépierre Finance 433613312 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS LP7 428782486 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS CB Pierre 343146932 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS 5 Turin 398969014 Paris FC 100.00% 100.00% 100.00% 100.00%
SNC Général Leclerc n° 11 Levallois 381986363 Paris FC 100.00% 100.00% 100.00% 100.00%
SNC Jardins des Princes 391237716 Paris FC 100.00% 100.00% 100.00% 100.00%
SNC Barjac Victor 390123057 Paris FC 100.00% 100.00% 100.00% 100.00%

SHOPPING CENTERS – FRANCE
SNC Kléber La Pérouse 388724361 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS KLE 1 389217746 Paris FC 100.00% 100.00% 100.00% 100.00%
SNC SCOO (ex-Secmarne) 309660504 Paris FC 79.94% 79.94% 79.94% 79.94%
SNC Angoumars 451149405 Paris FC 100.00% 99.38% 100.00% 99.38%
SNC Klécar France 433496965 Paris FC 83.00% 83.00% 83.00% 83.00%
SNC KC1 433816501 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC2 433816444 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC3 433816725 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC4 433816774 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC5 433817269 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC6 433842549 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC7 433842515 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC8 433842564 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC9 433816246 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC10 433816220 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC11 433894243 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC12 433894102 Paris FC 83.00% 83.00% 100.00% 100.00%
SNC KC20 449054949 Paris FC 83.00% 83.00% 100.00% 100.00%
SAS Opale 398968735 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Centre Jaude Clermont 398960963 Paris FC 100.00% 100.00% 100.00% 100.00%
SCS Klécar Europe Sud 428864268 Paris FC 83.00% 83.00% 83.00% 83.00%
SAS Socoseine 389287871 Paris FC 93.75% 93.75% 100.00% 100.00%
SC Solorec 320217391 Paris FC 80.00% 80.00% 80.00% 80.00%
SNC Centre Bourse 300985462 Paris FC 100.00% 100.00% 100.00% 100.00%
SCS Bègles Arcins 404357535 Paris PC 50.00% 50.00% 50.00% 50.00%
SCI Bègles Papin 449389956 Paris FC 100.00% 100.00% 100.00% 100.00%
SNC Soccendre 319814075 Paris FC 75.25% 75.25% 100.00% 100.00%
SCI Sécovalde 405362682 Paris FC 55.00% 40.00% 55.00% 40.00%
SAS Le Havre Tourneville 407799493 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Cécoville 409547015 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Le Havre Capelet 410336564 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Poitiers Aliénor 410245757 Paris FC 100.00% 100.00% 100.00% 100.00%

20052006

% of control

20052006

% of interestHead officeSiren No.Companies Méthods
December 2006*
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20052006

% of control

20052006

% of interestHead officeSiren No.Companies Méthods
December 2006*

20052006

% of control

20052006

% of interestHead officeCountryCompanies Méthods
December 2006*

SNC Foncière Saint-Germain 378668875 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Soaval 419620075 Paris PC 37.50% 37.50% 50.00% 50.00%
SCA Klémurs 419711833 Paris FC 84.11% 100.00% 84.11% 100.00%
SAS Cecobil 408175966 Paris PC 50.00% 50.00% 50.00% 50.00%
SNC Espace Cordeliers 421101882 Paris PC 50.00% 50.00% 50.00% 50.00%
SCI du Bassin Nord 422733402 La Plaine St-Denis PC 50.00% 50.00% 50.00% 50.00%
SNC Le Havre Vauban 420307704 Paris PC 50.00% 50.00% 50.00% 50.00%
SNC Le Havre Lafayette 420292047 Paris PC 50.00% 50.00% 50.00% 50.00%
SNC Sodevac 388233298 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Odysseum Place de France 428788525 Paris PC 50.00% 70.00% 50.00% 70.00%
SAS Klécar Participations Italie 442229175 Paris FC 83.00% 83.00% 83.00% 83.00%
SNC Pasteur 398967232 Paris FC 100.00% – 100.00% –
SA Holding Gondomar 1 438568545 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Holding Gondomar 3 438570129 Paris FC 100.00% 100.00% 100.00% 100.00%
SAS Klépierre Participations et Financements (Former K. Hungary) 442692315 Paris FC 100.00% 100.00% 100.00% 100.00%
SCI Combault 450895164 Paris FC 100.00% – 100.00% –
SNC Klétransactions 479087942 Paris FC 100.00% 100.00% 100.00% 100.00%
SCI La Plaine du Moulin à Vent 479718124 Paris PC 50.00% 50.00% 50.00% 50.00%
SCI Beau Sevran Invest 441648714 Paris FC 83.00% 83.00% 100.00% 100.00%

SERVICE PROVIDERS – FRANCE
SCS Ségécé 562100214 Paris FC 75.00% 75.00% 75.00% 75.00%
SNC Klégestion 398058149 Paris FC 100.00% 100.00% 100.00% 100.00%
SNC Ségécé Loisirs et Transactions 421220252 Paris FC 75.00% 75.00% 100.00% 100.00%
SAS Klépierre Conseil 398967000 Paris FC 100.00% 100.00% 100.00% 100.00%
SNC Galae 433909165 Paris FC 87.25% 87.25% 100.00% 100.00%
Gie Klépierre Services 435194725 Paris FC 87.75% 87.75% 100.00% 100.00%

SHOPPING CENTERS – INTERNATIONAL
SA Cinémas de l’Esplanade Belgium Brussels FC 100.00% 100.00% 100.00% 100.00%
SA Coimbra Belgium Brussels FC 100.00% 100.00% 100.00% 100.00%
SA Foncière de Louvain-la-Neuve Belgium Brussels FC 100.00% 100.00% 100.00% 100.00%
SA Place de l’Accueil Belgium Brussels FC 100.00% 100.00% 100.00% 100.00%
SA Klécar Foncier Iberica Spain Madrid Alcobendas FC 83.00% 83.00% 100.00% 100.00%
SA Klécar Foncier España Spain Madrid Alcobendas FC 83.00% 83.00% 100.00% 100.00%
SA Klépierre Vinaza Spain Madrid Alcobendas FC 100.00% 100.00% 100.00% 100.00%
SA Klépierre Vallecas Spain Madrid Alcobendas FC 100.00% 100.00% 100.00% 100.00%
SA Klépierre Nea Efkarpia Greece Athens FC 83.00% 83.00% 100.00% 100.00%
SA Klépierre Foncier Makedonia Greece Athens FC 83.01% 83.01% 100.00% 100.00%
SA Klépierre Athinon A.E. Greece Athens FC 83.00% 83.00% 100.00% 100.00%
SA Klépierre Peribola Patras Greece Neo Psyhiko FC 83.00% 83.00% 100.00% 100.00%
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Sarl Szeged Plaza Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl Szolnok Plaza Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl Zalaegerszeg Plaza Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl Nyiregyhaza Plaza Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
SA Duna Plaza Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl CSPL 2002 (Cespel) Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl GYR 2002 (Gyor) Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl Debrecen 2002 Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl Uj Alba 2002 Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl Miskolc 2002 Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl Kanizsa 2002 Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Sarl KPSVR 2002 (Kaposvar) Hungary Budapest FC 100.00% 100.00% 100.00% 100.00%
Srl Immobiliare Magnolia Italy Milan FC 85.00% 85.00% 85.00% 85.00%
Spa ICD Italy Milan FC 85.00% 85.00% 85.00% 85.00%
Srl Novate Italy Milan FC 85.00% 85.00% 85.00% 85.00%
Spa IGC Italy Milan PC 50.00% 50.00% 50.00% 50.00%
Spa Klécar Italia Italy Milan FC 83.00% 83.00% 100.00% 100.00%
Spa Klefin Italia Italy Milan FC 100.00% 100.00% 100.00% 100.00%
Galleria Commerciale Collegno Italy Milan FC 100.00% 100.00% 100.00% 100.00%
Galleria Commerciale Serravalle Italy Milan FC 100.00% 100.00% 100.00% 100.00%
Galleria Commerciale Assago Italy Milan FC 100.00% 100.00% 100.00% 100.00%
Galleria Commerciale Klépierre Italy Milan FC 100.00% 100.00% 100.00% 100.00%
Galleria Commerciale Cavallino Italy Milan FC 100.00% 100.00% 100.00% 100.00%
Galleria Commerciale Solbiate Italy Milan FC 100.00% 100.00% 100,00% 100.00%
Besloten vennootschap Capucine BV Netherlands Amsterdam FC 100.00% 100.00% 100.00% 100.00%
Klépierre Sadyba Poland Warsaw FC 100.00% 100.00% 100.00% 100.00%
Klépierre Krakow Poland Warsaw FC 100.00% 100.00% 100.00% 100.00%
Klépierre Poznan Poland Warsaw FC 100.00% 100.00% 100.00% 100.00%
Ruda Slaska Plaza Spzoo Poland Ruda Slaska-Wirek FC 100.00% 100.00% 100.00% 100.00%
Sadyba Center SA Poland Warsaw FC 100.00% 100.00% 100.00% 100.00%
Krakow Spzoo Poland Krakow FC 100.00% 100.00% 100.00% 100.00%
Poznan SA Poland Krakow FC 100.00% 100.00% 100.00% 100.00%
Klépierre Poland Poland Warsaw FC 100.00% 100.00% 100.00% 100.00%
SA Finascente Portugal Carnaxide PC 50.00% 50.00% 50.00% 50.00%
SA Klépierre Portugal SGPS SA Portugal Carnaxide FC 100.00% 100.00% 100.00% 100.00%
SA Galeria Parque Nascente Portugal Lisboa PC 50.00% 50.00% 50.00% 50.00%
SA Gondobrico Portugal Lisboa PC 50.00% 50.00% 50.00% 50.00%
SA Klénor Imobiliaria Portugal Carnaxide FC 100.00% 100.00% 100.00% 100.00%
SA Klétel Imobiliaria Portugal Carnaxide FC 100.00% 100.00% 100.00% 100.00%
SA Klélou Immobiliare Portugal Carnaxide FC 100.00% 100.00% 100.00% 100.00%
Kleminho Portugal Carnaxide FC 100.00% – 100.00% –
SA Delcis Cr Czech Republic Prague FC 100.00% 100.00% 100.00% 100.00%
Klépierre CZ Czech Republic Prague FC 100,00% 100.00% 100.00% 100.00%
Bestes Czech Republic Prague FC 99.00% – 100.00% –
Entertainment Plaza Czech Republic Prague FC 100.00% – 100.00% –
Klépierre Novo Czech Republic Prague FC 100.00% – 100.00% –
Akciova Spolocnost ARCOL Slovakia Bratislava FC 100.00% 100.00% 100.00% 100.00%

20052006

% of control

20052006

% of interestHead officeSiren No.Companies Méthods
December 2006*
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SERVICE PROVIDERS - INTERNATIONAL
SA Devimo Consult Belgium Brussels EM 26.25% 26.25% 35.00% 35.00%
Ségécé España (ex-Centros Shopping Gestion) Spain Madrid Alcobendas FC 75.00% 75.00% 100.00% 100.00%
Ségécé Hellas Greece Athens FC 75.01% 75.01% 100.00% 100.00%
Ségécé Magyarorszag (ex-PCM Hungary) Hungary Budapest FC 75.00% 75.00% 100.00% 100.00%
Srl Effe Kappa Italy Milan PC 50.00% 50.00% 50.00% 50.00%
Srl Ségécé Italia (ex-PSG) Italy Milan FC 75.00% 37.50% 100.00% 50.00%
Ségécé Polska (ex-PCM Poland) Poland Warsaw FC 75.50% 75.50% 100.00% 100.00%
SA Sogecaec Portugal Carnaxide FC 75.00% 75.00% 100.00% 100.00%
Ségécé Ceska Republika (ex-FMC Central Europe) Czech Republic Prague FC 75.00% 56.25% 100.00% 75.00%
AMC Prague Czech Republic Prague FC 75.00% – 100.00% –
AMAC Slovakia Bratislava FC 75.00% – 100.00% –

DECONSOLIDATED COMPANIES
SAS Issy Desmoulins 398968677 NC 100.00% – 100.00%
SAS Concorde Puteaux 400098364 NC 100.00% 100.00%
SAS Kléber Levallois 400098356 NC 100.00% 100.00%
SAS 21 Kléber 582017273 NC 100.00% 100.00%
SAS 21 La Pérouse 389519158 NC 100.00% 100.00%
SAS 46 Rue Notre Dame des Victoires 392655395 NC 100.00% 100.00%
SAS 192 Charles-de-Gaulle 392654505 NC 100.00% 100.00%
SAS 23 Avenue Marignan 392663670 NC 100.00% 100.00%
SAS 43 Grenelle 393438742 NC 100.00% 100.00%
SAS Espace Kléber 419057823 NC 100.00% 100.00%
SAS Espace Dumont d’Urville 419057922 NC 100.00% 100.00%
SAS Saint André Pey Berland 377563978 NC 100.00% 100.00%
SAS Marseille Le Merlan 451355861 NC 100.00% 100.00%
SAS Doumer Caen 398969113 NC 100.00% 100.00%
SAS Strasbourg La Vigie 399181635 NC 100.00% 100.00%
SAS Tours Nationale 393439062 NC 100.00% 100.00%
SAS Melun Saints Pères 402668792 NC 100.00% 100.00%
SAS Flandre 423012004 NC 100.00% 100.00%
SAS Candé 423012376 NC 99.99% 100.00%
SAS 43 Kléber 398966812 NC 100.00% 100.00%
SAS Suffren Paris 15 400098448 NC 100.00% 100.00%
SAS Leblanc Paris 15 400110235 NC 100.00% 100.00%
SA Brescia 419297163 NC 100.00% 100.00%
SCI Tour Marcel Brot 428810287 NC 100.00% 100.00%

* IG: Intégration globale – IP: Intégration proportionnelle – ME: Mise en équivalence – NC: Déconsolidée au cours de l’exercice.

20052006

% of control

20052006

% of interestHead officeSiren No.Companies Méthods
December 2006*

20052006

% of control

20052006

% of interestHead officeSiren No.Companies Méthods
December 2006*



_consolidated financial statementsFinancial report 

104

Klépierre_Financial report 2006 

The contribution of entities acquired in the year to main lien items in the financial 
statements, which have a material impact on group accounts, is analyzed as follows:

Furthermore, the purchase price and the amount spent for the acquisition of securities 
in 2006 are:

Equity interests in subsidiaries
At December 31, 2006, the Group 
consolidated 135 companies versus 151 at
December 31, 2005. The decrease reflects
internal restructuring of the group’s companies.
• 8 companies were fully consolidated
for the first time
SNC Pasteur, in charge of a shopping center
project in Besançon.
SCI Combault, which is receiving a retail outlet
near the Pontault Combault shopping center 
in Seine et Marne. 
Kleminho, Portuguese company, owner 
of a mall in Braga.
Klépierre Novo, a Czech company created 
for the acquisition of all the equity interests 
of Entertainement Plaza which holds 99% 
of Bestes stock, owner of the Novodvorska
Plaza shopping mall.
The acquisition of Entertainement Plaza 
and Bestes on June 30, 2006 was booked
according to the acquisition method. 
This method entails allocating the business 
combination cost by booking the acquired assets
as well as the liabilities and contingent 
liabilities if any, taken at their fair value on their
acquisition date. AMAC (Slovakia) and AMC
Prague, management companies in charge
of the respective centers of Danubia 
in Bratislava and Novy Smichov in Prague. 

• 24 companies were removed from 
the scope of consolidation following
mergers and total transfer of assets 
and liabilities 
15 companies merged with and into
KLEPIERRE. They include: Issy Desmoulins,
Concorde Puteaux, Kléber Levallois, 
21 Kléber, 21 La Pérouse, 46 rue ND 
des Victoires, 192 Charles de Gaulle, 
23 Avenue Marignan, 43 Grenelle, Paris 15,
43 Kléber, Suffren Paris 15, Brescia, 
Espace Kléber and Espace Dumont d’Urville.
6 companies merged with and into SAS
CECOVILLE. They include: Saint André Pey
Berland, Marseille Le Merlan, Doumer Caen,
Strasbourg La Vigie, Tours Nationale 
and Melun Saints-Pères.
SAS Flandre and SAS Candé were taken
over by SAS KLEMURS.
SCI Tour Marcel Brot was removed 
from the scope of consolidation.
• Changes in the percentage of interest
The percentage of interest in the Ségécé Italia
(formely PSG) management company increased
from 37.5% to 75% at the beginning 
of the year with the acquisition of 50% 
of the equity of Ségécé (75% owned 
by Klépierre). This company is now fully 
consolidated (proportional integration 
at December 31, 2005).

Ségécé acquired 25% of the securities 
of Ségécé Ceska Republica (former FMC) 
and raised its equity interest to 100%. 
This company was already fully consolidated
at December 31, 2005 at 56.25%, 
it has now moved to 75%.
On September 25, 2006, Kléber Pérouse
acquired 15% of the securities of its 
subsidiary Secovalde (owner of the Val
d’Europe shopping center), raising its equity
interest to 55%. The company has been fully
consolidated since the beginning.
In December, Klépierre reduced its stake 
in its subsidiary Odysseum Place de France 
to 50% after selling off 20% of the company's
securities. Odysseum Place de France was
fully consolidated at December 31, 2005 
but was consolidated on a proportionate
basis as of December 31, 2006.

Czech Republic Novo Plaza – Prague 4 June 30, 2006 1821 -683 -1414 51877 39089
TOTAL 1821 -683 -1414 51 877 39 089

in thousands of euros

Net indebtednessNet fixed assetsNet earningsResult of operationsLease incomeAcquisition dateCenter/cityCountry

Purchase price of securities 6086 7114 73
Amount paid in 2006 for the acquisition of securities 0
Amount paid for the purchase of shareholders loans 4067 2127 73
Amount of cash on acquisition date 1478 1 –

in thousands of euros

Klépierre
Novo

Entertainment
Plaza

Bestes
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4 - NOTES TO THE FINANCIAL STATEMENTS: BALANCE SHEET

4.1 - UNALLOCATED GOODWILL

Metropoli 913 913
Vignate – 897 897
Galeria Parque Nascente 1713 1713
Centros Shopping Gestion 11977 11977
Ségécé 9111 9111
Hungary – Plaza Centers Management 3174 3174
SCOO 814 814
ICD (Brescia) 909 909
IGC 3209 3209
Ségécé Italia (Former PSG) 902 7248 8150
Others goodwill 688 688
NET GOODWILL 33410 8145 0 0 41555

in thousands of euros

2006
December

Other 
movements,

reclassification

Decrease through
disposals, discon-
tinued operations

Acquisitions,
creations and
contributions

2005
December 

2006
December

Other 
movements,

reclassification

Currency 
fluctuation

Change in 
consolidated

scope

Allowances 
for the period

Decrease through
disposals, discon-
tinued operations

Acquisitions,
creations and
contributions

2005
December 

Leasehold acquisition rights 460 1 461
Business concerns 1531 282 704 21 -515 2023
Computer software 10 921 655 -825 21 18 403 11 193
Other intangible assets 3923 778 -38 266 62 -188 4803
Total gross value 16835 1716 -863 0 991 101 -300 18 480
Leasehold acquisition costs – –
Computer software -7872 – 825 -1474 -12 -15 -194 -8 742
Other intangible assets -2930 4 343 -252 -34 609 -2 260
Total amortizations -10802 0 829 -1131 -264 -49 415 -11002
INTANGIBLE ASSETS – 
NET VALUE 6033 1716 -34 -1131 727 52 115 7478

in thousands of euros

Non-allocated goodwill totaled 41.6 million
euros as at December 31, 2006, up by 8.1
million euros following the acquisition 
of an additional stake in Ségécé Italia’s Italian
management subsidiary (formerly PSG) 
on one hand and the payment of an earn
out for the Vignate Italian mall on the other
hand.

4.2. - INTANGIBLE ASSETS

Intangible assets amount to 7.5 million euros,
versus 6 million euros. 2.5 million euros 
of this amount correspond to software 
amortized on a straight line period 
of 1 to 4 years.
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4.3 - PROPERTY, PLANT AND EQUIPMENT

Property, plant and equipment include the
two buildings in Paris operated by the Group:
21, La Pérouse and Espace Dumont d’Urville
together with the equipment and furniture

allocated for the operation. The increase 
in this line item can be primarily explained 
by the change of corporate headquarters 
of the Hungarian management subsidiary.

2005
December 

Acquisitions,
creations and
contributions

Decrease through
disposals, discon-
tinued operations

Allowances 
for the period

Foreign currency
fluctuations

Consolidation
scope

Other
movements,

reclassification

2006
December 

Land 23030 23 030
Constructions and fixtures 17683 17 683
Furniture and equipment 6965 1461 -205 44 150 -5 8410
Total gross value 47678 1461 -205 – 44 150 -5 49 123
Constructions and fixtures -1994 -664 3 -2 655
Furniture and equipment -3517 196 -1332 -31 -108 -194 -4 986
Total amortizations -5511 – 196 -1996 -31 -108 -191 -7 641
Provision for impairment –
PROPERTY PLANT & EQUIPMENT – 
NET VALUE 42167 1461 -9 -1996 13 42 -196 41 482

in thousands of euros

4.4 - INVESTMENT PROPERTY AND FIXED ASSETS IN PROGRESS

2006
December 

Other 
movements,

reclassification

Entry into 
consolidation

scope

Foreign 
currency 

fluctuations

Amortization
allowance

and provisions

Decrease through
disposals, discon-
tinued operations

Acquisitions,
creations and
contributions

2005
December 

Land 2763216 211590 -1510 2193 4970 -35834 2944 625 
Constructions and fixtures 3040215 270444 -7096 10348 45 319 75 560 3434 790
Total gross value 5803431 482034 -8606 – 12541 50 289 39 726 6379 415
Constructions and fixtures -308650 518 -135985 -1524 -592 7270 -438 963
Total amortizations -308650 – 518 -135985 -1524 -592 7270 -438 963
Provision for impairment -7056 -4983 -204 -1 192 3727 -9 708
INVESTMENT PROPERTY – 
NET VALUE 5487725 482034 -8088 -140968 10813 48 505 50 723 5930 744
FIXED ASSETS IN PROGRESS 107692 181318 -2 0 -4 219 -81398 207 825

in thousands of euros

Capital expenditures for the year totaled 
482 million euros.
In France, the principal transaction 
concerned the acquisition of 128 Buffalo 
grill restaurants by Klémurs, Klépierre’s newly 
listed subsidiary, for an amount 
of 296.2 million euros. 

Other investments and projects carried 
by the group were realized in the shopping
center sector: the Toulouse Purpan center
(27.8 million euros), the Place d’Armes center
in Valenciennes

(14.7 million euros in 2006 for a total cost
price of 50.1 million euros), “La Grande
Récrée” retail outlet in Montesson
(4.9 million euros), “Les Terrasses” food 
court in Val d’Europe (4.1 million euros), 
various premises in the shopping malls 
of Rennes Colombia (3.4 million euros,) 
and Quimper (3 million euros), ground 
floor retail outlets in the Vannes Coutume
mall (3.8 million euros), “Agnele” premises 
in Portet-sur-Garonne (2.2 million euros) 
and the Goutte d’eau plot of land at Bègles
(1 million euros).



