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PRESS RELEASE

Paris, February 12, 2014

2013 results:
Mercialys exceeds its targets for 2013

Robust organic growth in invoiced rents: +3.7% including growth above
indexation ofl.7 points above the initial target of 1.5 points

Margin to EBITDA *ratio of 85%, above the initial target of 84%
Growth inadjusted funds from operations(FFO)®per share of +4%

Launch of 12 L’Esprit Voisin development projectsrepresenting additional
full-year rental income of Euro 8.6 million

Proposediividend payout of Euro 1.16per share in respect of 2013, representing
a yield of 7.49%

Eric Le Gentil, Chairman and Chief Executive Officgé Mercialys, comments:

“Mercialys exceeded its targets in 2013, therebgfming the relevance of its strategy and position
Thanks to a diversified portfolio and the attraetiess of the L’'Esprit Voisin concept, the Company
delivered another year of strong organic growthrémtal income, while also maintaining a high margin
EBITDA ratio.Under complex market conditions, sales generatetaylers at its large shopping centers
also held up well.

Against this backdrop, Mercialys will continue torgpue and step up the strategy that has formedalses

of its succesBy capitalizing on the strong positioning developedund the principle of local presence,
Mercialys intends to go even further in its abilidycreate value, turning its sites into uniquearetenues.
Mercialys will therefore continue to support the mmentum of its shopping centers by developing a
targeted retail offering and a multi-channel strggein order to be able to adapt to the changingstoner
habits of its customers.”

YEBITDA (earnings before interest, taxes, depresiatind amortization) restated for property develepnmargin, earnout payments and non-
recurring fees received relating to the BordeaussBe extension

2Net income, Group share before depreciation, dagéias on asset sales, asset write-downs andauilitax contribution of 3% adjusted for
rental income from assets sold in 2012 and 2018ylzion based on the weighted average numbenanks, fully diluted as at December 31)
%Yield calculated on the basis of Mercialys’ closstgre price on February 11, 2014 (Euro 15.6)
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l. 2013 activity

Solid 2013 resultspnce again demonstrating the relevance of Mercialybusiness model

= Robust organic growth in invoiced rents+af. 7%, includingl.7 points above indexationexceeding
the target of +1.5 points set for 2013.

This strong performance is attributed primarilytie measures taken by all of Mercialys’ teams todase

average rental values in the portfolio and devéhepCasual Leasing business.

Rental revenues totaled Euro 149.0 million, dowd mainly due to the program of asset salesezhrri

out in 2012 and 2013.

= Continuing high ratio of EBITDAto rental revenues @5%, above the target of 84% set for the year.

*  Funds from operations (FBof Euro 96.2 million, equal to Euro 1.05 per share, down -1£.4%
mainly due to the impact of asset sales carriedno2012 and 2013.

= Funds from operations (FFO) adjusted for the efféfcR012 and 2013 asset saleskafro 92.1
million, equal to Euro 1.0 per share, an increaselof®.

Indicators held up well under complex market conditons

= In a complex economic climatsales generated by retailersit Mercialys’ shopping centérkeld up
well, up+0.4% on a cumulative basis in 2013, compared with leofal1.3% for the CNCC panel of
neighborhood shopping centers on a cumulative bagsd-December 2013.

= A continuing brisk rate of lettings in 2013, wiZb1 leases signed.

=  Growth in rental income for the Casual Leasing hess of+16% in 2013 compared with 2012.

= Solid management indicators current vacancy rate of 2.6% and the recovesy oaer 12 months of
97.6% remained high, stable relative to 30 Jun€201

12 L’Esprit Voisin development projects were launcled in 2013 10 of which are due to be
completed in 2014, representing 120 new storesamnaddditional Euro 8.6 million in full-year rental
income. These developments have helped Mercialymake its shopping centers more attractive and
diversify its offering, with the addition of newtadlers in 2013 and 2014.