CO
N

SO
LI

DA
T
ED

 F
IN

AN
C
IA

L
ST

AT
EM

EN
TS

107

Shopping centers 5333142
France 2743257
Italy 863856
Spain 742185
Hungary 254340
Poland 218867
Belgium 156783
Czech Republic 142363
Portugal 148114
Greece 49193
Other 14184
Office property 597602
TOTAL 5930744

in thousands of euros

Net carrying amount 
of investment property

In the office property sector, the Group
acquired a 33.8 million euros building 
located rue Meyerbeer in Paris.
Other equally material acquisitions 
were made abroad: In Spain: Molina de
Segura mall in Valence (30.7 million euros) 
et “Grand Sur La Linéa” (1.3 million euros);
In Portugal: Braga center for 31.7 million
euros;
In Italy: Giussano center for 10.2 million
euros;
In Belgium: additional investment 
on the Louvain-La-Neuve mall 
for 4.9 million euros.
New entries in the consolidation scope 
concern Novodvorska Plaza, the Czech 
center, managed by Bestes for 
50.5 million euros.
Other movements, net of reclassifications 
of fixed assets in progress and property held
for sale, include the earn outs 
paid in 2006 in the context of the acquisition
in 2005 of Polish malls in Warsaw, Krakow,
Poznan and Ruda as well as the valuation 
difference of 20.5 million euros generated 
from the acquisition of the additional 
15% stake in Val d’Europe.
The increase in fixed assets in progress 
was due to ongoing constructions 
managed by the group or supervised 
by third parties under Property Development
Contracts: 
Issy-Les-Moulineaux office building 
(€34.5 million), extensions of the Angoulème
malls (€26 million), Rambouillet (€22.2 million),
Saran (€18.9 million), Blagnac (e16.8million),
Val d’Europe (€13.9 million), SCI La Plaine du
Moulin à Vent (€8.1 million), Varese 
(€5.6 million), Portet-sur-Garonne 
(€3.8 million), Valenciennes (€2.7 million),
Brianza in Italy (€2.3 million) and Rives
d’Arcins (€1.6 million).
The provision for impairment line 
item includes a property provision 
of €8 million on shopping centers 
located in Poland and the Czech Republic.

At December 31, 2006, the net carrying
amount of investment property by 
business and by geographic sector was 
as follows:

4.5 - PROPERTIES HELD FOR SALE

At December 31, 2006, two office buildings
were held for sale Le Champlan (Essonne)
and the Front de Paris building in Levallois,
and a warehouse, Rheinfeld in Strasbourg.

PROPERTIES HELD FOR SALE 48857 0 -85074 83202 46 985
in thousands of euros

December
2006   

Other 
movements,

reclassification

Decrease through
disposals, discon-
tinued operations

Acquisitions,
creations and
contributions

December
2005 

4.6 - INVESTMENTS IN ASSOCIATES

Only one company is consolidated 
by the equity-method: Devimo, 
a service provider in Belgium in the 
shopping center segment (26.25% owned). 
At December 31, 2006, the net situation
excluding Devimo’s result was 782 thousands
euros and result of 1745 thousands euros.
The total balance sheet was 8753 thousands
euros.

EQUITY-METHOD INVESTMENTS DECEMBER 31, 2005 2877
Share in 2006 earnings of equity-method investees 671
Dividends received from equity-mehtod investees -525
Other movements
EQUITY-METHOD INVESTMENTS, DECEMBER 31, 2006 3023

in thousands of euros
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4.7 - EQUITY INTERESTS IN JOINT VENTURES

Jointly-controlled companies are consolidated according to the proportionate consolidation
method. 

Share in the balance sheet of joint companies
Current assets 15531 24393 29934
Non-current assets 183707 180677 129702
Total Asset 199238 205070 159636
Current liabilities 122182 117281 31063
Non current liabilities 77056 87789 128573
Total Liabilities 199238 205070 159636
Share in the earnings of joint companies
Income from ordinary activities 26265 25267 27269
Operating expenses -11106 -9178 -10961
Financial result -5355 -5237 -5685
Pre-tax earnings 9803 10852 10623
Corporate income tax -2603 -4632 -2975
NET INCOME 7200 6220 7648

in thousands of euros

December
2004   

December
2005   

December
2006   

4.8 - FINANCIAL ASSETS

The “financial assets” line item comprises 
the values below:

The main non-consolidated company is SA
Sovaly, company created to manage the Gare
de Lyon development project. SNC Pasteur was
consolidated as from December 31, 2006.

Equity

December 31, 2006 December 31, 2005

Earnings for
the period

% 
of holding

Gross value
of securities

Net value 
of securities

Equity Earnings for
the period

% 
of holding

Gross value
of securities

Net value 
of securities

Principal securities 1442 404 1637 493
SAS Sovaly 308 -41 100% 572 309 344 -36 100% 572 308
SAS Nancy Bonsecours 77 -19 100% 535 95 74 -31 100% 535 75
SKF Spa nc nc 50% 245 – nc nc 50% 245 –
SAS Opave 34 -8 100% 90 – 42 -8 70% 83 24
SNC Pasteur 86 -21 100% 202 86
Other investment securities 228 181 183 116
TOTAL 1670 585 1820 609

in thousands of euros
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4.9 - NON CURRENT FINANCIAL ASSETS

The other non-current financial assets mainly
include advance payments and loans granted
to non-consolidated or proportionate 
consolidated companies.

The residual value of the building under 
a finance lease (Lille) is considered 
as a finance lease operation and recorded 
as a non-current receivable.

December
2006   

OtherDecreasesIncreasesEntries in the
scope of 

consolidation

December
2005   

Finance-lease fixed assets 2107 -202 1905
Advance payments to non-consolidated or proprotionate consolidation companies (A) 8589 2849 3120 -5792 -2186 6580
Loans 31 -12 19
Other long-term investments – –
Security deposits 7812 868 -135 -1 8544
Other long-term financial investments 204 -149 1 56
TOTAL 18743 2849 3988 -6088 - 2388 17 104

in thousands of euros

(A) Advance payments to non consolidated or proportionate consolidation companies.

December
2006   

OtherDecreasesIncreasesEntries in the
scope of 

consolidation

December
2005  

SCI du Bassin Nord 2962 594 -31 -83 3442
SA Soaval 1443 244 -38 -135 1514
Other advance payments 4184 2849 2282 -5723 -1968 1624
TOTAL 8589 2849 3120 -5792 -2186 6580

in thousands of euros

4.10 - INVENTORIES

As at December 31, 2006, the Group’s inventories mainly comprise assets acquired 
by “trading” companies (“marchands de biens”).

4.11 - TRADE RECEIVABLES AND RELATED ACCOUNTS

Trade receivables include the deferment effect of benefits granted to tenants.

Group share 2463 6704 6174
Share of external partners – 1191 1079
TOTAL 2463 7895 7253

in thousands of euros

December 
2004

December  
2005

December
2006 

Receivables 47693 8001 55694 50609
Accued liabilities -8475 -1060 -9535 -8173
TOTAL 39218 6941 46159 42437

in thousands of euros

December 
2005

December 
2006

Other 
activities

Real-estate
activities
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4.12 - OTHER RECEIVABLES

State 111048 62685 53699
– Corporate income tax 4378 1327 5014
– VAT 106670 61358 48685
Sundry debtors 153316 145103 139746
– Call for funds 68389 59812 57304
– Trade payabables and advance payments 2408 1549 2628
– Marketing fees – – 5815
– Other deferred expenses 84 253 266
– Prepaid expenses 66657 70133 59246
– Others 15778 13356 14487
TOTAL 264364 207788 193445

in thousands of euros

Janaury 2005
IFRS  

December
2005  

December
2006  

State 111048 111048
– Corporate income tax 4378 4378 
– VAT 106670 106670 
Sundry debtors 153316 86659 66657
– Call for funds 68389 68389 –
– Trade payables and advance payments 2408 2408 –
– Other deferred expenses 84 84 –
– Prepaid expenses 66657 66657
– Others 15778 15778 –
TOTAL 264364 197707 66657

in thousands of euros

More than
one year

Less than 
one year

December
2006  

The main pre-lease payments under 
construction leases or long-term lease rights
recognized as prepaid expense and amortized
over the term of the lease agreement 
in accordance with benefits procured include:
Oviedo for 10.3 million euros, 
the Louvain-la-Neuve center and its extension 
for 11.5 million euros and Val d’Europe 
for 16.4 million euros.

The VAT item includes amounts pending fund
from the local tax administration for recent
acquisitions (or constructions in progress):
Issy-les-Moulineaux (7.5 million euros),
Buffalo Grill (37 million euros), Braga 
(6.2 million euros), Angoulêmes (2.8 million
euros), extension at Quetigny and Toulouse
Purpan (14.2 million euros) and Milan Assago
(8.1 million euros). 
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The Group’s net cash and cash equivalents amounted to:

Cash equivalents 52084 41858 55483
– Treasury bills and certificates of deposit 8903 9603 10160
– Other fixed-revenue securities – 15911
– Money market investments 43181 32255 29412
Cash 105612 124805 59884
TOTAL 157696 166663 115367

in thousands of euros

January 2005
IFRS   

December
2005  

December
2006  

Cash equivalents 52084 41858 55483
Cash 105612 124805 59884
Gross cash and cash equivalents 157696 166663 115367
Bank overdrafts 94999 111646 50498
Cash and cash equivalents 62697 55017 64869

in thousands of euros

January 2005
IFRS  

December
2005 

December
2006  

4.14 - EQUITY

Share capital
At December 31, 2006 the Group’s share capital comprised 46 164 229 shares with a nominal
value of 4 euros each. They are fully paid up and are in registered form or bearer shares.

Authorized
Ordinary shares of €4 each 46164229 46164229 46164229
Redeenable convertible preferential shares NA NA NA
TOTAL 46164229 46164229 46164229

number of shares

December
2004  

December
2005  

December
2006 

Treasury shares
The Group used the authorizations granted
by the ordinary general meetings to acquire
shares of Klépierre S.A.
There was a total of 395 821 as of
December 31, 2006 (versus 187 659 at
December 31, 2005) for an acquisition value
of 30.8 million euros.
Capital gains on disposals of treasury shares
were booked in equity for an amount of 
1.9 million euros at December 31, 2006 and
2.10 million euros at December 31, 2005.

The acquisition cost of purchased securities
as well as gains on the sale of securities
were respectively debited from and credited
to equity.

Other consolidated reserves

REVALUATION UNDER THE SIIC STATUS
In 2003, under the SIIC status option,
Klépierre revalued the property, plant 
and equipment and long-term financial 
investments on its consolidated balance

sheet. Pursuant to the provisions of opinion
n°2003-C of June 11, 2003 of the French
National Accounting Board, a gross amount
of 784.6 million euros was recorded as
revaluation variance on eligible assets at 
the beginning of the period. A discharge tax
of 119.4 million euros was then deducted
from this amount. Non eligible assets were 
revalued in the consolidated balanced sheet.
The corresponding revaluation variance was
also recorded in equity under net deferred
tax of 130.6 million euros.

Cash equivalents comprise money market
open-end mutual funds or OPCVM in France,
certificates of deposits in Italy for 6.2 million

euros (one month maturity) and Spanish
treasury bills for 2.7 million euros 
(one week maturity).

4.13 - CASH AND CASH EQUIVALENTS
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• The amount of capitalized financial costs
stood at 7.7 million euros. The retained rate
is the rate applied to the compensation 
of intercompany loans.

Main financings
The main financing lines are as follows:
• at December 31, 2006, Klépierre had total
outstanding bonds of 1 900 million euros.
The table below provides the characteristics
of three bonds issued in 2001 (maturity
2008), 2004 (maturity 2011), and 2006
(maturity 2016); 
• a syndicated loan was set up in January
2006, used to repay the 2005 bridge loan

and the club deals of 2003 and 2004:
- at December 31, 2006, 950 million euros of
the medium term facility of 1 200 million
euros had been used. It matures on 
January 31, 2013;
- The back-up line of commercial paper 
(300 million euros) has not been used;
• a credit facility of 150 million euros was set
up in December 2006 by Klémurs and used
up to 143 million euros as at December 31,
2006;
• a bilateral loan of 135 million euros was set
up in 2004 by Klépierre;
• a bilateral loan of 165 million euros was set
up in 2004 by Klépierre Participations et

Financements (formerly Klépierre Hungary);
• borrowings exist on the Italian (mainly
Klecar Italia for 116 million euros), 
and Portuguese subsidiaries (Klépierre
Portugal for 58 million euros);
• commercial paper stands at 90 million
euros.

NON CURRENT
Bond issues net of costs/premiums 1885596 1220845 1212646
– of which revaluation linked to Fair Value Hedge 228 28189 25987
Loans and debts from credit institutions > 1 year 1668921 1294394 1226314
Sundry financial loans and debts 125737 118667 128806
– Other loans 232 24963
– Loans to groups and associates 125505 118667 103843
TOTAL NON CURRENT FINANCIAL LIABILITIES 3680254 2633906 2567766

CURRENT
Loans and debts from credit institutions < 1 year 34217 514248 16582
Accrued interests 61743 38460 36970
– on bond issues 54263 30545 30461
– on loans from credit institutions 3104 2565 1928
– on loans to groups and associates 4376 5350 4581
Bank overdrafts 94999 111646 50498
Commercial paper 90000 125000 220000
Sundry financial loans and debts 482 587 –
– Other loans 154 277 –
– Loans to groups and associates 328 310 –
TOTAL CURRENT FINANCIAL LIABILITIES 281441 789941 324050

in thousands of euros

January
2005 IFRS  

December
2005  

December
2006 

Change in indebtedness
The total amount of current and non-current
financial liabilities totalled 3 962 million euros
at December 31, 2006.
Net financial debt totalled 3,804 million
euros compared to 3 229 million euros 

at December 31, 2005. Net financial debt
corresponds to the difference between 
financial liabilities (excluding revaluation
linked to the Fair Value Hedge) and cash 
and cash equivalents. The increase 
of 575 million euros primarily corresponds 

to investment flows (754 million euros) 
and the dividend payout (125 million euros),
partially offset by disposals 
(120.7 million euros) and free cash flow 
of the period.

4.15 - CURRENT AND NON-CURRENT FINANCIAL LIABILITIES
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Interests on the variable-rate financial 
instruments are revalued regularly 
at 6 months or less. Interests 
on the fixed-rate financial instruments 
are fixed until the instrument’s maturity date.

Financial covenants linked 
to financing and rating
• In January 2007, Standard & Poor’s 
confirmed Klépierre’s rating of BBB+, 
but changed the outlook from “stable” 
to “positive”. The rating agency assigned 
to Klépierre the following guidelines:

– EBITDA/Net financial costs included ≥ 2.5;
– Net debt/Revalued assets (loan to value)
≤ 50%;
– Net current cash flow/Net debt ≥ 7%.

In addition, Klépierre’s main credit 
agreements include the following clauses.
Failure to comply with them may result 
in demand for the early refund 
of the relevant financing: 

Amount 
used

Repayment
profile

Maximum
amount

TermReference
rate

% holding/
Klépierre

BorrowerFinancing

Bond issue
Klépierre 100% 6,125% 07.10.2008 600 in fine 600
Klépierre 100% 4,625% 07.15.2011 600 in fine 600
Klépierre 100% 4,250% 03.16.2016 700 in fine 700

Borrowings from credit institutions
Syndicated loans Klépierre (Tranche A: back-up) 100% E3m 01.31.2013 300 in fine –

Klépierre (Tranche B) 100% E3m 01.31.2013 1200 in fine 950
Klémurs 84% E3m 12.12.2011 150 in fine 143

Long-term bilateral loans Klépierre 100% Fixed rate 03.22.2010 135 in fine 135
Klépierre Participations et Financements 100% Fixed rate 03.22.2010 165 in fine 165
Klépierre Portugal 100% E3m 12.30.2009 23 amortizable 23
Klépierre Portugal 100% E3m 12.30.2010 35 amortizable 35
ICD 85% E6m 02.01.2008 7 in fine 7
Novate 85% E3m 01.31.2008 8 amortizable 8
Magnolia 85% E3m 01.31.2008 1 amortizable 1

Mortgage loans Klécar Italia 83% E3m 06.30.2015 116 amortizable 116
Novate (former Vignate) 85% E6m 10.15.2016 16 amortizable 16
Novate (former Cienneo) 85% E6m 12.15.2013 14 amortizable 14
ICD 85% E3m 05.10.2011 11 amortizable 11
Magnolia 85% E3m 07.15.2011 4 amortizable 4
Magnolia 85% E3m 01.15.2018 2 amortizable 2

Finance leases IGC 50% E3m 08.01.2011 5 amortizable 5
IGC 50% E3m 07.31.2011 7 amortizable 7
IGC 50% E3m 07.24.2011 7 amortizable 7

Klémurs 84%
63% E3m

(1) 50 amortizable 50
37% Fixed rate

Short-term line IGC 50% E3m 12.13.2007 8 in fine 8
Overdrafts Klépierre Finance 100% Eonia – 50 9

Klépierre 100% Eonia – 23 23
Commercial paper Klépierre 100% – – 300 in fine 90
TOTALS (2) 4237 3729
(1) 105 finance leases; their weighted average term was 5.2 years as of December 31, 2006 (2.6 years taking early repayment options into account). in millions of euros
(2) The totals are calculated excluding back-up line in so far as the maximum amount of the "commercial paper" line corresponds to the amount of the back-up line.
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– For bond issues:
– secured debts are subject to a ceiling 
of 50% of the revalued net asset;
– should there be a change of ownership 
of one third of the voting rights which would
result in Standard and Poor’s rating falling
below BBB-, investors would have a sell
option that can force Klépierre to early
refund.

Breakdown of financial debt by maturity date:

NON CURRENT
Bond issues net of costs/premiums 1885596 228 1194409 690959
– of which revaluation linked to Fair Value Hedge 228 – –
Loans and debts from credit institutions > 1 year 1668921 – 598735 1070186
Sundry financial loans and debts 125737 – – 125737
– Other loans 232 – – 232
– Loans to groups and associates 125505 – 125505
TOTAL NON CURRENT FINANCIAL LIABILITIES 3680254 228 1793144 1886882

CURRENT
Loans and debts from credit institutions < 1 year 34217 34217 – –
Accrued interests 61743 61743 – –
– on bond issues 54263 54263 – –
– on loans from credit institutions 3104 3104 – –
– on loans to groups and associates 4376 4376 – –
Bank overdrafts 94999 94999 – –
Commercial paper 90000 90000 – –
Sundry financial loans and debts 482 482 – –
– Other loans 154 154 – –
– Loans to groups and associates 328 328 – –
TOTAL CURRENT FINANCIAL LIABILITIES 281441 281441 – –

in thousands of euros

More than 
5 years

From 1 to 5
years

Less than 
one year

Total

2007 32 36 7 90 165
2008 16 9 600 625
2009 35 18 54
2010 47 4 165 135 351
2011 16 4 143 600 762
2012 7 2 9
2013 7 2 950 958
2014 5 1 6
2015 91 1 93
2016 4 1 700 705
TOTALS 32 264 50 90 143 165 135 950 600 600 700 3729

in millions of euros

2016 
Bond issue

TOTAL2011 
Bond issue

2008
Bond issue

Bilateral
Klépierre

2006
Syndicated

Loan

Bilateral
Klépierre

Part. & Fints

Klémurs
Bank Loan

Klémurs
Finance

Loan

Commercial
paper

Loans sub-
sidiaries

Overdraft

Year of repayment

Schedule of financing (amounts used):

In January 2007, Standard & Poor’s 
confirmed Klépierre’s rating of BBB+, 
but changed the outlook from “stable”
to “positive”. The rating agency assigned
to Klépierre the following guidelines:
– EBITDA/Net financial costs ≥ 2.5;
– Secured financial debt/Revalued assets 
≤ 20%;
– Net debt/Revalued assets (loan to value)
≤ 52%;
– Revalued asset group share ≥ 5 billion
euros.
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as the proportion of fixed rate debts 
after hedging in gross financial debt, 
stood at 85% at January 2, 2007.

As of December 31, 2006, the Group’s swap
contracts included:

As part of its risk management policy 
(see corresponding section), Klépierre has
underwritten swap agreements allowing 
it to pass from variable rate to fixed rate debt
or inversely. Thanks to these instruments,
Klépierre’s hedge ratio, defined 

4.16 - INTEREST-RATE HEDGING INSTRUMENTS

Klépierre 100 12.22.2008 no
Klépierre 300 12.22.2009 no
Klépierre 200 12.22.2010 no
Klépierre 500 12.22.2011 no
Klépierre 100 04.15.2012 no
Klépierre 100 07.11.2012 no
Klépierre 100 09.02.2012 no
Klépierre 200 07.10.2015 7.10.2008
Klépierre 100 07.10.2015 7.10.2008
Klécar Italia 90 12.31.2010 no
Klémurs 50 01.01.2014 1.2.2007
Klémurs 50 12.31.2014 12.31.2007

Forward start dateMaturityAmount (millions of euros)Fixed rate payer
Cash flow hedge

Klépierre 600 7.15.2011 no

Deferred departureMaturityAmount (millions of euros)Variable rate payer
Fair value hedge

Furthermore, the Italian subsidiary IGC (50%)
contracted an amortizable tunnel (maturity
date August 2009), whose notional amount
on December 31, 2006 was 9.5 million
euros. It was recorded as a trading 
instrument (change in value recognized 
in profit and loss).
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Breakdown by maturity date
At December 31, 2006, derivative instruments could be broken down by maturity date as follows:

Fair Value
At December 31, 2006, unrealized capital
gain on Klépierre’s portfolio of derivatives,
calculated as the sum of their fair value
excluding accrued interests, was 57.1 million
euros. The full coupon fair value 

is recognized on the balance sheet 
for 65.1 million under assets.
Over the period, Klépierre’s derivatives
recorded an increase in their fair value 
of 33.6 million euros.

Klépierre fixed rate payer Cash flow hedge – 100 300 200 500 300 – – 300 – 1700
– of which immediate departure swaps – 100 300 200 500 300 – – – – 1400
– of which deferred departure swaps July 2008 – – – – – – – – 300 – 300

Klépierre variable rate payer Fair value hedge – – – – 600 – – – – – 600
Klécar Italia fixed rate payer Cash flow hedge – – – 90 – – – – – – 90
Klémurs fixed rate payer Cash flow hedge – – – – – – – 100 – – 100

– of which deferred departure swaps – – – – – – – 100 – – 100
January and December 2007

IGC (tunnel) Trading – – 5 – – – – – – – 5
TOTAL – 100 305 290 1100 300 – 100 300 – 2495

in millions of euros

2016 TOTAL201520142012 2013201120102008 20092007Hedge relationship

Cash flow hedge 61,1 58,8 Equity
Fair value hedge -4 -25,2 Debts
Trading 0,0 0,0 Income statement
TOTAL 57,1 33,6

in millions of euros

Counterpart entriesFair value change
in 2006 

Clean fair value at December
31, 2006

Derivatives

4.17 - LONG-TERM AND SHORT-TERM PROVISIONS

The discounting of provisions for contingencies
and losses is considered as immaterial.

December
2006

Change 
of scope

Other 
movements

Reversals
(unused 

provision)

Reversals
(provision

used)

Allowances
for the year

December
2005  

NON CURRENT
Provisions for staff benefit schemes
– Defined benefits plan 3415 831 -36 -84 40 4166
– Medical assistance and post employment – –
– Early retirement and APE 124 -124 –
– Other long-term benefits 1241 460 -32 – 1669
Provisions for contingencies and losses 2799 1058 -387 -772 39 – 2737
TOTAL NON CURRENT PROVISIONS 7579 2349 -579 -856 39 40 8572

in thousands of euros
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4.18 - DEFERRED TAXES

The five malls held by the Italian companies
ICD, Magnolia and Novate were revalued
from an accounting and tax viewpoint 
in the individual financial statements in
exchange for the payment of a revaluation
tax of 29.8 million euros.
This book revaluation is neutralized 
in Klépierre’s consolidated accounts. 

The tax revaluation resulted in a greater 
tax value of the relevant assets 
than the consolidated value. As a result, 
the deferred tax liabilities existing 
on December 31 were restated 
for an amount of 32.7 million euros.
The Group reversed a provision of 12 million
euros for deferred tax liability.

The other net movements record the impact: 
• of the entry into the consolidated scope 
of Novodvorska Plaza for -3.6 million euros;
• earn outs on Polish, Italian and Belgian
asset acquisitions made in 2005 
for -7.3 million euros;
• restatements on hedging instruments 
for -8.4 million euros. 

Buildings -154269 35018 -4233 -123484
Other items -3855 7756 -8403 -4502
Total deferred tax liabilities -158124 42774 -12636 -127986

Buildings –
Other items 33 417 -35 -7107 26275
Total deferred tax assets 33417 -35 -7107 26275

NET POSITIONS -124707 42739 -19743 -101711
in thousands of euros

December
2006  

Other
changes

Change 
in income

December
2005  

4.19 - TAX LIABILITIES, STAFF BENEFITS AND OTHER PAYABLES

Social and tax liabilities 64813 69649 87124
Employees and similar accounts 13570 11540 9767
Social security and other agencies 3927 2807 3211
State
– Corporate income tax 35988 46253 66034
– VAT 7310 7556 7345
Other income taxes and taxes 4018 1493 767
Other liabilities 135017 115847 101025
Creditor clients 58981 50752 47200
Prepaid income 4372 1880 8870
Other liabilities 71664 63215 44955

in thousands of euros

January 2005
IFRS  

December
2005   

December
2006   

Since 2006, Klépierre SA is being audited 
by the tax authorities for financial years
2003 and 2004. The Group has funded
under the item "Corporate tax income" 
a liability of 12.9 million euros corresponding
to the notice received in December 2006 
for financial year 2003. This notice, 
linked to the adoption of the SIIC status,
is currently being contested by Klépierre.

This line item also includes the balance 
of the revaluation tax, corresponding 
to 9.8 million euros, due by Italian 
companies.
In 2006, Klépierre paid the 4th quarter 
of the exit tax liability recognized in 2003
(18.7 million euros). Advance payments
received from tenants as advance payments
for expenses are recorded in “Creditor

clients” for 58.9 million euros. 
The other liabilities are primarily comprised
of funds corresponding to the management
accounts of principals of Ségécé group 
with in return an amount equal to the cash
on the asset side of the balance sheet. 
They amount to 48.2 million euros at the
end of 2006.
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5 - NOTES TO THE FINANCIAL STATEMENTS: PROFIT & LOSS ACCOUNT

5.1 - SEGMENT INCOME STATEMENT AT 12.31.2006

Lease income 466.7 396.1 333.5
Land expense (real estate) -2.3 -2.0 -0.9
Non-recovered rental expenses -5.9 -4.0 -3.7
Building expenses (owner) -28.9 -30.1 -17.5
Net lease income 429.7 360.0 311.4
Management, administrative and related income 56.2 45.9 33.2
Other operating income 6.7 5.5 6.0
Survey and research costs -1.1 -0.8 -0.8
Payroll expense -54.3 -46.9 -38.5
Other general expenses -17.7 -15.0 -17.6
Depreciation and amortization allowance on investment property -127.6 -106.8 -89.3
Depreciation and amortization allowance on PPE -2.2 -3.5 -2.8
Provisions 0.1 -3.0 1.3
Results of operations Shopping centers 289.6 235.3 203.0
Results of sale of investment property 
and equity interest 3.5 2.6 -0.3
Profit on the sale of short-term assets 1.5 0.1 
Share in earnings of equity-method companies 0.7 0.6 0.5
SEGMENT EARNINGS SHOPPING CENTERS 295.3 238.7 203.2
Lease income 52.8 52.9 65.9
Land expenses (real estate) -0.3 -0.3 
Non-recoverable rental expenses -0.4 -1.2 -0.1
Building expenses (owner) -2.0 -2.3 -4.4
Net lease income 50.0 49.1 61.5
Management, administrative and related income 1.3 0.5 0.4
Other operating income 2.8 1.7 0.5
Survey and research costs – – –
Payroll costs -2.2 -2.1 -2.5
Other general expenses -0.9 -1.2 -2.1
Depreciation and amortization allowance on investment property -13.4 -18.5 -19.9
Depreciation and amortization allowance on PPE -0.8 -1.1 –
Provisions – -0.1 1.3
Results of operations Office property 36.7 28.2 39.2
Results of sale of investment property 
and equity interest 27.5 17.5 15.0
SEGMENT EARNINGS SHOPPING CENTERS 64.2 45.8 54.3
Corporate and share expenses -7.0 -6.3 -4.6
Profit on sale of short-term assets – – 2.1
Net dividends and provisions on non-consolidated investments -0.2 -0.2 -0.4
Net cost of debt -134.8 -112.7 -121.8
Change in the value of financial instruments – – 
Effect of discounting -1.2 -1.3 -2.5
Pre-tax earnings 216.4 163.8 130.2
Corporate income tax -22.0 -17.9 -3.9
NET INCOME OF THE CONSOLIDATED ENTITY 194.4 145.9 126.4

in millions of euros

200420052006
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5.2 - OPERATING INCOME

Lease revenues comprise all the lease 
payments from office buildings and shopping
malls together with other income similar 
to lease revenues such as parking rentals, 
termination indemnities and received entry fees.
Lease income is rental income excluding
income from entry fees and other sundry
income.
The group’s revenues comprise:
• rental income;
• and management and administration
income received by the service provider 
companies.

The other operating income comprise 
re-invoicing of works to tenants and sundry
income.
At December 31, 2006 the amount of lease
income stood at €510.9 million of which
458.1 for shopping centers and 52.8 million
for office buildings.

Lease income from Klépierre shopping 
centers increased by 17.3% in relation 
to December 31, 2005. The portion 
generated by outside France represents
49.3% compared to 46.4% at December 31,
2005.

The 67.5 million euros increase in lease
income from Shopping centers was mainly
driven by the 13.2% external growth, i.e.,
51.9 million euros. External growth was due
to acquisitions made in 2005 and especially
in Poland for 11.3 million euros, in France 
for 8.2 million, in Italy for 16.0 million euros
(of which 9.9 million euros on the new
Assago center) and in Belgium with the
Louvain-la-Neuve center for 7.4 million euros.
The 2006 acquisitions generated 9.0 million
euros of lease income mainly thanks 
to the contribution of the new Valenciennes
center.
Office buildings generated 52.8 million euros
of lease income at December 31, 2006. 
They are almost stable compared to the lease
income of 52.9 million of 2005 despite 
the disposals in 2005 and early 2006.

Shopping center fees from the activities 
carried out by Ségécé and its subsidiaries 
in third-party management and development
reached 57.5 million euros, up by 24% 
compared to December 31, 2005. 
This increase can be primarily explained 
by the 100% consolidation of Ségécé Italia
(PSG) early January 2006 and PCM Hungary
early July 2005.

Shopping centers 458.1 56.2 514.5
France 232.3 41.0 273.3
Italy 73.9 5.3 79.2
Spain 59.8 6.4 66.2
Hungary 29.5 0.8 30.3
Poland 19.7 0.2 19.9
Belgium 12.2 – 12.2
Portugal 11.6 1.9 13.5
Czech Republic 11.6 0.6 12.2
Greece 6.1 0.2 6.3
Other 1.4 – 1.4
Office property 52.8 1.3 54.1
TOTAL 510.9 57.5 568.4

in millions of euros

TOTALManagement
income

Rental
incomeAnalysis of revenues by geographical area
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5.3 - OPERATING EXPENSES

Land expenses correspond to amortizations
and fees on construction lease.
Non-recovered rental expenses 
are mainly from expenses on vacant 
premises.

Building expenses are posted net 
of re-invoicing to tenants and only include 
the amounts at the owner’s expense.

OPERATING EXPENSES (excluding Corporate activities) -39884 -39915 -26074
Land expenses (real estate) -2598 -2296 -910
– Office property activities -342 -290
– Shopping center activities -2256 -2006
Non recovered rental expenses -6296 -5240 -3772
– Office property activities -428 -1221
– Shopping center activities -5868 -4019 -3772
Building expenses -30990 -32379 -21392
– Office property activities -2151 -2270 -3935
– Shopping center activities -28839 -30109 -17457
DEPRECIATION AND AMORTIZATION ALLOWANCE -144094 -130122 -112257
Depreciation and amortization allowance on property -140968 -125535 -109267
Depreciation and amortization allowance on PPE -3126 -4587 -2990
TOTAL -183978 -170037 -138331

in thousands of euros

200420052006

Allowances for the depreciations 
and amortization of property increased by 15.4
million euros compared to December 31, 2005.
This evolution comes from:
• the Increase of the portfolio with the Polish
centers (6.8 million euros), the Louvain-la-
Neuve center (4.5 million euros), the Italian
acquisitions (3.9 million euros) and several
other malls for a total of 3 million euros;
• the disposal of office buildings in 2005 
and 2006, which generate a 3.1 million euros
decrease in allowances to amortization;
• the net allowances to depreciation,
amounting to 5.8 million euros which mainly
correspond to provisions on shopping centers
located in Poland and in the Czech Republic.

5.4 - INCOME/LOSS FROM THE SALE 

OF INVESTMENT PROPERTY 

AND EQUITY INTERESTS

Klépierre sold four offices for a total amount
of €112.6 million. The most significant 
capital gains concern the “Les Ellipses” 
building located at Saint-Maurice 
for 10.1 million euros and the Front de Paris
building for 16.9 million euros. Six shopping
centers were also sold in 2006 generating
income of 8.1 million euros and a capital
gain of 1.5 million euros.
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5.5 - COST OF NET DEBT

The cost of net debt rose to 134.8 million
euros at December 31, 2006 versus 
112.7 million euros at December 31, 2005
reflecting the increase in debt for the period.
It comprises the items below: 

The main changes are:
• the increase in interests on bond issues
(+24.3 million euros) follows the issue, 
in March 2006, of a new bond loan 
of 700 million euros;
• the 5.6 million euros increase of interests
on loans from credit institutions is the result
of the increase in short-term interest rates 
on which most debts are indexed;
• the interest amounts exchanged on swaps
change favourably: fixed rate payer swaps
played their hedging role against 
the increase of interest rates, and allowed 
the replacement of the net interest expense

of 2005 (-2.2 million euros) by a net gain 
of 3.2 million in 2006.
The “transfer of financial expenses” item 
of 5.9 million euros corresponds to fees 
and commissions linked to the set up in 2006
of a new bond issue, a new syndicated loan
as well as the bank loan of Klémurs.

Financial income
Gains from the sale of investment securities 1217 1033 951
Net interest gain on Swaps 3211 – –
Spreading of cash payments – – –
Interets on loans to group and associates 8326 4004 4441
Sundry interests received 513 1128 1299
Other revenues and financial gains 1661 1035 658
Currency translation gains 1099 6640 4894
TOTAL 16027 13840 12243

Financial expenses
Interests on bond issues -89873 -65644 -49639
Interests on loans from credit institutions -48849 -43199 -37809
Other bank interests -1835 -1400 -1155
Net interest expense on Swaps – -2228 -24553
Spreading of Swap cash payments 516 -591 –
Cash payment on cancelled Swaps – – -136589
Interets on loans to group and associates -5330 -5343 -7545
Other financial expenses -10707 -6189 -6763
Transfer of financial expenses 5907 4902 138274
Currency translation losses -662 -6819 -4541
Allowances for amortization of borrowing issue costs – – -2858
Allowances for amortization of reimbursement premiums – – -763
Allowances to provisions for other long-term financial assets – -29 –
TOTAL -150833 -126540 -133941

COST OF NET DEBT -134806 -112700 -121698
in thousands of euros

200420052006
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5.6 - INCOME TAX

Klépierre distinguishes three income tax sectors:
• the SIIC segment that includes Klépierre
and all eligible French real-estate affiliates.
Some of these companies have elected 
for the common law tax status;
• companies incorporated under French law;
• foreign affiliates.

The tax expense for 2006 represents 
22 million euros:
Expense on the SIIC segment, i.e., 
5.9 million euros, analyzed as follows:
• a 3.7 million euro expense on the 
segment’s taxable earnings. These earnings 
are mainly connected to the financial 
business of the relevant companies;
• an expense of 1.2 million euros of deferred
taxes mainly calculated on the cash payment
and the capitalizations of deficits;
• a tax expense due to the tax audits 
of 12.9 million euros;
• deferred tax reversal of 12 million euros.

Other French payments not dependent
on the SIIC segment records an expense
of 5 million euros:
• 3.1 million euros for the limited partners 
of Ségécé and Klécar Europe Sud;
• 1.6 million euros representing the income
expense actually due for the period 
by the entities in the segment;
• 0.3 million euros are gains from 
the capitalization of deficits and changes 
in deferred taxes on retirements.

The tax expense of foreign subsidiaries,
i.e., 11.1 million euros is comprised of:
• 13.7 million euros of current tax, in Italy
(8.1 million euros), in the Czech Republic
(1.6 million euros), in Hungary (1.3 million
euros), in Portugal (1.2 million euros) 
and in Spain (1.0 million euros);
• net income of 2.8 million euros
on the restatement of the revaluation 
of a number of Italian assets. This amount

includes, first, a revaluation tax expense 
of 29.8 million euros in the Italian companies
ICD, Magnolia and Novate, secondly, 
a deferred tax gain of 32.6 million euros
from the reversal of inventories for provisions
for deferred tax liabilities funded on these
assets at December 31, 2005;
• 5.9 million euros of deferred tax expense
calculated, primarily on amortization
allowances restated according 
to the component-based method;
• 4.9 million euros of deferred tax income 
on local timing differences;
• 0.7 million euros of income from 
the capitalization of tax deficits.

Current tax -64756 -26464 -16518
Deferred tax 42740 8555 12645
TOTAL -22016 -17909 -3873

in thousands of euros

200420052006

TotalTaxable 
earnings

Tax free 
earningsReconciliation of theoretical and actual income tax expenses at December 31, 2006 

TotalForeign 
companies

Non SIIC 
sector 
France

SIIC sector

Pre-tax income and income from equity-method companies 98358 18867 117225 60420 38 167 215 812
THEORETICAL TAX EXPENSE AT 34.43% -33865 -6496 -40361 -20802 -13 141 -74 303
Tax free sector
Exit taxes and cancellation of provisions for deferred taxes – –
SIIC sector tax free earnings 33865 33865 33 865
Taxable sectors
Impact of permanent differences – 16229 -1 042 15 187
Restatements of tax free consolidations – -2583 80 -2 503
Effects of non-capitalized deficits – -927 -1 573 -2 500
Recognition of non-capitalized deficits – 2227 570 2797
Exit tax on long-term capital gain special reserve – –
Change in tax status – –
Discounting of deferred tax after restructuring – 682 35 581 36 263
Discounting of rates and other taxes 637 637 94 -32 410 -31 679
Rate differences outside France – – 858 858
ACTUAL TAX EXPENSE 637 -6496 -5859 -5080 -11 077 -22 016

in thousands of euros
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Ordinary deficits are capitalized if their recovery is deemed probable:

RemarksNon capital-
ized amounts
at 12.31.2006

Amounts 
capitalized 

at 12.31.2006 

Capitalizable
amounts 

at 12.31.2006

Inventory of
ordinary deficits

12.31.2006

Applicable
tax rate

Portugal Deficits deferrable over 6 years
Finascente 27.50% -23 6 6 0
H1 (French company) 34.43% -4204 1447 1448 -0.2 Probable restructuring
H3 (French company) 34.43% -698 240 240 0
Spain – Deficits deferrable over 15 years
Klécar Foncier Iberica 32.50% -8811 2864 2863 0
Klécar Foncier España 32.50% -13371 4346 3609 737 Non-capitalized deficits prior to consolidation
Vinaza 32.50% -1500 488 487 0
Vallecas 32.50% -12046 3915 3914 0
Belgium – Unlimited deferral of ordinary deficits
Cinémas Louvain-la-Neuve 34.00% -2181 742 742 0
Coimbra 34.00% -4368 1485 1485 0
Foncière Louvain-la-Neuve 34.00% -4623 1572 – 1572 Non capitalized tax deficits
Place de l’Accueil 34.00% -133 45 45 - 0.4
Hungary – Unlimited deferral of ordinary deficits
Klépierre Part. et Fin. (French company) 34.43% -642 221 1183 -962
Foncières hongroises 16.00% -16448 2632 2631 0
Czech Republic
AMC Prague 24.00% - 69 17 16 0
Greece – Deficits to be carried forward over 5 years
Ségécé Hellas 25.00% – – –
KFM 25.00% -1019 255 255 –
Patras 25.00% -635 159 159 –
Efkarpia 25.00% -125 31 31 – 
Athinon 25.00% -563 141 141 –
Italy – Ordinary deficits deferrable over

5 years for the first 3 years
indefinitely deferrable

Assago 37.25% -760 283 283 –
Klefin 33.00% -5823 1922 1922 - 0.3
Serravalle 37.25% -515 192 192 –
Galleria Commerciale Klépierre 37.25% -911 339 339 0
Collegno 37.25% -2717 1012 1012 0
Poland – Deficits deferrable over 5 years
Foncières polonaises 19.00% -2381 452 446 –
Holdings polonaises 19.00% – – –
PCMP 19.00% -702 133 147 –
Netherlands –
Capucines BV 29.50% -1659 489 – 489 Holding: tax free dividends 

and gains from sale of securities
France – Unlimited deferral of ordinary deficits
Kléber La Pérouse 34.43% -1850 637 637 - 0.04
TOTAL -88777 26064 24234 1837

in thousands of euros

Entities
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Gross position(variable rate debts and short-term debts) 1529 15.3
– Investment securities -52 -0.5
NET POSITION BEFORE HEDGING 1477 14.8

in millions of euros

Change in financial
expenses caused 
by a 1% increase 
in interest rates

Amount

Interest rate position before hedging

Gross position before hedging 1529 15.3
– Net hedge -890 -8.9
Gross position after hedging 639 6.4
– Investment securities -52 -0.5
NET POSITION AFTER HEDGING 587 5.9

in millions of euros

Change in financial
expenses caused 
by a 1% increase 
in interest rates

Amount

Interest rate position after hedging

(40% of debt on December 31, 2006, before 
hedging): it includes the bank loans (standard
or mortgage), drawdowns from syndicated
loans, commercial paper and the use 
of authorized overdrafts.

IDENTIFIED RISK
An increase of an interest rate on which 
the variable rate debts are indexed 
(Euribor 3 months primarily) could lead 
to an increase in future interest rate expense.

EVALUATION OF EXPOSURE
The tables below enable a comparison 
of the exposure of Klépierre to changes
in interest rate changes before and after

hedging.

Klépierre is attentive to the management 
of the financial risks inherent in its activity
and in the financial instruments that it uses.
The group identifies and regularly evaluates
its exposure to the different sources of risks
(rate, liquidity, foreign exchange, 
counterparty, stocks) and defines the applicable 
management policies, where appropriate.

6.1 - INTEREST RATE RISKS

A) Cash Flow Hedge interest rate risk

RECURRENCE OF FLOATING RATE 
FINANCING REQUIREMENT
Variable rate debts structurally represent 
a significant portion of the group’s debt

6 - RISK EXPOSURE AND HEDGING STRATEGY

Financial debt after hedging breaks down as follows:

Average cost of
projected debt

RateAmount
Total gross financial debts

Variable portionRateAmount
Variable rate debts

Fixed portionRateAmount
Fixed rate debts

12.31.2004 2146 4.41% 77% 648 2.82% 23% 2794 4.04% 4.17%
12.31.2005 2434 4.30% 74% 851 3.00% 26% 3285 3.96% 4.09%
12.31.2006 3159 * 4.22% 85% 570 4.27% 15% 3729 4.23% 4.28%
* Including Klémurs swap of 50 million euros starting from January 2, 2007. in millions of euros

The rates above are calculated, for the variable portion, on the basis of the market rates as of December 31, 2006. They do not include non-utilization commissions, 
spread of cash payments on swaps and spread of loan premiums and costs (hence the variance between the weighted average rate and the average cost of the projected debt).
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HEDGING STRATEGY
Klépierre has set itself a target hedging ratio 
of approximately 70%. This rate is defined 
as the proportion of fixed rate debts (after
hedging) in gross financial debts. As shown 
by the table above, it was 85% on January 2,
2007, given that Klépierre took advantage 
of the particularly low interest rate environment 
to anticipate its hedging requirements.
To reach its target level, Klépierre primarily 
uses swap agreements, enabling the fixing 
of variable rate financing rates or inversely 
to convert fixed rate financings into variable
rate financing. 
Klépierre could also use Cash Flow Hedges 
by limiting the possible variations of the reference
index, for example by buying a cap on this index.
Considering its strategy and investment 
program, Klépierre is structurally a borrower;
the current financing plan states a debt increase
of 200 to 300 million euros on average in 
coming years. Since the group does not seek 
to reduce the proportion of its short-term debt,
it is therefore highly probable that the short-term
variable rate loans will be renewed in the medium
term. That is why the Klépierre’s hedging strategy
concerns both the long-term and short-term
parts of its indebtedness.
Generally, the term of the hedging instrument
can exceed that of hedged debts on condition
that Klépierre’s financing plan underlines the
highly probable aspect of renewing these debts.

B) Fair Value Hedge interest rate risk

DESCRIPTION OF FIXED RATE INDEBTEDNESS
Today, Klépierre’s fixed rate indebtedness 
corresponds to its bond issues and two 
bilateral bank loans subscribed in 2004 
by Klépierre and Klépierre Participations 
et Financements. 
The principal sources of fixed rate additional
debt may come from resorting again 
to the bond market or the convertible bonds
and other “equity-linked” products.

IDENTIFIED RISK
On its fixed rate indebtedness, Klépierre 
is exposed to the fluctuations of risk-free
market interest rates, in so far as the fair
value of fixed rate debts increases when 
the rates fall and inversely.
Furthermore, Klépierre may be in a position
to know, at a given date, that it should raise
the fixed rate debt at a later date 
(e.g.: scheduled acquisition). It would then 
be exposed to the risk of interest rate change
before setting up the loan. Klépierre could
then envisage hedging this risk – considered
as a “cash flow hedge” risk under IFRS.

EVALUATION OF EXPOSURE 
RISK AND HEDGING STRATEGY
As of December 31, 2006, debts subscribed
at a fixed rate represent 2 219 million euros
before hedging.
The “Fair Value Hedge” strategy is calibrated
to reflect the objective of the overall hedge
ratio. It is also based on the use of interest
rate swaps enabling the replacement of fixed
rate payments by variable rate payments. 
The “credit margin” component is not
hedged.