Mercialys has a selective pipeline valued at EW8 fillion as at December 31, 2013, weighted fer th
probability of success on a project-by-project ®ashis pipeline includes the 10 development ptsjeae
to be completed in 2014 and eight projects undgewefor development by Mercialys, valued at Eudgl 1
million, as well as other projects in the Casinpetine that may be included in the Partnership Agrent
over the course of their development, represeriung 379 million.

The program of asset sales initiated in 2012, witthe aim of refocusing the portfolio around

properties best suited to the company’s strategy,as been finalized

=  During 2013, Mercialys sold Euro 232 million of ats, thereby marking the end of the program of
asset sales launched in 2012.

= At the end of these asset sales, Mercialys’ paotfobmprises 91 assets, including 61 shopping
centers, of which 74% are large shopping centers.

“EBITDA (earnings before interest, taxes, depresiatind amortization) restated for property develeginmargin, earnout payments and non-
recurring fees received relating to the BordeaussBe extension

®Net income, Group share before depreciation, dagétias on asset sales, asset write-downs anda@atitax contribution of 3%

SCalculated on the basis of the weighted averagebeuof shares as at December 31, fully diluted

" Mercialys’ large shopping centers and main neighbod shopping centers

8 CNCC index - Neighborhood shopping centers, conpuscope - Cumulative to end-December 2013

® Amount including transfer taxes, including earngayments on vacant lots representing an estimatabiaf Euro 13 million

2



mercialys
I Esprit \;.;\1“9 2013 full-year results

ll. Portfolio and debt

Net asset valu& (NAV) increased by+0.5% over 12 months

= The value of Mercialys’ portfolio standst&tiro 2,464.9 millionincluding transfer taxes, a fall of
-3.8% over 12 months, mainly as a result of asses<arried out in 2012 and 2013. On a like-floe-li
basis, Mercialys’ portfolio increased in value+8.6% over 12 months, boosted by organic growth in
rental income.

* The average appraisal yield wa85% as at December 31, 2013, stable relative to Jun2@I3B and
December 31, 2012.

= NAV excluding transfer taxes equdsiro 19.04 per sharean increase of +0.5% over 12 months.

= Liquidation NAV increased by 1% over 12 months to Euro 17.64 per share.

A solid financial structure, reinforcing Mercialys’ business model

» Following the asset sales carried out, Mercialyig pawn Euro 250 million of bank loansin 2013,
bringing the total amount of loans outstanding ddvam Euro 1.0 billion at December 31, 2012 to
Euro 750 million.

» In January 2014, Mercialys also refinanced its kgng credit facility. The Euro 200 million faciijt
(undrawn), which was due to mature in February 204S been replaced by a new five-year Euro 150
million facility benefiting from a margin of 140 bfgompared with 225 bp for the previous credit
facility).

These measures have enabled the Company to seeanigghfinancial structure while also optimizing it

financial expenses.

* Theaverage cost of debin 2013 was3.6%" (compared with 3.7% for 2012).

» ThelTV ratio was31.8%" as at December 31, 2013, compared with 33.4% ed¢Deer 31, 2012.

* ThelCR was4.2" as at December 31, 2013 (compared with 5.3 atrbleee 31, 2012), well above
the bank covenant requirement of over 2.

[1l. Dividend and outlook

Dividend

On the basis of the progress made and results tegpty Mercialys for 2013, Mercialys’ Board of
Directors will propose to the general shareholderséting of April 30, 2013, the payment ofli@idend

of Euro 1.16 per sharg including the interim dividend of Euro 0.34 pé&ase already paid in June 2013,
representing a yield of 7.4%

PReplacement NAV (including transfer taxes)

1 Average cost adjusted for the impact of the exoepli depreciation of costs relating to bank loakem out (Euro 1.6 million) recognized in the
first half of 2013 in relation to early repaymenfdank loans.