The duration of the “Fair Value Hedge”
hedging instruments is never higher than the
duration of the hedged debt, since Klépierre

wishes to obtain a very strong “efficiency”
within the definition of IAS 32/39.

C) Investment securities
As of December 31, 2006, the Klépierre’s
investment securities represented 
52.1 million euros.
They are comprised of money market 
open-end and mutual funds or SICAV-FCP 
in France, certificates of deposits in Italy 
for 6.2 million euros (one month maturity)
and Spanish treasury bills for 2.7 million
euros (maturity within one week).
These investments expose Klépierre 
to a moderate interest rate risk given 
their temporary nature (cash investments)
and the amounts involved.

D) Fair value of financial assets 
and liabilities
Under IFRS, financial debts are posted 
in the balance sheet at amortized cost 
and not at fair value.
The table below enables a comparison 
of the fair values of debts and their face
value. Fair values are drawn up according 
to the following principles:
• variable rate bank debts: fair value equal 
to the nominal amount, unless major credit
event not impacted on the financial 
conditions of the debt;
• fixed rate bank debts: fair value 
calculated on the basis of the equal 
to the nominal amount, unless major 
credit event not impacted on the financial
conditions of the debt;
• bond issues (and convertible where 
applicable): utilization of market 
quotations if they are available, 
fair value calculated on the basis 
of rate changes and credit margin 
in the contrary case.

Fixed rate bond issues 1900 1898
Fixed rate bank loans and finance leases 319 310
Floating rate bank loans 1510 1510
TOTAL 3729 3718

in millions of euros

Fair valueNominal valuesFinancing at December 31, 2006
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Derivative instruments are posted in 
the balance sheet at their fair value. 
On the asset side, non-consolidated securities
are classified in the category of securities
“available for sale” and are therefore 
valued at their fair value. Given the activity
of the concerned companies, it is estimated
that the net book value is close to the fair
value.

E) Measurements and resources 
for managing rate risks
Given the importance of its rate risk
management for Klépierre, general 
management is involved in any decision
concerning the hedging portfolio. 
The Financial Division has IT tools enabling
it first to track market place trends in real
time, and second to calculate the market
values of its financial instruments including
derivative instruments. 

6.2 - LIQUIDITY RISK

Klépierre focuses on refinancing its long-term
activity and diversifying maturity dates 
and the group’s financing sources, 
so as to facilitate renewals.
Accordingly, bond issues represented 52% 
of financial debts at December 31, 2006,
the duration of the debt was brought from
3 years at December 31, 2005, to 5.9
years at December 31, 2006, and bank
debt is spread out in different products
(syndicated loans, mortgage loans, etc.)
and various international scale counterparties.
Outstanding commercial paper 
(representing the bulk of short-term
financing) never exceeds the amount 
of the club deal “back-up” line with several
banks and which would enable immediate
refinancing of this outstanding 
in the event of renewal difficulty 
on this market.
Additionally, Klépierre had €508 million 
of unutilized credit lines (including bank 

overdrafts) on December 31, 2006. 
Generally, access to the financing 
of real-estate companies is facilitated
by the security received by lenders 
from their property assets. 
Some Klépierre financings (club deals,
bond issues) come with financial
covenants which must be complied with
under pain of the application of an early
payability clause (see. also the note 
on financial liabilities). These agreements
concern ratios which follow up 
is standard for property professionals 
and the imposed constraints 
that leave sufficient flexibility 
to Klépierre to keep the liquidity risk low.

The bond issues (€1 900 million) include 
a bearer option, giving bondholders 
the possibility of requesting early repayment
in case of a change of control that would
change Klépierre’s rating into “non-investment
grade”. Apart from this clause, no financial
agreement refers to the rating conferred 
to Klépierre by Standard & Poor’s.

6.3 - CURRENCY RISKS

Klépierre’s business is mainly located in 
the Euro zone. As of December 31, 2006,
the exceptions were the Czech Republic,
Slovakia, Hungary and Poland.
In these countries, to date, the currency risk
was not considered sufficiently important 
to be hedged by derivative instruments.
As acquisitions and their financing are carried
out in euros, currency risk mainly concerned
the commercial activity of subsidiaries.
Generally, rents are invoiced to lessees 
in euro with the conversion into local 
currency on the invoicing date. 

Loan To Value ≤ 52% 41.7%
EBITDA/FFI ≥ 2.5 3.4
Secured debts/ 2.6%
Revalued assets

1800
≤ 20%

Default case

Group share of 
revalued assets ≥ 5Md€ 8.1Md€

Secured debts/NAV 1900 ≤ 50% Default case 5.2%

Principal 
covenants

Maximum amount 
of relevant financing

(Millions of euros)

Contractual limit Impact 
of non compliance

Level on 
12.31.2006

}



Lessees have the choice of paying their rents
in local currency or in euro (or in dollars 
for some minority leases). Currency risk 
is therefore limited to the variance, if any,
between the invoiced rent and the collected
rent when the currency depreciates versus
euro between the invoice date and the actual
payment in local currency by the lessee. 
At the same time, Klépierre makes sure 
that lease payments from tenants do not 
represent an overly large portion of their 
revenues so as to avoid, in case of a sharp
increase in the value of the euro, 
a deterioration of their financial situation
which could increase the risk of default 
payments for Klépierre.

6.4 - COUNTERPARTY RISK

Counterparty risk is limited by the fact 
that Klépierre is structurally a borrower. 
It only concerns investments carried out 
by the group and the group’s counterparties 
in derivative product transactions.

Counterparty risk 
on investment securities 
Counterparty risk on investments is limited 
by the type of products used:
• UCITS managed by recognized firms, 
and therefore concerning diversified signatures;
• government loans from countries where
Klépierre is present (in the form 
of repurchase agreement);
• occasionally, certificates of deposit issued
by leading banks.

Counterparty risk 
on hedging instruments 
Klépierre gets involved in derivative 
instrument transactions only with world-class
financial firms. Today, all swap contracts have
a “AA” counterparty rating. In any case, 
the group would not accept to deal 
with a firm rated lower than A- by S&P 
or an equivalent agency.

6.5 - EQUITY RISK

As of December 31, 2006, the stock 
of treasury shares held by Klépierre 
was 395 821 shares, whose acquisitions
value (€30.8 million) is deducted from equity.
This inventory is allocated as follows:
• 25 467 stocks in the context of the liquidity
agreement for regulating its share market
price;
• 32 598 shares under the stock-options
plans set up for Klépierre group employees 
as decided by the Executive Board 
on June 14, 1999;
• 195 000 shares under the stock-options
plan set up for Klépierre group employees 
as decided by the Executive Board 
on May 30, 2006;
• 142 756 shares under upcoming 
stock-option plans.
A 10% drop of Klépierre’s share compared
to the closing rate at December 31, 2006
would have no impact on the Group’s results,
given that the value of those shares is clearly
less than the stock market price on that date
in the balance sheet. 
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or a sale before completion contract 
(payment guaranteed by the buyer 
and completion guaranteed 
by the developer).

Purchase commitments
Purchase commitments primarily correspond
to acquisition subject to conditions precedent
of securities of companies pertaining to 
shopping centers in Poland and the Czech
Republic for €216.3 million, a preliminary 
purchase agreement, 109.6 million euros, 
for 100% of the equity interests of Progest, 
as well as financial stakes in various real estate
companies, and a preliminary purchase 
contract for the construction of the Vallecas
(Madrid) center for 115.6 million euros.
The price paid for Sadyba, in the context 
of the Polish acquisitions realized in 2005, 
is subject to an earn out clause Klépierre does
not fully own the land for the center but holds
a lease set to expire on July 31, 2021. 
An earn-out will be paid to the seller if he
obtains an extension of the lease or full ownership
within a period of 10 years as from July 2005.

As the probability of the lease being extended
or full ownership being obtained cannot 
be measured, this earn out was not booked. 

Unutilized confirmed credit lines
At December 31, 2006, Klépierre had 
€508 million of unutilized credit lines 
comprising the following:
• €467 million of confirmed lines:
– €250 million of credit lines available 
on the syndicated loan set up in 2006;
– €210 million of possible commercial 
paper issuance (variance between 
the amount of the back-up line 
and the outstanding issued paper);
– €7 million of credit lines available 
on the credit set up by Klémurs 
in 2006.
• €41 million authorized under 
a partially used overdraft.

Other guarantees received
In the context of Vallecas, Klépierre has 
a security deposit of €110 million euros 
in the event of failure of the Madrid
Municipal authority to obtain a building 
permit.
To our knowledge, there is no omission 
of a material off-balance sheet commitment
or which could become in the future 
according to applicable accounting standards.

7.1 - RECIPROCAL COMMITMENTS 

Reciprocal commitments correspond 
to reciprocal guarantees in the context 
of a real-estate development contract 

7.2 - COMMITMENTS GIVEN AND RECEIVED

7 - FINANCING AND GUARANTEE COMMITMENTS 

Guarantee under a property development contract or a sale before completion 192512 79324 66606
TOTAL 192512 79324 66606

in thousands of euros

December  
2004

December 
2005

December 
2006

Commitments given
– Guarantees on loans granted to employees 8910 6687 6785
– Guarantees, deposits and mortgages 8273 7159 1677
– Purchase commitments 568886 562462 450498
TOTAL 586069 576308 458960
Commitments received
– Guarantees received as guarantee 
for property management activity and transactions 120340 120340 75310
– Sale commitments 58875 52484 –
– Deposits received from tenants 53638 46780 27791
– Other guarantees received 109838 112956 85619
– Unutilized confirmed credit lines 467000 306757 167408
TOTAL 809691 639317 356128

in thousands of euros

December  
2004

December 
2005

December 
2006



7.3 - GUARANTEES

Guaranteed debts mainly include:
• mortgage on the shopping centers owned
by Klécar Italia to hedge a 119.7 million
euros bank loan;
• security deposit given by Klépierre to hedge
the 165 million euros debt of Klépierre
Participations et Financement.

Generally, the group finances its assets 
by equity or debts contracted by the parent
without pledging these assets.

The details of debts secured by pledges are as follows: 

Lastly, a mortgage was given for the loans
subscribed by IGC in 1997 and fully repaid 
to date and which is in the process of being
released (Klépierre’s share: €38 million).

7.4 - SHAREHOLDERS’ AGREEMENTS

Shareholders’ agreement concerning
Klécar France, Klécar Europe Sud,
Solorec and Klécar Participations Italia
The partners’ agreements binding Klépierre
and CNP Assurances and Ecureuil Vie were
amended by rider signed on December 30,
2004 in order to cancel the liquidity commitments
of Klépierre towards its partners.
The agreement provides for the usual minority
protections: pre-emptive share right, joint exit
right, decision process in case of investment 
or disinvestment. Furthermore, in each of 
the agreements, two clauses were planned:

• one in favour of Klépierre: obligation 
of minorities to exit at the request 
of Klépierre in the event of the sale 
of Klécar’s assets to a third party;
• the other in favour of minorities: process
enabling the latter, in 2011, 2016 and 2017
for Italian companies and 2010, 2014 
and 2015 for the other malls to consider 
different exit scenarios:
– assets sharing or sale,
– outright purchase by Klépierre of minority
securities (no obligation for Klépierre),
– sale to a third party with payment 
of a discount by Klépierre if the offer 
is less than the Revalued Net Asset.

Agreement signed with AXA France Vie
in case of disposal of equity shares 
constituting Ségécé’s capital 
The following provisions apply to share 
disposals that would not be considered 
as free disposals and grant Axa France Vie
the advantages below:
• the obligation for Klépierre to buy from
Axa France Vie the total number of equity
shares that it holds in Ségécé in so far as 
a sale proposed by Axa France Vie would 
not be approved in accordance with article 8
of the bylaws of Ségécé;
• indemnification of the amount 
of the registration fees at a rate of 4.80%
which Axa France Vie might have to pay 
in case of the sale of its equity shares.
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Guaranteed debts 386424 619319 425810
TOTAL 386424 619319 425810

in thousands of euros

December 
2004

December 
2005

December 
2006

On property, plant & equipment 450400
Novate 30559
– Metropoli 61975 04.16.1999 12.15.2013 81320
– Vignate 28000 12.15.2003 10.15.2016 58267
Immobiliare Magnolia 5758 20789 09.08.1999 07.15.2011 22297

04.18.2003 01.15.2018
ICD 11310 43382 06.30.1996 05.11.2011 79964
Klécar Italia 116398 331500 06.25.2003 06.25.2015 208552
On long-term financial assets 0
TOTAL 450400

in thousands of euros

Social NBV 
of pledged

assets

Plege 
expiry date

Pledge 
start date

Mortgage
amount

Loan 
amount 

at 12.31.2006



7.5 - COMMITMENTS ON OPERATING 

LEASES - LESSORS

General description 
of the main clauses of the lessor’s lease
agreement

A) Shopping centers 
The agreement stipulates rental terms 
ranging from 5 years in Spain to 12 years 
in France (with three 3-year periods), Italy 
offering a mixed system of 5 to 12 years. 
The terms for fixing and indexing rents 
are determined contractually.
Indexing allows re-pricing of the guaranteed
minimum rent, by the application 
of a country-specific index.

Indexing specific to each country
In France, the applicable index used is 
the ICC, the reference construction cost, 
published each quarter The index retained
and applied corresponds that 
of the “anniversary” quarter of the lease. 
The ICC for the second quarter of each year 
(published in October) applies to about 
70% of leases in Klépierre’s rental property 
in France.
In Spain, the consumer price index (IPC) 
is recorded annually every January 1.
In Italy, the system is based on the consumer
price indices for working class and junior
management (excluding tobacco) households
(ISTAT). But implementing indexing is more
complex: depending on the leases, we either
apply the ISTAT at 75%, or the reference 
segment index at 100%.
In Portugal, the retained index is the 
consumer price excluding property (IPC).
The Consumer Price Index (CPI) is applied 
in Greece.

In central Europe, the IPCUM index, 
published by Eurostat, is based 
on the consumer price of all countries 
of the European monetary union.

Guaranteed minimal rent and variable rent
Appraised yearly, the rent corresponds 
to a percentage of the revenues earned 
by the lessee during the civil year under 
consideration. The applied rates differ
depending on the activity carried out. 
This binary rent (fixed + variable) cannot 
be less than the minimum guaranteed rent
(MGR). The MGR is re-priced every year with
the indexing rate. 
The variable rent corresponds to the 
variance between the percentage of 
the revenues as fixed in the lease and 
the minimum guaranteed rent after indexing.
At the renewal of the lease, all or part 
of the variable rent is consolidated 
in the MGR. 
For example, the variable rent is often
reduced to zero at the end of the lease
(every 5 to 12 years, as the case may be).
Each year, it is also reduced by the 
progression of LMG in the application 
of the indexing.
The variable rent clause which is mainly
found in the leases of historic French and
Italian assets, has been gradually included
in other leases whenever they come up 
for renewal or renegotiation.

B) Office buildings
100% of Klépierre’s property assets are 
located in France and therefore governed 
by French law.

For commercial activities the following
apply: Articles L. 145-1 to L. 145-60 
of the Commercial code and the non 
codified articles of n° 53-960 
of September 30, 1953 (the “bylaw”). 
A certain number of these clauses are 
in the public domain. For example: 
the contracts cannot be shorter 
than 9 years (regarding the lessor’s 
commitment), the right to renewal, 
the formal conditions to comply with 
in the event of cancellation, leave, renewal, 
and eviction, etc.

Very exceptionally, leases exempted 
from the status, by no more than two years 
can be made compliant. 
The term of the lease is often 9 years, 
only the lessee can terminate it at the end 
of each three year period by sending 
a six-month prior notice by extrajudicial act.
The parties may be exempted from 
this clause of three-year termination. 
The rent is usually paid every quarter, 
at the start of the period and is annually 
and totally indexed on the INSEE construction
cost index. The rent may be progressive 
or gradual and may include franchises but
whatever the case, determined when 
the lease is signed and for the entire 
term (apart from riders during the lease). 
All expenses including property taxes 
and taxes on offices, are generally 
at the lessee’s expense, apart from the works
regulated by article 606 of the Civil code
which are usually at the lessor's expense.

For professionals (lawyers, chartered
accountants, architects, etc.): the status
does not apply. After a minimum duration 
of six year, the lessee can leave at any time
by giving six months prior notice. These
agreements are not renewable. The other
conditions are based more closely on 
the provisions of commercial leases.

Total amount of conditional rents 
posted in income
The conditional rent refers to the part 
of payments made for renting whose amount 
is not fixed but which is established on 
the basis of a factor other than lapsed time 
(e.g. percentage of revenues, degree 
of utilization, price indices, market interest
rate). Under the lease, minimum payments
refer to the payments which the lessee is, 
or can be, required to make during the term
of the lease, excluding the conditional rent, 
the cost of services and taxes to be paid 
or refunded to the lessor. 

_consolidated financial statementsFinancial report 

130

Klépierre_Financial report 2006 



At December 31, 2006, the accumulated
minimal future rents receivable 
pursuant to the non-cancelable operating
lease agreements were as follows:

7.6 - COMMITMENTS ON LEASES 

AGREEMENTS - FINANCING

Klépierre has a finance lease agreement 
for the office space located in Lille, rue
Nationale. This contract is valid for 18 years
until July 31, 2009. On the expiration date
of the treaty term of the finance lease, 

the lessee may elect to buy the building 
at his discretion. The reconciliation between
the minimal future payments under the lease
agreement – financing and the discounted
value of the net minimal payments pursuant
to the leases are presented as follows:

7.7 – HOLDING COMMITMENTS

The buildings or finance leases acquired 
during the Buffalo Grill transaction are 
placed under the tax plan of Article 210 E 
of the French General Tax Code and the buildings
are protected by a preservation commitment
during five years as from their acquisition.
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Less than one year 500411
Between 1 and 5 years 919170
More than 5 years 319495
TOTAL 1739076

in thousands of euros

December 2006

Less than one year 427 226
Between one and five years 746 459
More than five years
Total minimal payments for the lease 1173 685
Less amounts representing financial expenses -488
DISCOUNTED VALUES OF MINIMUM PAYMENTS FOR THE LEASE 685 685

in thousands of euros

discounted value
of payments

Minimal 
payments

December 2006
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8.1 - PAYROLL EXPENSES

The amount of payroll expenses amounted 
to 59.9 million euros at December 31, 2006. 
Fixed and variable salaries and wages,
together with incentives and profit sharing,
totalled 43.9 million euros, expenses related
to retirement indemnities, retirement 
expenses and other staff benefit expenses 
at 15.1 million euros, and income tax, taxes
and similar payments at 0.9 million euros.
The Group had a total of 1 032 employees 
at December 31, 2006.

8.2 - RETIREMENT COMMITMENTS

• Post-employment plans with defined
contributions
In France, the Klépierre group contributes 
to different national and inter-professional
basic and supplementary pension bodies. 
• Fixed benefits post-employment plans
The fixed benefit plans existing in France 
and in Italy are subject to independent 
actuarial assessments according to 
theprojected unit credit methods in order 
to determine the expense corresponding 
to the rights acquired by employees 
and the outstanding benefits to be paid to
pre-retirees and retirees. The demographical
and financial assumptions used to estimate
the discounted value of the commitments
and the hedging assets for these plans take
into consideration the economic conditions
specific to the monetary zone under 
consideration. The fraction of actuarial 
variances to be amortized, after application
of the conventional limit of 10% (corridor
method) is calculated separately 
for each defined-benefit plan.
The provisions funded for fixed-benefit 
post-employment plans amounted 
to 4.2 million euros at December 31, 2006.
Klépierre has set up supplementary 
retirement plans by corporate agreement.
Under the supplementary plans, employee
beneficiaries will receive at the time 
of their retirement, additional income 
to their pensions (where applicable) paid 
by the national plans, according to the kind
of plan they are entitled to.

In addition, the Group's staff benefits 
from treaty or contractual personal protection
plans in various forms such as retirement 
gratuities.
In Italy, the applicable plan in Ségécé Italia
and Effe Kappa is a ”Trattamento di Fine
Rapporto” (TFR) type of plan. The amount
due by the employer at the termination 
of the employment contract (resignation, 
dismissal, retirement) is calculated 
by the application of an annual coefficient
for each year worked without this amount
exceeding a certain threshold. 
As the corresponding liability is certain, 
it can be posted under other debts 
and not as a provision for contingencies. 
In Spain, a provision for retirement 
commitments can be funded in the case 
of a special clause in the collective 
agreement, but the staff of Spanish 
subsidiaries of the Klépierre group 
is not concerned.
The existing commitments for post-
employment medical assistance plans 
are valued by using the evolution 
assumptions for medical costs. 
These assumptions, based on historic 
observations, take into account the estimated
future changes in the cost of medical services
resulting both from the cost of medical 
benefits and inflation.

• Reconciliation between the assets and liabilities posted on the balance sheet 

8 - COMPENSATIONS AND EMPLOYEE BENEFITS

Obligations surplus on the assets of financed plans 4422
Gross discounted value of obligations wholly or partly financed by assets 8036
Fair value of the plans assets -3 814
Discounted value of non-financed assets 4222
Yet to be recognized costs in application of IAS 19
Cost past services -29
Actuarial gains and losses -27
Net obligation booked in balance sheet for defined-benefit plans 4166

in thousands of euros

December 31, 2006



8.3 - STOCK OPTIONS

There are currently two stock-option plans
for Group executives and members of staff.
These plans are standard stock options, 
in other words, they are not subject 
to performance conditions.
Only stock options granted after November 7,
2002 are booked in application of IFRS 1.

• Plan authorized in 2006
195 000 options were granted in the context
of the stock option plan authorized 
by the Executive Board of May 30, 2006.
These options may be freely exercised as
from May 31, 2010 and until May 30, 2014
included. In accordance with IFRS 2, Klépierre
appraised the market value of options 
on their grant date and recognized 

a proportionate expense during the vesting
period (between the grant date and May 30,
2010).
A total expense of €378 thousands 
was recognized in profit and loss in 2006 
for share purchase options. 
The unit value of stock options granted 
in 2006 was valued at 13.7 euros. 
The valuation is carried out by an 
independent specialized company. 
The model retained respects the basic
assumptions of the Black & Scholes model,
adapted to the specific characteristics 
of options (in particular dividends in discrete
amounts and the possibility of exercising 
as from May 31, 2010).
The main data taken into account 
for the valuation include an exercise price 

of 91.5 euros, a share price on the grant date
of 83.8 euros, volatility of 21.5%, a risk-free
interest rate of 4.1% for 8 years maturity 
and a dividend of 3 euros per share 
in 2006 then a growth assumption calculated
from a straight-line regression on previous
year dividends.
The calculated expense also takes into
account an estimate of the population 
of beneficiaries at the end of the vesting 
period, since a beneficiary may lose his rights
if he leaves Klépierre during this period.
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• Movements on the net liability/asset posted in the balance sheet

Net obligation at beginning of period 3415
Retirement cost recorded in profit and loss for the period 751
Contributions paid by Klépierre in profit/loss for the period
Acquisition/Disposal
Benefits paid to beneficiaries of non-financed benefits
Net obligation at end of period 4166

in thousands of euros

December 2006

• Components of the retirement expense

Costs of services rendered in the period 577
Financial cost 277
Return expected from the plan's assets -152
Write down of actuarial gains and losses 144
Write down of past services -44
Impact of reductions or liquidations of plan -50
TOTAL RECOGNIZED IN "PAYROLL COSTS" 751

in thousands of euros

December 2006

• Other long-term benefits
The provision for long-service awards totaled 1 669 thousands of euros at December 31, 2006.

• Principal actuarial assumptions used for calculating on the balance sheet date

Discount rate 3.92% - 4.13%
Rate of return expected from plan's assets 4.00%
Rate of return expected from repayment rights n/a
Rate of future salary increases 2.50% - 5.00%

FranceIn percentage, at January 1, 2006
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Subscription or purchase price 36.66 28.33 91.50
Total number of shares to be subscribed or purchased
– company executives and officers 49510 22503 45000
– first 10 employees beneficiairies* 0 75010 41000
Starting point for exercise of options 06.25.2004 06.25.2004 05.31.2010
Expiry date 06.24.2007 06.24.2007 05.30.2014
Number of shares subscribed at December 31 2006 31001 141 040 0
Cancelled share subscription or purchase option 0 7202 0
Outstanding share subscription or purchase options at December 31 2006 18509 14089 195000

* The number of employees mentioned may be greater than 10 in case of identical number of options, or may be less than ten when there are
fewer than 10 employees on a plan.

05.30.200606.24.199906.24.1999
04.07.200604.28.199904.28.1999

Plan 2Plan 1Plan 1
Date of shareholders’ General Meeting
Date of Executive Board meeting

Outstanding
options 

at 12.31.2006

Number 
of options 
cancelled 
in 2006

Number 
of options 
exercised 
in 2006

Outstanding
options 

at 12.31.2005

Exercise price 
(in euros)

Exercise 
period

Number 
of options 

granted

Grant 
date

Stocks-options 
Executive Board

Michel CLAIR June 24, 1999 (2) 18004(1) June 25, 2004 36.66 12904 0 0 12904
to June 24, 2007

May 30, 2006 (3) 15000(1) May 30, 2010 91.50 15000 0 0 15000
to May 30, 2014

Claude LOBJOIE June 24,1999 (2) 10502(1) June 25, 2004 36.66 10502 4897 0 5605
to June 24, 2007

June 24,1999 (2) 7501(1) June 25, 2004 28.33 1876 1876 0 0
to June 24, 2007

May 30, 2006 (3) 10000(1) May 30, 2010 91.50 10000 0 0 10000
to May 30, 2014

Jean-Michel GAULT May 30, 2006 (3) 10000(1) May 30, 2010 91.50 10000 0 0 10000
to May 30, 2014

Laurent MOREL May 30, 2006 (3) 10000(1) May 30, 2010 91.50 10000 0 0 10000
to May 30, 2014

(1) Restated to reflect trebled number of shares in 2003 (1 for 2 split and bonus share grant).
(2) SGM decision on April 28, 1999.
(3) SGM decision on April 7, 2006.
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9 - ADDITIONAL INFORMATION

Lease income 519570 519570 449 017
Land expenses (real estate) -2598 2600 2 0
Non-recoverable rental expenses -6296 -6296 -5 240
Building expenses (owner) -30990 -28 -31018 -28 632
Net lease income 479686 2572 482258 415 145
Management, administrative and related income 57497 57497 46 362
Other operating income 9480 9480 7217
Change in the fair value of investment property 998230 998230 552 149
Survey and research costs -1124 -1124 -835
Payroll expense -59938 -59938 -52 365
Other general expenses -22145 -22145 -19 040
Depreciation and amortization allowance on investment property -140968 139059 -1909 -758
Depreciation and amortization allowance on PPE -3126 -3126 -4 587
Provisions 12 0 12 2261
RESULTS OF OPERATIONS 319374 1139861 1459235 945 549
Gains on sale of investment property and equity interests 122459 122459 163 831
Net book value of investment property and equity investment sold -91399 -20067 -111466 -148 889
Results of the sale of investment property & equity interests 31060 -20067 10993 14 942
Profit on the sale of short-term assets 1490 0 1490 129
Net dividends and provision on non-consolidated investments -161 -161 -247
Cost of net debt -134806 -134806 -112 700
Change in the value of financial instruments 55 55 -40
Discounting effect -1200 -1200 -1 330
Share in earnings of equity-method investees 671 671 557
PRE-TAX EARNINGS 216483 1119794 1336277 846 860
Corporate income tax -22016 -114554 -136570 -101 503
NET INCOME OF THE CONSOLIDATED ENTITY 194467 1005240 1199707 745 357
of which
Group share 164534 872123 1036657 642 146
Minority interests 29933 133117 163050 103 211

in thousands of euros

2005 
Fair value 

model

2006
Fair value 

model

Fair value 
restatements

2006
PROFIT & LOSS ACCOUNT (Fair value)
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Fair value refers to the amount for which 
an asset may be exchanged between 
properly informed, consenting parties acting
under the conditions of normal competition.
The fair value is the most probable price
(excluding transactions fees and costs) 
that can be reasonably obtained 
on the market on the balance sheet date.
The fair value of Klépierre buildings 
is determined by third-party appraisers.

Klépierre has entrusted the task 
of assessing the value of its holdings 
to various appraisers. For office property
holdings, Atisreal Expertise (formerly
Coextim) and Foncier Expertise jointly 
perform this task. The Retail Consulting
Group (RCG) appraises its shopping 
center holdings in all countries except 
those centers owned by Klécar Foncier
Iberica which were appraised by Cushman

Non-allocated goodwill 41555 -9138 32417 33 410
Intangible assets 7478 7478 6033
Tangible assets 41482 41482 42 167
Investment property 5930744 -5923432 7312 3382
Fair value of investment property 8382413 8382413 6839 715
Fixed assets in progress 207825 -12107 195718 99 610
Fair value of property held for sale 46985 16228 63213 54 918
Equity-method securities 3023 3023 2877
Financial assets 585 585 609
Non-current assets 17104 17104 18 743
Interest rate swaps 65139 65139
Deferred tax assets 26275 26275 33 417
NON CURRENT ASSETS 6388195 2453964 8842159 7134 881
CURRENT ASSETS 470682 - 64638 406044 394 525
TOTAL ASSET 6858877 2389326 9248203 7529 406
Capital 184657 184657 184 657
Additional paid-in capital 830622 830622 743 166
Statutory reserve 18466 18466 18 466
Consolidated reserves 756865 958760 1715625 1246 133
– Treasury shares 0 0 -9 096
– Available-for-sale assets -30823 -30823
– Fair value of financial instruments 39734 39734 -9 201
– Fair value of investment property 955729 955729 433 112
– Other consolidated reserves 747954 3031 750985 831 318
Consolidated earnings 164534 872123 1036657 642 146
Shareholders' equity, group share 1955144 1830883 3786027 2834 568
Minority interests 436961 312483 749444 626 497
EQUITY 2392105 2143366 4535471 3461 065
Non-current financial liabilities 3680254 3680254 2633 906
Long-term allowances 8572 8572 7579
Security deposits and guarantees 93900 93900 81 338
Deferred tax liabilities 127986 245960 373946 288 703
NON-CURRENT LIABILITIES 3910712 245960 4156672 3011 526
CURRENT LIABILITIES 556060 556060 1056 815

TOTAL LIABILITIES AND EQUITY 6858877 2389326 9248203 7529 406
in thousands of euros

2005 
Fair value 

model

2006
Fair value 

model

Fair value 
restatements

31.12.2006
Balance sheet (Fair value)



& Wakefield (6% of assets) and the centers
located in Hungary and in Poland, 
which were appraised by ICADE Expertise 
(8% of assets).
Assignments entrusted to appraisers are all
carried out in accordance with the principles
of the Real Estate Appraisal Guidelines
(Charte de l’Expertise en Evaluation
Immobilière) using the recommendations 
of COB/CNC “Barthès de Ruyter” working
group.
The market value is the value determined 
by third-party appraisers who value the
group's holdings on June 30 and December
31 of each year excluding transfer duties 
and fees (duties are assessed on the basis 
of the direct sale of the building, even 
if these costs can, in certain cases, 
be reduced when the company which owns 
the asset is sold).

Office buildings
The appraisers combine two approaches: 
the first entails a direct comparison with similar
transactions completed in the market during 
the period, while the second involves capitalizing
recognized or estimated revenue. 
An analysis of these revenues reveals three 
situations depending on whether lease income 
is substantially equal to, higher than or lower
than market value. 
If lease income and market value are substantially
equal, the lease income used in the valuation 
is the actual lease income earned on the 
property. If lease income is higher than market
value, the valuation uses market value and takes 
into account a capital gain calculated 
from the discounted value of the difference
between actual lease income and market value. 
If lease income is lower than market value, 
the appraisers considered the scheduled term 
of the corresponding lease, at which time 
the rental price will be aligned with going rates.
Pursuant to the French decree of September 30,
1953, the rental prices of properties that are
used solely as office premises are automatically
aligned with market rates when the leases 
in question come up for renewal. 
Consequently, the appraisers worked 
on the assumption that the owners of such
property would be able to align rents with 
market rates when the corresponding leases

came up for renewal, and took into account 
the current conditions of occupation 
in the form of a capital loss calculated as before. 
The appraisers did not limit their approach 
to properties coming up for renewal in the three
years to come, on the grounds that the investors
participating in current market transactions
make projections that extend beyond this 
three-year horizon. If lease income is higher 
than market value, the financial capital gain
observed was added to the appraised value
derived which is equal to the discounted value
(at a rate of 5.5%) of the difference between
actual lease income and market price until expiry
of the first firm period of the lease. In the third
case, a capital loss was deducted from the
derived value. It corresponds to the discounted
value (at the rate of 5.5%) of the difference
between actual lease income and market price
until the lease expires. 
Since December 31, 2005, the appraiser has
been reasoning on the basis of the rate of return
(yield) and not on the basis of the capitalization
rate. That is, the rate that was used is that
applied to the income determined as before 
to derive an appraised value inclusive of transfer
duties. Before, the rate used resulted in a valuation
exclusive of transfer duties. The decision 
to use this rate results from an observation 
of the market, in the context of transactions
actually completed by investors. To obtain 
the appraised value exclusive of transfer duties,
transfer duties and fees were deducted 
at the rate applicable to each relevant country.

Shopping centers
To determine the fair market value 
of a shopping center, appraisers apply a yield
rate to net annual lease income for leased-up 
premises, and to discounted net market price
depending on the projected vacancy period 
for vacant properties. The present value net 
of all reductions or rebates on leases with 
minimum guaranteed rents and the present
value net of all expenses on vacant premises 
are then deducted from the total figure. 
The discount rate used is equal to the yield rate
applied to determine fair market value.
The gross lease income includes: minimum 
guaranteed rent, variable rent and the market
price of any vacant premises. Net rent 
is determined by deducting all charges 

from the gross rent: including management
fees, expenses borne by the owner and 
not passed on to tenants, and charges paid 
on vacant premises. 
The interest rate is set by the appraiser based 
on defined parameters and especially: retail sales
area, layout, competition, type and percentage
of ownership, rental reversion and extension
potential, and comparability with recent market
transactions. As for rental reversion potential,
the appraiser determines the market rental value
for the shopping center in its present state 
on the basis of the shopping center’s location 
and the revenues generated by its tenants.
The shopping center’s development potential 
is determined by calculating the difference
between the market rental value and the current
rents being charged. An internal rate of return 
is also calculated using a method that involves
discounting a series of cash flows, generally 
to 10 years, based on a number of predefined
assumptions. The estimated resale value at the
end of this period is generally calculated using 
a cap rate that is equal to or slightly higher 
than that initially applied to the net end 
of period rent.
In sum, the appraiser derives a current value 
by determining the yield rate that applies under
prevailing market conditions, the current annual
rent and the shopping center’s reversionary
potential. He then verifies that the internal rate
of return derived is consistent by calculating 
an IRR. This results in a value that is inclusive 
of transfer duties, from which duties 
(which are calculated at the rate indicated above 
for deriving a value exclusive of duties) must 
be deducted.

CO
N

SO
LI

DA
T
ED

 F
IN

AN
C
IA

L
ST

AT
EM

EN
TS

137



_consolidated financial statementsFinancial report

138

Klépierre_Financial report 2006 

9.2 - EARNINGS PER SHARE

Basic earnings per share is computed 
by dividing the net income for the period 
attributable to ordinary shares by the weighted
average number of current shares 
in the period, excluding treasury shares.

Diluted earnings per share is computed 
by dividing the net income for the period
attributable to ordinary shares by the weighted
average number of current shares in the year,
excluding treasury shares adjusted to reflect
the effects of the diluting options.

9.3 - AFFILIATED COMPANIES

As of December 31, 2006, the share of BNP
Paribas in bank loans totalled 1 129 million
euros, of which 958 million euros were
used. This equity interest must be
compared to a total authorized amount 
of 2 037 million euros, of which 
1 739 million euros are used. 
These amounts do not include 
the commercial paper back-up 
facility (not drawn) of an amount 
of 300 million euros, and in which BNP
Paribas has an interest of 150 million euros.
In December 2006, Klépierre acquired 
from Compagnie Financière Ottomane 
(BNP Paribas group) a building located 
rue Meyerbeer in Paris.
Furthermore, Atis Real, subsidiary 
of the BNP Paribas Group is tenant 
of a building in Levallois belonging 
to Klépierre.
The transactions between affiliated 
parties were carried out under terms 
equivalent to those prevailing in the case 
of transactions subject to normal conditions
of competition.

9.4 - COMPENSATION OF DIRECTORS 

AND OFFICERS

The directors' fees paid to members 
of the Supervisory Board totaled 
150 000 euros. The overall amount 
of compensations paid in 2006 to the six 
members of the Executive Committee 
was 1 748 thousand euros.

9.5 - POST BALANCE SHEET DATE EVENTS

Klépierre acquired on January 9, 2007, 
100% of the securities of Progest and signed
an MOA concerning the equity interests
in various real estate companies 
of group of Mr Henry Herman.
Progest and its different entities also own
shares in several centers or commercial 
facilities under operation, located 
on 13 sites, in or near to the city centers 
of large French cities. They represent total
gross leasable area of more than 88 000 sq.m.,
of which 36 000 sq.m. for sold portions. 
For this transaction, Klépierre has mainly
acquired interests in four leading shopping
centers: Creil Saint-Maximin, Tourville-la-
Rivière near Rouen, Le Belvédère in Dieppe
and L’Océane in the south of Rezé, near
Nantes.
Four plots of land are also covered 
by the MOA, the largest of which is located
in Forbach (57). The Group intends to use
this plot to build a business park 

of 42 000 sq.m. next to a shopping mall 
and a hypermarket.
Total capital expenditure for the project 
is 109.6 million euros. The expected net
triple lease income in 2007 for assets under 
operation amounts to 6.4 million euros.

9.6 - IDENTITY OF THE REPORTING

ENTITY 

As of December 31, 2006 Klépierre was fully
consolidated by BNP Paribas group. BNP
Paribas holds an equity stake of 50.16% 
in Klépierre.

Numerator
Net income group share (K€) a 164534 120449 105147
Denominator
Average number of weighted shares before dilutive effect b 45845441 45965465 45291739
Effect of dilutive options 0 0 0
Total potential dilutive effect c 0 0 0
Average number of weighted shares after dilutive effect d = b + c 45845441 45965465 45291739
NET INCOME GROUP SHARES PER NON DILUTED SHARE (in euros) a/b 3,6 2,6 2,3
NET INCOME GROUP SHARE PER DILUTED SHARE (in euros) a/d 3,6 2,6 2,3

12.31.200412.31.200512.31.2006
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ON THE CONSOLIDATED FINANCIAL STATEMENTS

Report 
of the Statutory Auditors

YEAR ENDED 31 DECEMBER 2006

Dear Shareholders,

Following our appointment as statutory 
auditors by your Annual General Meeting,
we have audited the accompanying 
consolidated financial statements of Klépierre
for the year ended 31 December 2006.
The consolidated financial statements have
been approved by the Management Board.
Our role is to express an opinion on these
financial statements, based on our audit.

1 - OPINION ON THE CONSOLIDATED

FINANCIAL STATEMENTS

We conducted our audit in accordance with
professional standards applicable in France.
Those standards require that we plan and
perform the audit to obtain reasonable 
assurance about whether the consolidated
financial statements are free of material 
misstatement. An audit includes examining,
on a test basis, evidence supporting the
amounts and disclosures in the financial
statements. An audit also includes assessing
the accounting principles used and significant
estimates made by the management, as well
as evaluating the overall financial statements
presentation. We believe that our audit 
provides a reasonable basis for our opinion.
In our opinion, the consolidated financial
statements give a true and fair view of the
assets and liabilities and of the financial 
position of the Group as at 31 December
2006 and of the results of its operations for
the year then ended in accordance with IFRSs
as adopted by the EU.

2 - JUSTIFICATION OF ASSESSMENTS

In accordance with the requirements of
Article L.823-9 of the French Commercial
Code (Code de commerce) relating to the
justification of our assessments, we bring 
to your attention the following matters:
• as indicated in Notes 2.5 and 9.1 to the
consolidated financial statements, real estate
assets are appraised by independent real
estate experts. We ensured ourselves that the
impairments recognised were sufficient with
regard to these external appraisals. Moreover,
we ensured ourselves that the determination
of the fair value of buildings as set forth in
Note 9.1 were performed based on these
expert appraisals;
• as indicated in Note 2.7 to the consolidated
financial statements, the Group used certain
estimates with respect to the monitoring of
the value of goodwill. Our procedures 
consisted in assessing the data and the
assumptions on which these estimates are
based, reviewing the calculations performed
by your company, examining management’s
approval procedures for these estimates and
finally verifying that the notes to the financial
statements give appropriate disclosures of 
the assumptions adopted by the Group.



• we examined the accounting treatment
adopted by the Group for the purchase 
of minority interests which are not subject 
to specific provisions in the IFRSs as adopted
in the EU and we ensured ourselves 
that Note 2.2 gives appropriate disclosure 
in respect thereto.
• as indicated in Note 2.16 to the 
consolidated financial statements, your 
company recognises its derivative instruments
using hedge accounting as set forth in IAS
39. We examined the classification and 
documentation criteria specific to this standard.
These assessments were made in the context
of our audit of the consolidated financial
statements taken as a whole, and therefore
contributed to the opinion we formed which
is expressed in the first part of this report.

3 - SPECIFIC VERIFICATION

In accordance with professional standards
applicable in France, we have also verified
the information given in the Group’s 
management report. We have no matters 
to report as to its fair presentation and its
consistency with the consolidated financial
statements.

Signed in Courbevoie and Neuilly-sur-Seine, 
March 7, 2007

The Statutory Auditors
Deloitte & Associés: Pascal Colin

Laure Silvestre-Siaz
Mazard & Guérard: Odile Coulaud

This is a free translation of the original French
language text for information purposes only.
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D
ORDINARY RESOLUTIONS

Draft 
resolutions

FIRST RESOLUTION

The purpose of this resolution is to approve
the 2006 financial statements.
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to ordinary meetings of shareholders, 
and having read the Executive Board report,
the Supervisory Board report, and the report
of the auditors on the annual financial 
statements for the year ended December 31,
2006, hereby approve said financial statements
as presented in the aforementioned 
documents, showing a profit for the period
of 198 465 415.77 euros. The shareholders
also approve the transactions reflected 
in the financial statements or summarized 
in the aforementioned reports.

SECOND RESOLUTION

The purpose of this resolution is to approve
the 2006 consolidated financial statements.
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to ordinary meetings of shareholders, 
and having read the Executive Board report,
the Supervisory Board report, and the report
of the auditors on the consolidated financial
statements for the year ended December 31,
2006, hereby approve said financial statements
as presented in the aforementioned
documents, showing a profit for the period
of 194 467 000 euros. The shareholders also
approve the transactions reflected in the
financial statements or summarized in the
aforementioned reports.

THIRD RESOLUTION

The purpose of this resolution is to approve
the transactions and agreements referred 
to in Article L. 225-86 of the French
Commercial Code.
The shareholders, having fulfilled 
the quorum and majority requirements 
pertaining to ordinary meetings 
of shareholders, and having duly 
noted the terms of the auditors’ special
report on the agreements referred 
to in Article L. 225-86 of the French
Commercial Code, hereby approve 
each of the agreements presented 
in the aforementioned document 
in accordance with Article L. 225-88 
of the Code.

FOURTH RESOLUTION

The purpose of this resolution is to determine
the appropriation of 2006 earnings 
and a net dividend per share of €3.20.
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to ordinary meetings of shareholders, 
resolve to appropriate the year’s earnings 
of €198 465 415.77 as follows:
• Earnings for the period €198 465 415.77
• Plus retained earnings €250 893 577.06
• From which is derived distributable 

earnings of €449 358 992.83
• A shareholder

dividend of €147 725 532.80
(i.e., a dividend of €3.20 per share)

• Total retained earnings €301 633 460.03
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The shareholders resolve that, pursuant 
to Article L. 225-210 of the French
Commercial Code, the dividend distributable
in respect of treasury shares owned 
on the date of payment, and any amounts
that the shareholders have agreed to waive,
shall be appropriated to retained earnings.
The dividend shall be paid on April 13, 2007.
As a reminder, the following dividends were
paid out in euros in respect of the three prior
fiscal periods (the two-for-one stock split and
the free allotment of one share for two old
shares occurred in April 2003):
• In respect of 2003: €2, o/w €1.40 with a
€0.70 tax credit, and €0.60 without, 
due to SIIC tax status; 
• In respect of 2004: €2.30;
• In respect of 2005: €2.70;

FIFTH TO SEVENTH RESOLUTIONS

The purpose of these resolutions is to re-elect
three members of the Supervisory Board for
a three-year term.

FIFTH RESOLUTION

The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to ordinary meetings of shareholders, 
and duly noting that the term of office 
of Mr. Dominique HOENN expires today,
hereby re-elect Mr. HOENN to the Supervisory
Board for a term of three years expiring 
at the close of the shareholders’ meeting
called in 2010 to approve the financial 
statements for the year ending December 31,
2009.
Mr. HOENN has signaled his acceptance 
of the re-election, and has indicated 
that he is not barred, by a court of law 
or because of other positions or offices held,
from serving on the Board.

SIXTH RESOLUTION

The shareholders, having fulfilled the quorum
and majority requirements pertaining to 
ordinary meetings of shareholders, and duly
noting that the term of office of Mr. Bertrand
de FEYDEAU expires today, hereby re-elect
Mr. de FEYDEAU to the Supervisory Board 
for a term of three years expiring at the close
of the shareholders’ meeting called in 2010
to approve the financial statements 
for the year ending December 31, 2009.
Mr. de FEYDEAU has signaled his acceptance
of the re-election, and has indicated that he
is not barred, by a court of law or because 
of other positions or offices held, from 
serving on the Board.

SEVENTH RESOLUTION

The shareholders, having fulfilled the quorum
and majority requirements pertaining to 
ordinary meetings of shareholders, and duly
noting that the term of office of Mr. Vivien
LÉVY-GARBOUA expires today, hereby 
re-elect Mr. LÉVY-GARBOUA to the
Supervisory Board for a term of three years
expiring at the close of the shareholders’
meeting called in 2010 to approve 
the financial statements for the year 
ending December 31, 2009.
Mr. LÉVY-GARBOUA has signaled 
his acceptance of the re-election, 
and has indicated that he is not barred, 
by a court of law or because of other 
positions or offices held, from serving 
on the Board.

EIGHTH RESOLUTION

The purpose of this resolution is to delegate
authority to the Executive Board to acquire,
hold and use the Company’s shares.
The shareholders, having fulfilled the quorum
and majority requirements pertaining to 
ordinary meetings of shareholders, 
and having reviewed the Executive Board
report, hereby authorize the Executive Board,
which may sub-delegate this power 
in accordance with the terms and conditions
set forth by law, to purchase shares 
of the Company pursuant to Article 
L. 225-209 and following of the French
Commercial Code, limited to 10% 
of the total number of shares comprising 

the equity capital of the Company, it being 
specified that this limit of 10% may be
assessed at any time whatsoever, by applying
this percentage to an adjusted amount 
of equity capital after the completion 
of capital transactions that may affect it after
the date of this meeting, or 5% of the total
number of shares comprising the equity 
capital of the company, it being specified 
that this limit of 5% may also be assessed 
at any time whatsoever, by applying 
this percentage to an adjusted amount 
of equity capital after the completion 
of capital transactions that may affect 
it after the date of this meeting if these
shares are acquired by the Company 
for the purpose of holding them 
for subsequent tender or exchange 
in a corporate merger, spin-off or business
transfer. 
The purpose of this authorization is to empower
the Company to trade in its own shares 
for all allocations there of that are allowed 
under current legislation, the aim of this share
buyback program being to:
• implement any Company stock option plan
pursuant to Articles L. 225-177 
and following of the French Commercial
Code; or
• implement any Company-sponsored
employee savings plan as provided by law, 
in particular, Articles L. 443-1 and following
of the French Labor Code; or
• freely allot shares to directors, officers 
or employees of the Company or companies
that are affiliates, pursuant to Articles L. 225-
197-1 and following of the French Company
Code; or
• cancel all or some of these repurchased
shares, pending adoption by the shareholders
of the ninth extraordinary resolution below,
under the terms that are indicated; or
• hold them for the purpose of subsequently
remitting them as tender in an acquisition, 
in compliance with the market practices
accepted by the Autorité des marchés 
financiers; or 
• remit shares in connection with rights
attached to securities with a claim 
to the equity capital of the Company 
immediately or at maturity; or
• purchase, sell, convert, assign, transfer, 



lend or temporarily transfer shares 
in connection with a liquidity agreement 
that complies with the AFEI professional 
conduct guidelines and that is concluded
with an investment services provider, 
in accordance with market practices accepted
by the Autorité des marchés financiers,
in particular to stimulate the market for shares
or to effect transactions to counter adverse
market trends.
The acquisition, sale or transfer of these shares
of stock may be completed at any time
(including during the period of public 
offering), subject to all relevant legal 
conditions and limits in force on the date 
of such transaction, particularly those pertaining
to volume and price, and by all appropriate
means, either through public stock market
transactions or private contracts, including
acquisition or sale of stock in blocks, through
recourse to derivative financial instruments 
on a regulated or private market, 
or the allotment of free shares following 
the issuance of securities with a claim 
to the treasury shares held by the Company at
maturity through conversion, exchange 
or redemption, upon presentation 
of a warrant, or by any other means allowed
by law.
The shareholders hereby resolve to set par
value at 4 euros, the maximum purchase
price per share at 200 euros and the total
number of shares that may be acquired 
to 10% of the Company’s equity capital, 
it being specified that this limit may 
be assessed at any time by applying 
this percentage to equity capital that has
been adjusted to reflect capital transactions
completed after this meeting, for a total
amount not to exceed 923 284 400 euros.
Notwithstanding the foregoing, the Executive
Board may adjust the aforementioned price
in the event of any transaction that affects
shareholders’ equity, including but not limited
to the capitalization of reserves or earnings
that results in either an increase in the par
value of shares or the issuance and a free
allotment of shares, as well as in the event 
of either a stock split or a bundling of shares,
to take into account the impact of such
transactions on the value of shares, 
the aforementioned price being adjusted 

in such cases by a factor equal to the number
of shares that make up the Company’s equity
capital before the transaction divided 
by the number of shares after the transaction.
This authorization is valid for a maximum
period of eighteen months. Effective today, 
it renders null and void the unused 
portion of the authorization granted 
by the shareholders under the ninth 
resolution, ratified at the April 7, 2006 
annual meeting. The Executive Board 
is granted all necessary powers 
to implement this authorization 
and the option of delegating such powers
within the limits of applicable law. 
In particular, the Board is authorized 
to submit trading orders, enter into 
agreements, draw up and amend documents,
in particular information memoranda, carry
out all formalities, including those related 
to allocating or reallocating shares acquired
for various purposes, and all filings with 
the Autorité des marchés financiers
and other organizations, and in general 
to do whatever is necessary to give effect 
to this authorization.
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NINTH RESOLUTION

The purpose of this resolution is to delegate
authority to the Executive Board to reduce
share capital by canceling treasury shares.
The shareholders, having fulfilled 
the quorum and majority requirements 
pertaining to extraordinary meetings 
of shareholders, and having reviewed the
Executive Board report and the special
report of the auditors, authorize the
Executive Board, for a period of twenty-six
months to cancel, in one or more 
transactions, Company shares purchased 
in connection with share buyback programs
authorized by the shareholders through 
the ratification of an ordinary resolution
and, in particular, by virtue 
of the authorization granted 
by the shareholders in the eighth ordinary 
resolution hereinabove, up to a maximum 
of ten percent of the equity capital 
per 24-month period (it being understood 
that the equity capital used to determine 
this percentage may be adjusted to reflect 
the impact of operations on equity capital 
subsequent to this meeting 
of the shareholders) and reduce equity 
capital accordingly by charging 
the difference between the purchase value
of the cancelled securities and their par
value to additional paid-in capital and
reserves.
The shareholders grant the Executive Board
all necessary powers, 
with the option of sub-delegating such 
powers, to implement the transaction(s) 
that entail reducing share capital 
by cancelling treasury shares 
that it may decide to undertake, 
to amend the bylaws accordingly 
and accomplish all related formalities. 
This authorization renders null and void 
as of the date of this meeting any non-
utilized portions of prior authorizations 
granted to the Executive Board to reduce
share capital by canceling treasury shares.

TENTH RESOLUTION

The purpose of this resolution is to raise capital
in cash by a par value amount of nine million,
two hundred and thirty-two thousand, eight
hundred and forty-five euros and eighty cents
(€9 232 845.80) through the capitalization
of reserves, and to raise the par value of each
share by twenty cents (€0.20).
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders,
and having reviewed the Executive Board
report, and noting that the equity capital
is fully paid up, hereby resolve to increase
said equity capital, which currently stands 
at 184 656 916 euros, divided 
into 46 164 229 shares with a par value 
of 4 euros each, fully paid up, by nine 
million, two hundred and thirty-two 
thousand, eight hundred and forty-five euros
and eighty cents (€9 232 845.80), thereby
bringing it to €193 889 761.80.
This capital increase is achieved through 
the capitalization of sums set aside under
other reserves, in the amount of nine million,
two hundred and thirty-two thousand, eight
hundred and forty-five euros and eighty cents
(€9 232 845.80). 
This capital increase is achieved by raising 
the par value of each Klépierre share 
by twenty cents, bringing said par value 
to four euros and twenty cents (€4.20).
Accordingly, the shareholders resolve 
to amend Article 6 of the bylaws 
(Share Capital), so that it reads henceforth 
as follows:

“Article 6
SHARE CAPITAL
The share capital shall be €193,889,761.80,
divided into 46.164.229 shares, fully paid-up.”

The shareholders grant the Executive Board
all the powers required to carry out related
formalities and complete this transaction, 
and in particular to determine the date 
on which the existing shares with a par value
of 4 euros will be exchanged against new
shares. 

ELEVENTH RESOLUTION

The purpose of this resolution is to increase
the total number of shares through 
a three-for-one stock split, bringing 
the par value per share from €4.20 down 
to €1.40 per share.
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders,
having read the Executive Board report
explaining the rationale behind the equity
split, hereby note that the share capital is
fully paid up and resolve to reduce the par
value of each share from €4.20 to €1.40
and to concomitantly multiply the number 
of shares by three, such that there 
are 138 492 687 shares in existence.
The share capital shall remain set at 
€193 889 761.80. It will be divided 
into 138 492 687 shares, each with a par
value of €1.40, and all of the same rank.
Consequently, the shareholders resolve 
to amend Article 6 of the bylaws (Share
Capital), so that it reads as follows:

“Article 6
SHARE CAPITAL
The share capital shall be €193 889 761.80,
divided into 138 492 687 shares, fully paid up.”
The shareholders grant the Executive Board
all powers required to accomplish related 
formalities and carry out all actions required
to conduct this transaction, and in particular
to determine the date on which the shares
with a par value of €4.20 shall be exchanged
for new shares.

TWELFTH RESOLUTION

Rectification to the meeting notice no.
0701867, published on February 26, 2007:
the wording of article 31 below has been
modified.

EXTRAORDINARY RESOLUTIONS



The purpose of this resolution is to amend
Articles 7 and 31 of the bylaws.
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders, 
having read the Executive Board report, and
pursuant to the new tax provisions applicable
to the dividend distributions of SIICs 
(Sociétés d’Investissements Immobiliers
Cotées), hereby resolve to amend Articles 7
and 31 of the Company bylaws, to read 
as follows: 

“Article 7
FORM AND TRANSFER OF THE SHARES
The fully paid-up shares shall be under 
registered form or bearer form at the owner’s
election.
The shares shall give rise to registration 
in an account under terms and conditions
provided for by law and regulations.
The shares derived from a capital increase
may be traded as soon as such capital
increase is completed.
The company is entitled to request, at any
time, under the terms and conditions provided
for by law and regulations, the identity 
of holders of shares, warrants or other securities,
granting immediately or in the future 
the right to vote during its shareholders'
meetings, as well as more generally, any
information enabling the identification of
shareholders or intermediaries as provided
for, in particular, in Articles L. 228-1 through
L. 228-3-1 of the French Commercial Code. 
Any individual or legal entity, acting alone 
or jointly, that would hold a percentage of
the capital at least equal to 2% or any multiple
of such percentage, shall inform the company,
by registered letter with receipt requested
indicating the number of shares held, with
in five days following the date on which 
each of such thresholds is exceeded.
If the ownership threshold of ten percent 
of the company’s share capital (understood
as the ownership of ten percent or more 
of the rights to dividends paid by the company)
is equaled or surpassed, whether through
direct or indirect ownership, any shareholder
other than a physical person must indicate 
in its disclosure that this ownership threshold
has been surpassed whether or not it is 

a Shareholder Subject to the Withholding 
(as the term is defined in Article 31 of these
bylaws). If such shareholder declares 
that it is not a Shareholder Subject 
to the Withholding, it must satisfy any
request made by the company that 
it prove this status and, if the company 
so requests, it must be able to provide 
a legal opinion in support of this statement
issued by an internationally reputed tax 
consultancy at the request of the company.
Any shareholder, other than a physical 
person, notifying the company that it 
has surpassed the ten percent threshold 
via direct or indirect ownership must also
inform the company in a timely fashion 
of any change in its tax status such that 
it comes to be or ceases to be a Shareholder
Subject to the Withholding.

Failure to disclose such information in 
accordance with the procedures and 
deadlines indicated in lines five and six 
of this article shall result in the forfeiture 
of the right to vote for that percentage 
of shares whose ownership should have 
been disclosed, as provided for by law, 
to the extent that one or more shareholders
(holding together at least two percent 
of the company’s share capital or voting
rights) makes this request, duly noted 
in the minutes of the shareholders’ meeting.
The deprivation of the voting right applies 
to any shareholders' meeting being held 
until expiration of a two-year period 
following the date of regularization 
of the disclosure.
Any person is also bound to inform 
the company under the forms and within 
the time-periods provided for in paragraph 5
above when his/her interest in the capital
becomes lower than each of the thresholds
mentioned in said paragraph.”

“Article 31
ALLOCATION OF PROFITS - RESERVES
An amount of at least 5%, if necessary after
deduction of the loss carried forward, shall
be deducted from the profit of the fiscal year,
in order to build up the reserve provided 
for by law until the day these reserves
amount to one tenth of the share capital. 
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The balance increased by the carry 
forward results, if any, shall make up the 
distributable profit on which the amounts
that the shareholders' meeting, upon 
proposal of the Executive Board, after 
consent of the Supervisory Board, will deem
useful to allocate to one or more facultative,
ordinary or extraordinary reserve, will be 
successively withdrawn, with or without 
special allocation, or carry forward.
The balance shall be divided among 
the shares.
Any shareholder other than a physical 
person (i) who directly or indirectly holds, 
on the dividend payout date, at least 10% 
of the dividend entitlements of the company,
and (ii) whose own situation or that of its
partners who directly or indirectly hold, 
for the purpose of any dividend distribution,
10% or more of its dividend entitlements,
renders the company liable for the 20%
withholding mentioned in Article 208 C II ter
of the French General Tax Code 
(Code Général des Impôts), referred 
to as the Withholding (a shareholder 
in this situation referred to hereinafter 
as a Shareholder Subject to the Withholding),
shall be liable to the company, at the time 
of any such dividend distribution, for an
amount equal to the amount of the
Withholding payable by the company 
in respect of said distribution.
In the event that the company comes to
own, directly or indirectly, 10% or more 
of one or more SIICs (Sociétés
d’Investissements Immobiliers Cotées) 
mentioned in Article 208 C of the French 
Tax Code (an “SIIC Daughter Company”), 
the Shareholder Subject to the Withholding
shall also owe the company, on the date 
the dividend is available for payment, 
an amount equal to the difference 

(the “Difference”) between (i) the amount
that would have been paid to the company
by one or more SIIC Daughter Companies 
if the latter had not been subject to 
the Withholding because of the Shareholder
Subject to the Withholding, multiplied 
by the percentage of dividend entitlements
held by shareholders other than the
Shareholder Subject to the Withholding, 
and (ii) the amount that was in fact paid 
by the SIIC Daughter Company or
Companies, multiplied by the percentage 
of dividend entitlements held by shareholders
other than the Shareholder Subject 
to the Withholding, such that the other
shareholders do not have to bear any 
portion whatsoever of the Withholding 
paid by any of the SIICs in the equity 
ownership chain because of the Shareholder
Subject to the Withholding. The shareholders
other than the Shareholders Subject to 
the Withholding will be creditors with 
respect to the company, for an amount 
equal to the Difference, adjusted to reflect
their dividend entitlements.
If there is more than one Shareholder Subject
to the Withholding, each Shareholder 
Subject to the Withholding shall be liable 
to the company for the share of the total
Withholding owed by the company and 
generated by its share of ownership. 
The status of Shareholder Subject 
to the Withholding shall be determined 
on the basis of the dividend payout date. 
Unless otherwise indicated in disclosures
made available in compliance with the sixth
point under Article 7 of the company bylaws,
all shareholders (other than a physical person
who owns or comes to own at least ten 
percent of the stated capital, directly 
or indirectly) shall be assumed to be
Shareholders Subject to the Withholding.
The payout of all distributions payable 
to a Shareholder Subject to the Withholding
shall be made by way of registration in 
an individual current account on the part 
of this shareholder (non-interest bearing); 
the current account shall be reimbursed 
within five business days of the date of 
this registration, after offsetting to reflect 
the sums payable by the Shareholder 
Subject to the Withholding to the company 

in application of the provisions provided
hereinabove.
The shareholders' meeting, ruling on 
the financial statements for the fiscal year,
shall have the right to grant to each 
shareholder, for all or part of the dividend
paid out, the option of paying the dividend
in cash or in shares. Such option may also 
be granted in the event of distribution 
of interim dividends For all payouts in 
the form of shares, the Shareholder Subject
to the Withholding will receive a portion 
in shares, it being specified that there will 
be no fractional shares created and 
the Shareholder Subject to the Withholding
shall receive a cash amount corresponding 
to the value of the fractional shares 
(the latter payable via registration in 
an individual current account), such that 
the offsetting mechanism described 
above can be applied to the fraction 
of the distribution paid out by registration 
in an individual current account.
Unless in case of capital reduction, no 
distribution may be made to shareholders
when the equity capital is or becomes, 
further to such distribution, lower than 
the amount of the capital increased 
by reserves that the law or the by-laws 
do not allow to distribute.”

THIRTEENTH RESOLUTION 

The purpose of this resolution is to grant 
a delegation of authority to the Executive
Board to decide to increase share capital
through the issuance – with preferential 
subscription, rights maintained – of shares
and/or securities with a claim to the equity
capital of the Company, and/or the issuance
of securities that entitle holders 
to the allocation of debt securities.

The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders, 
having read the Executive Board report 
and the special report of the auditors, 
and pursuant to Article L. 225-129 and 
following of the French Commercial Code, 
in particular, Article L. 225-129-2 and Articles
L. 228-92 and following of the Code, hereby:
1. delegate its authority to the Executive



Board, which may in turn sub-delegate 
in accordance with the terms and conditions
set forth by law, subject to the prior approval
of the Supervisory Board and pursuant 
to Article 16-3 of the bylaws, to decide 
to increase share capital, in one or more
offerings, in such amounts and at such time
as it shall choose, in France or abroad, 
in euros or any other currency or monetary
unit established with reference to several 
currencies, through the issue of shares
(excluding preferred stock) or securities with
a claim to the equity capital of the Company,
or securities that entitle holders to grants 
of debt securities issued for consideration or
free of charge, payable in cash or freely 
allotted, under the conditions set forth 
in Articles L. 225-149 and following 
and Articles L. 228-91 and following 
of the French Commercial Code. 
It is understood that some or all of these
shares and securities may be payable 
in cash, or to offset a debt, or through
the capitalization of reserves, retained 

earnings or additional paid-in capital.
2. resolve that the share capital to which 
the bearers of securities issued by the
Company are entitled may be the 
share capital of a company that owns, 
directly or indirectly, more than half 
of the equity of the Company, or in which 
the Company owns, directly or indirectly,
more than half of the equity. It is understood
that the company in which 
these rights will be exercised must approve
the issue of these securities.
3. resolve to set the maximum amounts 
by which the Executive Board is authorized 
to increase capital by virtue of this delegation
of authority as follows:
• the maximum principal amount 

of immediate or future capital increases
completed by virtue of this delegation 
of authority is set at 60 million euros, 
it being specified that this amount 
will be applied to the global ceiling 
mentioned in the twenty-first resolution
put before this meeting 
of the shareholders. To these amounts 
shall be added, if applicable, 
the nominal amount of any additional
shares issued through new financial 

operations, to protect the rights 
of holders of securities with a claim 
to equity capital;

• the maximum total principal amount 
of debt securities issued with a claim 
to the equity capital of the Company 
may not exceed 1 200 million euros 
(or an equivalent amount, on the issue
date, in any other currency or monetary
unit established with reference 
to several currencies), it being specified 
that this amount will be applied 
to the global ceiling mentioned 
in the twenty-first resolution put before 
this meeting of the shareholders.

4. resolve that the delegation of authority
granted by virtue of this resolution shall 
be valid for twenty-six months, as from 
the close of this meeting.
5. in the event that the Executive Board
makes use this delegation of authority:
• resolve that the right of first refusal 

on new shares shall be granted to existing
shareholders, who are entitled to apply 
as of right for new shares and/or 
securities in proportion to the number 
of shares already held at that date; 

• duly note that the Executive Board 
may grant shareholders the right 
to apply for excess shares; 

• duly note that this delegation of authority
automatically entails, in favor of the holders
of the securities issued with a claim 
to the Company’s equity capital, the waiver
by shareholders of their preferential 
subscription rights to said capital 
to which the holders of the securities 
are entitled immediately or upon maturity,

• duly note that in the event that the shares
subscribed as of right and not as of right
do not absorb the capital increase in full,
the Executive Board may, as provided by
law and in the order that it shall determine, 
exercise one and or other of the following
options: 
– limit the issuance to the amount 

of subscriptions received, provided 
that this amount equals at least three 
quarters of the proposed capital increase; 

– freely allot all or a portion of the shares 
or the securities with a claim to equity 
capital proposed for issue by the
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Executive Board but not subscribed; 
– offer all or a portion of non-subscribed

shares or non-subscribed securities 
with a claim to equity capital, 
on the French market, foreign markets,
and/or the international market; 

• resolve that stock purchase warrants 
with a claim to the equity capital 
of the Company may be offered 
for subscription or freely allotted 
to owners of existing shares, it being 
specified that the Executive Board will 
have the power to decide that odd 
lots are not negotiable and that 
the corresponding securities shall be sold.

6. grant the Executive Board full authority,
with the power to delegate its authority 
pursuant to applicable law, to give effect 
to this resolution, in particular, to:
• resolve to increase capital and determine

the type of securities to be issued;
• set the amount of the capital increase, 

the issue price and the amount of any 
additional paid-in capital required 
at the time of issue;

• determine the dates, terms and conditions
of the capital increase and the nature 
and characteristics of the securities 
to be issued; determine, 
in the event of an issue of bonds 
or other debt securities (including the 
securities referred to in Article L. 228-91 
of the French Commercial Code, 
entitling their bearers to an allotment 
of debt securities), whether the securities
shall be subordinated (and, if applicable,
the rank of subordination, in accordance
with Article L. 228-97 of the French
Commercial Code) and the interest rate 
(in particular, fixed, variable, zero-coupon
or index-linked), and plan for mandatory 
or voluntary cases of suspension 
or non-payment of interest, the term 
to maturity (fixed or open), the option 
of reducing or increasing the par value 
of securities and other terms 
and conditions governing issuance 
(including any guarantee or warranties) 
and amortization (including redemption 

in the form of an allotment of Company
assets); these securities may be issued 
with warrants entitling the bearer 
to the allotment, purchase or subscription
of bonds or other debt securities, 
or consist of complex bonds as defined 
by the stock exchange regulators 
(for example, on the basis of their 
redemption or interest-bearing terms 
or other rights such as indexing or 
the exercise of options). The Executive
Board is also granted all powers 
to modify the terms and conditions 
referred to hereinabove, during the term 
of said securities and in compliance 
with all applicable formalities;

• determine the method of payment 
for stock or securities entitling the bearer 
to equity immediately or upon maturity; 

• determine, as required, the conditions 
governing the exercise of rights attached 
to stock or securities issued with a claim 
to the equity capital to be issued 
and, in particular, the date, which may 
be retroactive, from which the new 
shares shall earn dividends, the conditions 
governing the exercise of any rights 
to the conversion, exchange, redemption,
including in the form of an allotment 
of Company assets, and all other terms and
conditions under which the capital increase
shall be effected,

• as applicable, determine the terms and
conditions under which the Company may
make a public purchase or exchange offer,
at any time or during defined periods, 
to buy back securities already issued or 
to be issued immediately or upon maturity,
for the purpose of canceling or owning
said securities, in compliance with 
applicable laws,

• determine the conditions under which 
the Executive Board may suspend 
the exercise of rights attached to these
securities, in compliance with applicable
laws and regulations,

• at its sole initiative, use additional 
paid-in capital from capital increases 
to pay any fees incurred in respect 
of these transactions and to bring 
the legal reserve to the required 
one-tenth of the new total equity 

capital after each capital increase,
• determine and make all adjustments

required to accurately reflect the impact 
of transactions on the Company’s share
capital, in particular, modifications 
of the par value of the share, capital
increases through the capitalization 
of reserves, the free allotment 
of shares, stock splits or stock 
consolidations, the distribution 
of reserves or any other assets, 
the amortization of equity capital, 
or any other transaction involving 
shareholders’ equity, and determine 
the means by which the rights of holders 
of securities with a claim to the equity 
capital of the Company will be protected
and maintained, 

• duly note the new total equity capital 
following each capital increase 
and amend the bylaws accordingly,

• in general, conclude all agreements 
in the furtherance of the issues 
undertaken by virtue of this delegation 
of authority, take all measures and 
complete all formalities required 
for the issue, listing, and financing 
of the securities issued and the exercise 
of the rights attached there to.

7. duly note that this authorization renders
null and void as of the date of this meeting
any non-utilized portions of prior authorizations
with a similar purpose, namely, all general
authorizations to increase share capital,
including through the issue of securities and
the transactions referred to in this resolution,
with preferential subscription rights 
maintained; 
8. Duly note that in the event that the
Executive Board utilizes the delegation of
authority granted by virtue of this resolution,
the Board will report use it has made of said
authorization, in accordance with the laws
and regulations in force, at the next general
meeting of the shareholders.

FOURTEENTH RESOLUTION 

The purpose of this resolution is to grant 
a delegation of authority to the Executive
Board to increase capital through the
issuance-with preferential subscription rights
waived-of shares and/or securities with 



a claim to the equity capital of the company,
and/or securities that entitle holders 
to the allocation of debt securities. 
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders, 
having read the Executive Board report 
and the special report of the auditors, 
and pursuant to Article L. 225-129 and 
following of the French Commercial Code, 
in particular, Article L. 225-129-2, L. 225-135
and L. 225-148, as well as Articles L. 228-92
and following of the same Code:
1. hereby delegate its authority to the
Executive Board, which may in turn 
sub-delegate in accordance with the terms
and conditions set forth by law, subject to
the prior approval of the Supervisory Board
and pursuant to Article 16-3 of the bylaws,
to increase share capital, in one or more 
public offerings in France or abroad, in such
amounts and at such times as it shall choose,
in euros or any other currency or monetary
unit established with reference to several 
currencies, through the issue of shares
(excluding preferred stock), securities with 
a claim to the equity capital of the company,
or securities granting access to the right 
to a grant of debt securities, payable in cash
or freely allotted, under the conditions set
forth in Articles L. 225-149 and following
and Articles L. 228-91 and following of the
French Commercial Code. It is understood
that some or all of these shares and securities
may be payable in cash, by offsetting a debt,
through the capitalization of reserves,
retained earnings, additional paid-in capital,
or in kind. In particular, securities may be
issued in consideration for shares tendered 
in a public offer of exchange effected in
France or abroad, in compliance with local
regulations, for shares described in Article 
L. 225-148 of the French Commercial Code;
2. hereby delegate its authority to the
Executive Board, which may sub-delegate 
in accordance with the terms and conditions
set forth by law, to issue shares or securities
with a claim to the equity capital of the
Company to be issued following the issue, 
by companies in which the Company owns
directly or indirectly more than half 
the equity, securities with a claim to 

the equity capital of the Company. 
This authorization entails, in favor of the
holders of the shares and securities that may
be issued by other companies in the group 
of the Company, the waiver by the
Company’s shareholders of their preferential
subscription rights to the shares or securities
entitling their bearer to a portion 
of the Company’s share capital, to which 
the holders of said securities have a claim;
3. resolve that the share capital to which 
are entitled the bearers of securities 
issued by the Company may be 
the share capital of a company that owns, 
directly or indirectly, more than half 
of the equity of the Company, or in which 
the Company owns, directly or indirectly,
more than half of the equity. It is understood
that the company in which these rights 
will be exercised must approve the issue 
of these securities;
4. resolve to set the maximum amounts 
by which the Executive Board is authorized 
to increase capital by virtue 
of this authorization:
• the maximum principal amount 

of immediate or future capital increases
effected by virtue of this delegation 
is 60 million euros, it being specified 
that this amount will be applied to the
global ceiling mentioned in the twenty-first 
resolution put before this meeting 
of the shareholders. To this amount shall 
be added, if applicable, the principal
amount of any additional shares issued
through new financial transactions 
to protect the rights of holders 
of securities with a claim to equity capital;

• the maximum total principal amount 
of any debt securities issued with a claim 
to the equity capital of the Company 
may not exceed 1 200 million euros 
(or an equivalent amount, on the issue
date, in any other currency or monetary
unit established with reference to several
currencies), it being specified that this
amount will be applied to the global 
ceiling mentioned in the twenty-first 
resolution put before this meeting 
of the shareholders;

5. resolve that the authorization granted 
by virtue of this resolution shall be valid 
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for twenty-six months, as of the close 
of this meeting;
6. resolve that the preferential subscription
rights of shareholders on the shares referred
to in this resolution shall be waived.
However, as provided for in Paragraph 2,
Article L. 225-135, the Executive Board has
the power to grant shareholders pre-emptive
rights, during the period and under the terms
that it shall define in accordance with 
applicable laws and regulations, to subscribe
some or all of the securities issued, without
giving rise to the creation of negotiable
rights. Pre-emptive rights are granted 
in proportion to the number of existing
shares held by each shareholder.
Shareholders may be granted the right 
to apply for excess shares, it being 
understood that non-subscribed securities
shall be publicly sold in France or abroad;
7. duly note that in the event that 
the subscriptions, including, as the case may
be, those by shareholders, do not absorb 
the capital increase in full, the Executive
Board may limit the operation to the amount
of subscriptions received, provided 
that this amount equals at least three 
quarters of the proposed capital increase;
8. duly note that this authorization automatically
entails, in favor of the holders of securities
with a claim to the equity capital of the
Company, the express waiver by shareholders
of their preferential subscription rights to said
capital to which the holders of the securities
are entitled;
9. duly note that, in compliance with Item 1,
Paragraph 1, Article L. 225-136, of the
French Commercial Code, the amount paid
to, or due to, the Company for each share
issued by virtue of the aforementioned
authorization, taking into account 
the issue price of unattached stock subscription
warrants, if issued, shall be determined 
in accordance with the laws and regulations
in force on the date of the issue; 

10. hereby grant the Executive Board full
authority to give effect to this resolution,
with the power to delegate its authority 
pursuant to applicable law, in particular:
• resolve to increase capital and determine
the type of securities to be issued; 
• set the amount of the capital increase, 
the issue price and the amount of any 
additional paid-in capital required at the time
of issue;
• determine the dates, terms and conditions
of the capital increase and the nature and
characteristics of the securities to be issued;
determine, in the event of an issue 
of bonds or other debt securities (including 
the securities referred to in Article L. 228-91 
of the French Commercial Code, entitling
their bearers to an allotment of debt 
securities), whether the securities shall be 
subordinated (and, if applicable, the rank 
of subordination, in accordance with Article
L. 228-97 of the French Commercial Code),
the interest rate (in particular, fixed, variable,
zero-coupon or indexed interest), and 
plan for mandatory or voluntary cases of 
suspension or non-payment of interest, 
the term to maturity (fixed or open), 
the option of reducing or increasing 
the par value of securities the term 
to maturity (fixed or open), and other terms
and conditions governing issuance (including
any guarantees or warranties) and amortization
(including redemption in the form 
of an allotment of Company assets). 
These securities may be issued with warrants
entitling the bearer to the allotment, 
purchase or subscription of bonds or other
debt securities, or consist of complex bonds
as defined by the stock exchange authorities
(for example, due to terms governing
redemption or payment of interest or other
rights such as indexing or the exercise of
options). The Executive Board is also granted
all powers to modify, during the term of said
securities, the terms and conditions referred
to hereinabove, in compliance with all 
applicable requirements;
• determine the method of payment for
stock or securities entitling the bearer to
equity immediately or upon maturity; 
• determine, as required, the conditions 
governing the exercise of rights attached 

to stock or securities issued with a claim 
to the equity capital to be issued and, 
in particular, the date, which may be retroactive,
as from which the new shares shall earn 
dividends, the conditions governing 
the exercise of any rights to the conversion,
exchange, redemption, including in the form
of an allotment of Company assets, such 
as securities already issued by the Company,
and all other terms and conditions under
which the capital increase shall be effected; 
• as applicable, determine the terms and 
conditions under which the Company may
make a public purchase or exchange offer, 
at any time or between defined dates, to buy
back securities already issued or to be issued
immediately or upon maturity, for the pur-
pose of canceling or owning said securities,
in compliance with applicable laws;
• determine the conditions under which 
the Executive Board may suspend the exercise
of rights attached to the securities issued, 
in compliance with applicable laws and 
regulations;
• in the event that securities are issued 
in consideration for securities tendered 
in a public offer of exchange, draw up 
the list -of securities tendered in exchange,
set the issue terms and conditions, 
the exchange ratio, and, if applicable, 
the amount of the cash payment to be
made, and set issue terms and conditions 
for a public offer of exchange, an alternative
offer of purchase or exchange, a single offer
to purchase or exchange said securities 
for consideration in cash and securities, 
a principal takeover bid or public offer 
of exchange, combined with a secondary
offer of exchange or takeover bid, or 
any other type of public offer in compliance
with applicable laws and regulations; 
• at its sole option, use additional paid-in
capital from capital increases to pay any fees
incurred in respect of these transactions 
and to bring the legal reserve to the required
one-tenth of the new total equity capital
after each capital increase; 
• determine and make all adjustments
required to accurately reflect the impact 
of operations on the Company’s share 
capital, in particular, modifications 
of the par value of the share, capital increases



through the capitalization of reserves, 
the free allotment of shares, stock splits 
or stock consolidations, the distribution 
of reserves or any other assets, the amortization
of equity capital, or any other operation
involving shareholders’ equity, and determine
the means by which the rights of holders 
of securities with a claim to the equity capital
of the Company will be protected and 
maintained; 
• duly note the new total equity capital 
following each capital increase and amend
the bylaws accordingly; 
• in general, conclude all agreements 
in the furtherance of issues undertaken 
by virtue of this authorization, take all 
measures and undertake all formalities
required for the issue, listing, and financing
of the securities issued and the exercise 
of the rights attached thereto.
11. duly note that this authorization renders
null and void as of the date of this meeting
any non-utilized portions of prior authorizations
with a similar purpose, in general, all 
authorizations to increase share capital, 
in general, with preferential subscription
rights waived, including through the issue 
of securities and the transactions referred 
to in this resolution;
12. duly note that in the event that 
the Executive Board utilizes the authorization
granted by virtue of this resolution, the Board
will report use it has made of said authorization,
in accordance with the laws and regulations
in force, at the next general meeting 
of the shareholders.

FIFTEENTH RESOLUTION

The purpose of this resolution is to set the
issue price of shares, limited to 10% of the
share capital per year, in connection with a
capital increase through the issue of shares
with preferential subscription rights waived. 
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders, 
having reviewed the Executive Board report
and the Special report of the Auditors, 
and pursuant to Article L. 225-129-2 
and item 2 of Article L. 225-136 1 
of the French Commercial Code, hereby
authorize the Executive Board, which may

sub-delegate this authority in accordance
with the terms and conditions set forth 
by law, subject to the prior approval 
of the Supervisory Board pursuant to Article
16-3 of the bylaws, to set the issue price
under the following conditions, up to 
a maximum of ten percent of share capital
(this limit shall be assessed on the basis 
of the Company’s share capital at any time
whatsoever, by applying this 10 percent limit
to capital adjusted to reflect any transactions
that may affect it after this meeting) within
any given 12-month period: 
resolve that the amount paid to, or due to,
the Company for each share issued by virtue
of the aforementioned authorization, taking
into account the issue price of unattached
stock subscription warrants, if issued, must
equal at least 85 percent of the weighted
average share price for the three trading 
days preceding the determination of the issue
procedures.
It is hereby specified that the amount 
of any capital increases carried out by virtue 
of this resolution will be applied to the global
ceiling mentioned in the twenty-first 
resolution put before this meeting 
of the shareholders. 
This delegation shall be granted for 
a period of twenty six months 
as of the date of this meeting.
The shareholders duly note that, to the
extent that the Executive Board makes use 
of this authorization, it will prepare an 
additional report, to be certified 
by the auditors, describing the definitive
terms and conditions of the transaction 
and providing information on the impact 
of the transaction on the shareholder’s 
situation.

SIXTEENTH RESOLUTION 

The purpose of this resolution is to 
delegate authority to the Executive Board 
to increase the number of securities
to be issued in the event of a capital

increase, with or without preferential 
subscription rights maintained.
The shareholders, having fulfilled 
the quorum and majority requirements 
pertaining to extraordinary meetings 
of shareholders, having reviewed the
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Executive Board report and in accordance
with the relevant provisions of 
Article L. 225-135-1 of the French
Commercial Code: Hereby delegate to the
Executive Board, which may sub-delegate 
in accordance with the terms and conditions
set forth by law, its authority to increase 
the number of shares to be issued in 
the event of a capital increase with or 
without preferential subscription rights 
maintained, as mentioned in the thirteenth
and fourteenth resolutions, limited to 
the percentage of the initial issuance 
provided for in the relevant legal and 
regulatory provisions in force at the time 
of issue, it being understood that the issue
price will be the same as that decided 
on for the initial issue.
The nominal amount of the increase decided
on under this resolution shall be applied 
to the global ceiling mentioned 
in the twenty-first resolution put before 
this meeting of the shareholders.
This authorization shall be valid for a period
of twenty six months.

SEVENTEENTH RESOLUTION 

The purpose of this resolution is to provide
for the option of issuing shares with a claim
on the share capital, with preferential 
subscription rights waived, in consideration
for contributions in kind involving equity
shares or securities with a claim to equity
capital.
The shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders,
having reviewed the Executive Board report
and the special report of the auditors, and
pursuant to Articles L. 225-129 and following
of the French Commercial Code 
(and in particular Article L. 225-147 
paragraph 6 of the Code), hereby delegate

authority to the Executive Board, which may
sub-delegate in accordance with the terms
and conditions set forth by law, and subject
to the prior approval of the Supervisory Board
and pursuant to Article 16-3 of the bylaws,
as needed to increase capital, in one or more
offerings, up to a maximum of 10% 
of the share capital (this limit may be
assessed at any time whatsoever, by applying
this percentage to an adjusted amount 
of equity capital after the completion 
of capital transactions after the date 
of this meeting), in consideration 
for contributions in kind tendered 
to the Company in the form of capital shares
or securities with a claim to equity capital.
The Shareholders delegate all powers 
to the Executive Board (with the option 
of sub-delegation in accordance with 
the terms and conditions set forth by law) 
to approve the valuation of the contributions
and, where applicable, to grant special benefits,
to record this fact, to charge all related fees
incurred in connection with the capital
increase to the contribution premium, 
to withdraw the sums needed for the legal
reserve from this same source, to record 
the results of the capital increase 
and to amend the bylaws accordingly.
The nominal amount of any increase decided
by virtue of this resolution shall be applied 
to the global ceiling mentioned in 
the twenty-first resolution put before 
this meeting of the shareholders.
This delegation is valid for a period of twenty
six months as of the date of this meeting,
and renders null and void as of this same
date any non-utilized portions of prior
authorizations with a similar purpose, namely,
all general authorizations to increase share
capital through the capitalization of reserves,
earnings or other.

EIGHTEENTH RESOLUTION 

The purpose of this resolution is to grant 
a delegation of authority to the Executive
Board to decide to increase share capital
through the capitalization of additional 
paid-in capital, reserves, earnings or other. 
The Shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders,

having reviewed the Executive Board report
and subject to the prior approval of the
Supervisory Board, pursuant to Article 16-3
of the bylaws, delegate authority to the
Executive Board, which may sub-delegate in
accordance with the terms and conditions set
forth by law, to increase share capital, 
in one or more offerings, up to the maximum 
principal amount of 60 million euros, 
through the successive or simultaneous 
capitalization of all or a portion of reserves,
retained earnings or additional paid-in 
capital, and the issue and free 
allotment of shares and/or an increase 
in the par value of shares. The maximum
nominal amount of the capital increases 
that may be carried out under this resolution
will be applied to the global ceiling 
mentioned in the twenty-first resolution 
put before this meeting of the shareholders.
The Shareholders hereby resolve that odd lots
or fractional shares shall not be negotiable
and that the corresponding shares shall be
sold; the proceeds from such sales shall be
allocated to holders of rights as provided 
for by applicable laws and regulations. 

The Shareholders hereby grant full authority
to the Executive Board, with the power 
to delegate its authority pursuant 
to applicable law, to determine, as the case
may be, issue dates and terms and define 
the amounts to be issued, and resolve 
that any new shares allotted on the basis 
of existing shares with double voting rights
shall confer these rights on the holder 
as from the date of issue, to make any
adjustments that may be required to take
into account the impact of the transaction 
on the share capital of the company, 
in particular in the event of a change 
in the par value of its shares, or of a capital
increase through the capitalization of
reserves, or the free allotment of shares, 
or the division or regrouping of shares, 
or the distribution of reserves or other 
assets, or the amortization of the share 
capital or any other transaction that impacts 
shareholders’ equity, and to determine 
the ways in which the rights of the holders 
of securities with access to the equity capital
shall be protected and, more generally, 



to take all measures in furtherance 
of the issues, undertake all formalities 
and fulfill all requirements to render 
the corresponding capital increases 
definitive, and amend the bylaws accordingly. 
This authorization is granted for twenty-six
months as from the date of this meeting 
and renders null and void as of this same
date, any non-utilized portions of prior
authorizations with a similar purpose, 
namely, all general authorizations to issue
securities that grant access to the share 
capital, without preferential subscription
rights maintained in consideration 
for cash contributions relating to equity
shares or securities that grant access 
to the equity capital.

NINETEENTH RESOLUTION 

The purpose of this resolution is to grant 
a delegation of authority to the Executive
Board to decide to increase share capital 
by issuing stock or other securities with
access to the share capital, reserved 
for members of savings plans, with preferential
subscription rights waived in favor of the latter.
The Shareholders, having fulfilled the quorum
and majority requirements pertaining 
to extraordinary meetings of shareholders,
having read the Executive Board report 
and the special report of the auditors, 
in accordance with Articles L 225-129-6 
and L 225-138-1 of the French Commercial
Code and Articles L 443-1 and following 
of the French Labor Code:
1. hereby delegate authority to the Executive
Board, which may sub-delegate 
in accordance with the terms and conditions
set by law, to decide to increase Company
share capital, subject to the prior approval 
of the Supervisory Board pursuant to Article
16-3 of the bylaws, by a maximum principal
amount of 3 000 000 euros, in one or offerings,
through the issue of shares reserved 
for employees enrolled in one or more 
employer-sponsored company savings plans
offered by the Klépierre group, which
includes the company and the French and
foreign companies included in the same
scope of consolidation or combination 
of accounts, pursuant to Article L. 444-3 
of the French Labor Code; it being specified

that the maximum nominal amount of any
capital increases that may be carried out 
by virtue of this delegation will be applied 
to the global ceiling mentioned 
in the twenty-first resolution put before 
this meeting of the shareholders;
2. resolve that the delegation of authority 
to issue granted by virtue of this resolution
shall be valid for twenty-six months, as from
the close of this meeting;
3. resolve that the subscription price 
for shares or securities with a claim to equity
capital may not exceed the average opening
price of the Company’s share on Eurolist 
by Euronext for the twenty trading days 
preceding the date on which the subscription
launch date is determined, or be less 
than this average by more than 20% 
(30% when the lock-up period for the plan,
pursuant to Article L. 443-6, is ten years 
or more). The Shareholders expressly authorize
the Executive Board, at its discretion, 
to reduce or cancel the aforementioned 
discounts, within the limits defined 
by applicable laws and regulations, including,
but not limited to, legal, accounting, tax 
and employment regulations applied locally; 
4. resolve that the preferential subscription
rights of shareholders on the shares issued 
by virtue of this resolution shall be waived 
in favor of the aforementioned beneficiaries;
5. resolve that the Executive Board shall 
be granted full authority, with the power 
to delegate its authority pursuant 
to applicable law, to give effect 
to this authorization within the limits 
and under the conditions described 
hereinabove, in particular: 
• draw up, as provided by law, the list 

of companies whose employees, 
pre-retirees and retirees may apply 
for the shares issued and be eligible 
for shares or securities with a claim 
to the free allotment of shares, 
if applicable; 

• decide whether or not eligible employees
may acquire shares directly, via an 
employee savings fund (fonds commun 
de placement d’entreprise, FCPE), 
or other structures permitted 
by applicable laws and regulations; 

• determine the conditions, especially 
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the length of service, which beneficiaries 
of the capital increases must satisfy; 

• set the opening and closing dates 
for subscription; 

• determine the amounts of the issues 
effected by virtue of this agreement 
and, in particular, the issue prices, dates,
periods, the terms and conditions 
of subscription, payment, delivery 
and dividend entitlement (which may 
be retroactive) and all other issue terms 
and conditions, within the legal 
and regulatory limits in force; 

• duly note the number of new shares 
subscribed, by virtue of this authorization
(after any reductions effected due 
to an oversubscription), individually, 
via an employee savings fund 
or via another structure permitted 
by applicable laws and regulations, 
and the new total equity capital; 

• where applicable, use additional paid-in
capital from capital increases to pay 
any fees incurred in respect of these 
transactions and bring the legal reserve 
to the required one-tenth of the new total
equity capital after each capital increase; 

• conclude all agreements, complete all
transactions and requirements either 
directly or indirectly, by proxy, including 
all formalities following capital increases
and all amendments to bylaws reflecting
changes; 

• in general, enter into all agreements 
in the furtherance of issues undertak
en by virtue of this authorization, take 
all measures, make all decisions and 
undertake all formalities required 
for the issue, listing, and financing 
of the securities issued and the exercise 
of rights granted immediately 
or subsequent to the capital increases;

6. duly note that this authorization renders
null and void as of the date of this meeting 
any non-utilized portions of prior 
authorizations granted to the Executive 
Board to increase the Company’s share 
capital through the issue of shares 
reserved for employees enrolled in an
employer-sponsored company savings plan,
with preferential subscription rights waived 
in favor of said employees. 

TWENTIETH RESOLUTION

The purpose of this resolution is to authorize
the Executive Board to freely allot shares 
to employees and directors and officers 
of the Company or the Group.
The Shareholders, having fulfilled the quorum
and majority requirements pertaining to
extraordinary meetings of shareholders, 
having read the Executive Board report 
and the special report of the independent
auditors, in accordance with Articles 
L 225-197-1 and following of the French
Commercial Code, subject to the prior
approval of the Supervisory Board and 
pursuant to Article 16-3 of the bylaws: 
• hereby authorize the Executive Board 

to freely allot, in one or more transactions,
at its option, existing shares of the Company,
following the buyback of said shares, or
newly issued shares, to:

– salaried employees and directors 
and officers of the Company,

– salaried employees, directors and officers 
of companies and inter-company 
partnerships (groupements d’intérêt
économique) of which at least ten 
percent of the equity capital or voting
rights are held, directly or indirectly, 
by the Company, it being understood 
that the Executive Board shall identity 
the beneficiaries of freely allotted shares 
as well as the share allotment conditions
and, if applicable, criteria; it being hereby
specified that in the case of free shares
granted to directors and officers, 
the supervisory board must either (a) 
decide that such shares are non-
transferable once granted until such time
as the grantees cease to exercise their
duties, or (b) determine the number 
of free shares granted that these 
beneficiaries are required to hold 
in their own name until such time 
as they cease to exercise their functions;

• resolve that the total number of shares
freely allotted, whether existing or 
to be issued, may not exceed 0.5 percent 
of the company’s share capital, calculated
on the date of the Board’s decision. 
The allotted shares shall not be 
considered as definitively granted 
to their beneficiaries until a minimum

acquisition period of two years has expired.
The Shareholders set the mandatory 
lock-up period during which the beneficiaries
are required to hold the shares 
at a minimum of two years from the end 
of the acquisition period. The Executive
Board shall have the authority to extend
the length of the acquisition and holding
periods; 

• duly note that in the event that new shares
are freely allotted, this decision shall entail,
upon expiration of the acquisition period, 
a capital increase through the capitalization 
of reserves, retained earnings or additional
paid-in capital, in favor of the beneficiaries
of said shares and the simultaneous waiver 
by shareholders in favor of said beneficiaries
of the capitalized portion of reserves,
retained earnings and additional paid-in
capital;

• duly note that, in the event that 
the Executive Board were to make use 
of this authorization, it will present 
an annual report to the shareholders 
of the transactions completed by virtue 
of the provisions of Articles L. 225-197-1 
to L. 225-197-3 of the French Commercial
Code, in accordance with the terms 
and conditions set forth in Article 
L. 225-197-4 of said Code;

• duly note that this delegation of authority
renders null and void as of the date 
of this meeting any non-utilized portions 
of prior authorizations granted to the
Executive Board to freely allot existing 
or new shares for the benefit of all 
or some employees, directors and officers 
of the Group;

• resolve that this authorization shall be valid
for twenty-six months, as from the date 
of this meeting.



The shareholders hereby delegate all 
powers to the Executive Board, which 
may sub-delegate within allowable limits, 
to give effect to this authorization, and, 
as the case may be, to safeguard the rights
of the beneficiaries by making any adjustments
needed to the number of shares freely 
allotted to reflect any transactions 
involving the share capital of the Company, 
to determine, in the event of granting 
shares to be issued, the amount and 
nature of reserves, earnings and additional
paid-in capital to be capitalized, to duly
record the increase or increases in capital
completed under this authorization, 
to amend the bylaws accordingly and, 
more generally, to take whatever steps 
are necessary.

TWENTY-FIRST RESOLUTION

The purpose of this resolution is to set 
a global ceiling to be applied to authorizations
to issue shares or securities with a claim 
to equity capital. 
The Shareholders, having read the Executive
Board report, and as a result of the adoption
of the thirteenth, fourteenth, fifteenth, 

sixteenth, seventeenth, eighteenth and 
nineteenth resolutions hereinabove, 
resolve to set the maximum principal 
amount of immediate or future capital
increases effected by virtue of the authorizations
granted in the aforementioned resolutions 
to 70 million euros. It is understood that 
to this amount shall be added, if applicable,
the principal amount of any additional 
shares issued to protect the rights 
of holders of securities with a claim 
to equity capital, in accordance with 
applicable law. Subsequent to the adoption 
of the thirteenth, fifteenth, sixteenth 
and seventeenth resolutions hereinabove, 
the Shareholders also resolve to set 
the maximum principal amount of debt 
securities issued with a claim to equity 
capital at 1 200 million euros.

TWENTY-SECOND RESOLUTION

The Shareholders hereby grant full authority
to the bearer of an original, a copy 
or an excerpt of these minutes for 
the purpose of complying with all formal
publication and filing requirements required
by law.
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RON THE SHARE CAPITAL DECREASE BY CANCELLATION OF SHARES PURCHASED, 

PROPOSED TO THE SHAREHOLDERS’ MEETING

Report 
of the Statutory Auditors

from the date of this Shareholders’ Meeting,
is subject to adoption by shareholders.
Shareholders are requested to confer all 
necessary powers on the Management
Board, during a period of 26 months, to 
cancel the shares purchased by the Company,
pursuant to the share purchase authorisation,
up to 10% of the share capital by 24-month
period.
We have no comments on the reasons for 
or the terms and conditions of the proposed
share capital decrease, which, you are
reminded, may only be performed subject 
to the prior approval by the Shareholders’
Meeting of the purchase by the Company 
of its own shares.

Signed in Courbevoie and Neuilly-sur-Seine, 
March 7, 2007

The Statutory Auditors
Deloitte & Associés: Pascal Colin

Laure Silvestre-Siaz
Mazard & Guérard: Odile Coulaud

This is a free translation of the original French
language text for information purposes only.

To the Shareholders,

In accordance with our appointment as 
statutory auditors of Klépierre, and pursuant
to the engagement set forth in Article 
L. 225-209 of the French Commercial Code
(Code de Commerce) concerning capital
share decreases by cancellation of shares 
purchased, we hereby report to you on our
assessment of the reasons for and terms 
and conditions of the proposed capital share
decrease.
We conducted our review in accordance 
with professional standards applicable 
in France. Those standards require that 
we plan and perform the review in order 
to examine the fairness of the reasons 
for and the terms and conditions of 
the proposed capital share decrease.
This transaction involves the purchase 
by the Company of its own shares, up to
a maximum of 10% of the share capital, 
pursuant to the terms and conditions set
forth in Article L. 225-209 of the French
Commercial Code. This purchase authorisation,
to be granted for a period of 18 months

SHAREHOLDERS’ MEETING OF 5 APRIL 2007 – 9TH RESOLUTION
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RON THE ISSUE OF SHARES AND SECURITIES WITH THE RETENTION 

AND/OR CANCELLATION OF PREFERENTIAL SUBSCRIPTION RIGHTS

SHAREHOLDERS’ MEETING OF 5 APRIL 2007
THIRTEENTH, FOURTEENTH, FIFTEENTH, SIXTEENTH AND SEVENTEENTH RESOLUTIONS

Report
of the Statutory Auditors

To the Shareholders, 

In accordance with our appointment 
as statutory auditors of Klépierre, and 
pursuant to the engagement set forth 
in the French Commercial Code (Code de
Commerce) and notably Articles L. 225-135,
L. 225-136 and L. 228-92, we hereby report
to you on the proposed issues of shares 
and securities, which are subject to adoption
by shareholders.
Your Management Board proposes: 
• that shareholders delegate to it the necessary
powers to decide the issue of:
- ordinary shares and/or securities conferring
access to the share capital of the company
or, in accordance with Article L. 228-93 
of the French Commercial Code (Code de
Commerce), of any company that holds
directly or indirectly more than half of its
share capital or in which it holds directly 
or indirectly more than half of the share 
capital and/or conferring entitlement to 
the grant of debt instruments, with retention
of preferential subscription rights (thirteenth
resolution),
– ordinary shares and/or securities conferring
access to the share capital of the company
or, in accordance with Article L. 228-93 of
the French Commercial Code (Code de
Commerce), of any company that holds
directly or indirectly more than half of its
share capital or in which it holds directly 
or indirectly more than half of the share 
capital and/or conferring entitlement to 
the grant of debt instruments, with 
cancellation of preferential subscription 

rights (fourteenth resolution), it being noted
that such securities may in particular be
issued to remunerate securities transferred 
to the company as part of a share exchange
bid for securities satisfying the criteria set 
out in Article L. 225-148 of the French
Commercial Code (Code de Commerce),
• that shareholders delegate to it the necessary
powers to issue shares or securities conferring
access to the share capital, with cancellation
of preferential subscription rights, to remunerate
contributions in kind to the company, 
consisting of share capital or securities 
conferring access to share capital 
(seventeenth resolution),
• that shareholders authorise it, by virtue 
of the fifteenth resolution and pursuant 
to implementation of the delegation granted
by the fourteenth resolution, to set the issue
price within the annual legal limit of 10% 
of the share capital. 
The total nominal amount of potential 
share capital increases, immediately 
or in the future, may not exceed €70 million.
The total nominal amount of debt 
instruments issued may not exceed 
€1 200 million.
These ceilings take account of the additional
securities to be created pursuant to application
of the delegations granted by the thirteenth,
fourteenth, fifteenth and seventeenth resolutions,
under the conditions set out in Article L. 225-
135-1 of the French Commercial Code 
(Code de Commerce), should you adopt 
the sixteenth resolution. 
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Based on its report, the Management Board
asks shareholders to delegate, for a period 
of twenty-six months and in accordance 
with Article L. 225-129-2 of the French
Commercial Code (Code de Commerce), 
the necessary powers to decide transactions
performed pursuant to the thirteenth 
and fourteenth resolutions and determine
issue terms and conditions and proposes 
to cancel, in the fourteenth resolution, 
shareholder preferential subscription rights. 
It is the responsibility of the Management
Board to prepare a report in accordance 
with Articles 154 and 155 of the Decree 
of 23 March 1967. Our role is to express 
an opinion on the fair presentation 
of the quantified information extracted 
from the accounts, on the proposed 
cancellation of preferential subscription 
rights and on certain other information 
concerning the issue, contained in this report.
We conducted our procedures in accordance
with professional standards applicable 
in France. Those standards require that 
we plan and perform procedures to verify 
the contents of the Management Board’s
report in respect of these transactions 
and the terms and conditions governing 
the determination of the issue price 
of securities to be issued.
Subject to a later review of the terms 
and conditions of proposed issues, 
we have no comment on the issue price
determination terms and conditions 
presented in the Management Board’s report
in respect of the fourteenth and fifteenth 
resolutions. We have not reviewed issue 
price determination terms and conditions 
and amounts for share capital issues 

performed pursuant to the thirteenth 
and seventeenth resolutions, which are not 
presented in the Management Board’s report.
As the issue price of securities to be issued
has not been fixed, we do not express 
an opinion on the final terms and conditions
under which the issues will be performed
and, as such, on the proposed cancellation 
of preferential subscription rights 
in the fourteenth resolution and 
on the presentation of the company’s 
indebtedness.
In accordance with Article 155-2 
of the Decree of 23 March 1967, we shall
issue a further report on the performance 
by your Management Board of any issues
with cancellation of preferential subscription
rights or of any issues of securities conferring
access to the share capital and/or entitlement
to the grant of debt instruments.

Signed in Courbevoie and Neuilly-sur-Seine, 
March 7, 2007

The Statutory Auditors
Deloitte & Associés: Pascal Colin

Laure Silvestre-Siaz
Mazard & Guérard: Odile Coulaud

This is a free translation of the original French
language text for information purposes only.
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RON THE ISSUE OF SHARES AND MARKETABLE SECURITIES RESERVED FOR GROUP EMPLOYEES

Report 
of the Statutory Auditors

To the Shareholders,

As statutory auditors of your Company and
in accordance with the French Commercial
Code (Code de commerce) and in particular
Articles L.225-135, L.225-138 and L.228-92
thereof, we hereby present you with our
report on the project to issue ordinary shares
or marketable securities reserved for employees
of the Klépierre Group, who are members 
of a Group corporate savings plan, submitted
to you for approval. This proposed share 
capital increase is submitted to you for
approval pursuant to Article L. 225-129-6 
of the French Commercial Code and Article
L.443-5 of the Labour Code.
Your Management Board asks you 
to delegate the authority to decide on 
the issue of ordinary shares and marketable
securities entailing access to the share capital
of the Company and to cancel your preferential
share subscription rights to the shares issued.
The total nominal amount of share capital
increases to be performed immediately 
or in the future may not exceed 3 million
euros.
On the basis of its report, the Management
Board asks you to delegate, for a period 
of twenty-six months, pursuant to Article 
L. 225-129-2 of the French Commercial
Code, the authority to decide one or several

share capital increases, the final terms and
conditions, and to cancel your preferential
share subscription rights to the shares issued. 
It is the role of the Management Board to
prepare a report in accordance with Articles
154 and 155 of the Decree of 23 March
1967. It is our role to issue an opinion on 
the true and fair nature of quantified 
information taken from the accounts, 
on the proposed cancellation of preferential
subscription rights and on certain other 
information concerning the issue, presented
in this report. 
We have performed our procedures 
in accordance with professional standards
applicable in France. Those standards require
that we perform procedures to verify 
the content of the Management Board’s
report in respect of this operation and 
the terms and conditions for determining 
the share issue price.
Subject to the subsequent review 
of the terms and conditions of each share
capital increase that the Management 
Board may decide, we have no comment 
to make on the terms and conditions 
for determining the share issue price as set
forth in the Management Board’s report.
As the share issue price has not yet been set,

we can express no opinion on the final terms
and conditions under which the share capital,
or several share capital increases, would 
be performed. As a result, we can express 
no opinion on the cancellation of your 
preferential share subscription rights which
the Management Board has proposed; 
however, this type of cancellation is a logical
element of the operation submitted to you
for approval. 
In accordance with Article 155-2 of 
the Decree of 23 March 1967, we shall 
prepare an additional report for each share
capital increase that your Management Board
may decide to perform in connection 
with the draft delegation which has been
submitted to you.

Signed in Courbevoie and Neuilly-sur-Seine, 
March 7, 2007

The Statutory Auditors
Deloitte & Associés: Pascal Colin

Laure Silvestre-Siaz
Mazard & Guérard: Odile Coulaud

This is a free translation of the original French
language text for information purposes only.

SHAREHOLDERS’ MEETING OF 5 APRIL 2007 – 19TH RESOLUTION
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RON THE ALLOCATION, FOR NO CONSIDERATION, OF EXISTING SHARES OR SHARES 

TO BE ISSUED, TO EMPLOYEES OF THE COMPANY AND CORPORATE OFFICERS

Report
of the Statutory Auditors

SHAREHOLDERS’ MEETING OF 5 APRIL 2007 – 20TH RESOLUTION

In the absence of any professional standards
applicable to this transaction, performed 
pursuant to legislative provisions of 30
December 2004 and 30 December 2006, 
we performed the procedures we considered
necessary. Those procedures consisted 
in verifying that the proposed terms and 
conditions presented in the Management
Board’s report comply with the provisions
provided for by law.

We have no comment to make 
on the information given in the Management
Board’s report relating to the proposed 
transaction of the allocation of shares 
for no consideration. 

Signed in Courbevoie and Neuilly-sur-Seine, 
March 7, 2007

The Statutory Auditors
Deloitte & Associés: Pascal Colin

Laure Silvestre-Siaz
Mazard & Guérard: Odile Coulaud

This is a free translation of the original French
language text for information purposes only.

To the Shareholders,

As statutory auditors of your Company 
and in accordance with Article L.225-197-1 
of the French Commercial Code (Code de
commerce), we have prepared this report on
the proposed allocation, for no consideration,
of existing shares or shares to issued, 
to employees and corporate officers 
of Klépierre or affiliated companies as
defined by Article L.225-197-2 of the French
Commercial Code. 

Shareholders are requested to authorise 
the Management Board to allocate existing
shares or shares to be issued for no consideration.
It is the role of the Management Board 
to prepare a report on the transaction which
it wishes to perform. It is our role, where
necessary, to comment on the information
given to you on the proposed transaction. 
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KKlépierre’s 
principal competitors

Market capitalisation as of December 31, 2006 (€M) 6601 8499 4163 9036 1331 1046
Value of consolidated portfolio (excl. duties, €M) 8860 10639 5031 10017 1950 881
EPRA free float band 50% 100% 100% 75% 100% 40%

Rodamco
Europe (2)

Eurocommercial
(1)

IGD (1)Corio (2)Unibail (1)Klépierre (1)Source: Exane BNP Paribas.

France 285 492 75 96 36 –
Spain 60 – 20 86 – –
Italy 74 – 34 – 40 58
Netherlands – – 185 217* 8 –
Other 92 – 12 195 19 –
Total consolidated rents 511 492 326 594 102 58
Other income 76 207 – – – 3
TOTAL CONSOLIDATED TURNOVER 587 699 326 594 102 61
* Includes Belgium. in millions of euros

Rodamco
Europe (4)

Eurocommercial
(5)

IGD (3)Corio (4)Unibail (3)Klépierre (3)

Shopping centers and retail 458 244 245 513 90 58
Offices 53 136 64 62 9 –
Other – 113 18 19 3 –
Total consolidated rents 511 492 326 594 102 58
Other income 76 207 – – – 3
TOTAL CONSOLIDATED TURNOVER 587 699 326 594 102 61
(1) Value of portfolio as of December 31, 2006. – (2) Value of porfolio as of September 30, 2006. in millions of euros
(3) 2006 figures. – (4) 2005 figures. – (5) 2006 figures (year-end June 30).

Rodamco
Europe (4)

Eurocommercial
(5)

IGD (3)Corio (4)Unibail (3)Klépierre (3)

Breakdown of consolidated reported rents by country

Breakdown of consolidated reported rents by asset type
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OOrganization chart

Service
Property and rental management Multimedia

Spain

France

Poland
Ségécé Polska100

Real estate Development

Galae 49

Special pupose 
real-estate companies

Special pupose 
real-estate companies

Special pupose 
real-estate companies

Special pupose 
real-estate companies

Special pupose 
real-estate companies

Special pupose 
real-estate companies

Klécar Italia

CB Pierre 100 Klégestion 100

Arcol Slovakia 100

Delcis Czech Republic 100

Foncière
Louvain-la-Neuve 100

Klépierre Portugal 100

Klépierre Participations
and Financements 100

Italy

France

Belgium

Hungary

Others

Portugal

Greece

50

Effe Kappa 50

SA Devimo Consult35

Ségécé Hellas100

Ségécé Ceska
Republika100

Klémurs 84,11 Klépierre Conseil 100
France

Sh
op

pi
ng

 c
en

te
rs

O
ff

ic
es

Re
ta

ils
 

fa
cil

itie
s

%

Key
Klépierre SA’s
direct ownership
percentage.

Direct ownership
percentage of one
group subsidiary
by another 
subsidiary.

100

Special pupose 
real-estate companies100

Special pupose 
real-estate companies 100

Business Support Services

100

Klécar F. España100 Klécar F. Iberica100

Ségécé Portugal100

Ségécé Magyarorszag100

Ségécé Italia100

Ségécé España100

Klépierre Services 34
33

33

Klécar
Participations Italy 83

Klécar France 83

Klécar
Europe Sud 83

Kléber 
La Pérouse 100

Ségécé 75

IGC 50

Bestes Czech Republic 99
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AAnalysis 
of intra-group services

Se
rv

ic
e 

pr
ov

id
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Se
rv

ic
e 

re
ci
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en

t

Klépierre Financing Financing Financing Financing Financing Financing Financing Financing Financing Financing Financing Financing Financing Financing

GIE SF RHM CAM RHM CAM CAM CAM CAM CAM AM CAM
Klépierre CAM AM FM AM FM FM FM FM FM RHM FM
Services FM SF AM SF AM

AM SF

Ségécé DVPT LM Financing Financing LPM Financing CAA CAA Financing Financing CAA Financing Financing Financing CAA Financing CAA LPM
CAA CAA LOP CAA LOP LOP LOP LOP OP OP LPM DVPT
LPM CAA

Klécar Property Property
France
et filiales

Galae MM MM WSD
MM

Ségécé LPM LPM
España CAA CAA

- Klécar Property Property
Europe 
Sud
- Klécar 
Iberica
- Klécar 
España

Effe CAM
Kappa* FM

AM

Ségécé LPM LPM LPM
Italia CAA CAA CAA

Klécar Property Property
Italia – IGC

Ségécé LPM
Hellas

Klécar Property
Europe Sud

Ségécé LPM LPM LPM
Portugal CAA CAA CAA

Klépierre Property
Portugal

Ségécé LPM
Ceska
Republika LPM

Ségécé LPM LPM
Magyarorszag CAA CAA

Ségécé LPM
Polska CAA

Klépierre Property
Part. & Fints

Arcol Property

Devimo CAA LPM
CAA

Coimbra Property

Klémurs Property CAM
LPM

Klépierre LPM CAM
Conseil CAA AM, LPM

Klégestion LPM LPM PM
CAA CAA

CB Pierre Property

AM = Accounting Management DVPT= Development 
HRM = Human Resources Management 
CAA = Consultancy and Assistance on Acquisitions LM =
Lease Management 

CAM = Company Administrative Management LOP = Leasing
of Personnel 
MM= Multimedia
PM = Property Management                                                  
LPM = Lease and Property Management

FM = Financial Management 
SF = Support Fonctions 
Financing = Financement 
WSD = Web Site Design
*EFFE KAPPA is jointly owned by Klépierre and Finim  
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After having made all reasonable efforts 
to ensure that this is the case, I certify that
the information contained in this reference
document is, to the best of my knowledge,
accurate and that no material facts have been
omitted.
I have been given a letter by the Statutory
Auditors stating that they have checked 

the information relating to the financial 
position and the financial statements provided
in this Shelf registration document and read
the Shelf registration document in full.

Michel Clair,
Chairman of the Executive Board
March 7, 2006

SFOR SHELF REGISTRATION DOCUMENT 

Statement of the person
responsible

FOR FISCAL 2006

The corresponding consolidated financial statements and reports of the Statutory Auditors 
for fiscal year 2004 and 2005 are presented pages 84 to 122 and 2 to 16 of the IFRS book 
of the 2004 shelf registration document filed with the AMF under the number D.05-0328 
on April 1, 2005 and pages 77 to 145 of the 2005 shelf registration document filed with 
the AMF under the number D.06-0112 on March 8, 2006 respectively. 

Information from a third party, and in particular information obtained from appraisers, 
have been faithfully reproduced.
To the best of Klépierre’s knowledge and inasmuch as it can certify this in the light 
of the information published by this third party, no fact has been omitted that could make
the information reproduced inaccurate or misleading.
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PFOR AUDITS AND FINANCIAL DISCLOSURES

Persons 
responsible 

Statutory auditors

DELOITTE & ASSOCIES
Statutory auditors,
Member of the Compagnie Régionale 
de Versailles.
Deloitte & Associés
185, avenue Charles de Gaulle
92200 Neuilly-sur-Seine
Pascal Colin/Laure Silvestre-Siaz
1st appointed: GM of June 28, 2006.
End of term: Fiscal year 2009.

MAZARS & GUÉRARD
Statutory auditors,
Member of the Compagnie régionale 
de Paris.
Le Vinci – 4, allée de l’Arche
92075 Paris La Défense Cedex
Odile Coulaud
1st appointed: GM of November 4, 1968.
End of term: Fiscal year 2009.

PERSONS RESPONSIBLE FOR AUDITS

Alternate Statutory Auditors

Société BEAS
7-9, villa Houssay
92200 Neuilly-sur-Seine
End of term: Fiscal year 2009.

Patrick de Cambourg
Le Vinci – 4, allée de l’Arche
92075 Paris La Défense Cedex
End of term: Fiscal year 2009.

RESPONSIBLE FOR FINANCIAL 

DISCLOSURES

Jean-Michel GAULT
Member of the Executive Board – Chief
Financial Officer
Tel.: +33 140673505
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SShelf registration 
document
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5. Information about the issuer
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f. Interim and other financial data –
g. Dividend payment policy 5 – 6 and 7 – 17 – 50 and 51
h. Legal proceedings and arbitration 49
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21. Additional information
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24. Documents accessible to the public 49
25. Information about equity interests 18 and 19 – 100 to 103
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