2 LTV (Loan To Value): net debt/market value of thatfolio excluding transfer taxes

Interest Cost Ratio: EBITDA / cost of net debt

““Relative to the closing share price of February20il4 (Euro 15.6 per share)
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Outlook

The solid performance achieved in 2013 confirmséhevance of Mercialys’ business model:

= A strong positioning based on a local presenceb sprit VVoisin concept has been reinforced by the
development of theFonciere Commercantefoncept;

=  Growth and resilience thanks to a favorable mixeiims of tenants’ business activities, potential fo
increasing rents and secured acquisitions via anmership with Casino.

The Company will step up the strategy that has éokine basis of its success. By going even fuithis
ability to create value, Mercialys intends to titmsites into unique retail values by capitalizongits own
strengths and on its partners, primarily Casino.

The aim is to develop ways of creating differend @omplementary forms of retail (in particular thgb
Casual Leasing and retail services activities) diadety in a multi-channel approach. Mercialys will
therefore make its sites more attractive and opérttieir marketability by adopting an upscaled apph.
With its resolutely customer-focused approach, ddys is therefore constantly adapting its positigrto
changes in retail and new consumer habits baséstahpresence.

In 2014, growth and profitability will remain ceatrto the Company’s aims:

= continuing robust organic growth with the targethagher like-for-like growth in invoiced rents than
in 2013, of at least +2.0% above indexation;

= the completion of 10 L’Esprit Voisin projects;

= growth in funds from operations (FFO) per sharewar +2%.



mercialys
L Esprit \bi,\mg 2013 full-year results

2013 RESULTS*

December 3. December

0,
December 31, % change % change

(In thousands of euros) 2012 31, 2012 like-for-
(Reported) (Pro forma™) 2013 2013/2012 "
Invoiced rents 152,537 151,866 142,951 -5.9% +3.7%
Rental revenues 160,419 159,682 148,959 -6.7%
Net rental income 151,651 150,664 139,403 -7.5%
Net operating expense'$ -14,766 -14,620 -13,820
Income from partnership with Union Investment’ 10,290 10,290 3,413
Other current operating income and expenses -5,357 -5,357 -2,346
Net financial items -29,364 -29,277 -32,092
Tax™ -3,722 -3,699 702
Share of income of equity affiliates - 733 1,005
Minority interests -42 -42 -37
Funds from operations (FFO) 108,690 108,690 96,227 -11.5%
Depreciation -26,242 -26,244 -23,931
Net capital gains on asset sales and impairment 61,658 61,658 51,065
D_epre_c_latlon and capital gains attributable to -10 -10 -10
minorities
Additional tax contribution of 3% -689 -689 -
Net income, Group share 143,408 143,408 123,351 -14.0%
Adjusted EBITDA *°/Rental revenues 86% 86% 85%
Adjusted funds from operations (FFOY° 88,305 92,136 +4.3%
Per share data (euros per sha
Diluted EPS 1.56 1.56 1.34 -13.9%
Diluted total cash flow 1.15 1.24 1.06 -14.0%
Diluted funds from operations (FFO) 1.18 1.18 1.05 -11.4%
Diluted adjusted funds from operations (FFO) 0.96 1.00 +4.4%

(*) Audit procedures have been conducted by thieistey auditors. Finalization of the statutory atais' report on the
consolidated financial statements is in progress.

Asset valuation

December 31 % change
December 31, " December over 12 % change

2012 . )
2012 Pro forma 31, 2013 months  Like-for-like
(pro forma)
Total portfolio value incl. transfer tax@s millions of
euros) 2,561.1 2,561.1 2,464.9 -3.8% +3.6%
Net asset value (in euros per sh 18.94 18.94 19.04 +0.5%

(Replacement NAV)

Net asset value (in euros per sh o
(Liquidation NAV) 17.47 17.47 17.64 +1.0%

®Mercialys pre-empted the implementation of IFRS IDand 12 for the year ended December 31, 201&lyJoontrolled subsidiaries (SCI Geispolsheim
and Corin Asset Management), which were previopsbportionally consolidated, qualify as associatethpanies as defined by IFRS 11 and have therefore
been consolidated under the equity method. The 28812012 financial statements, presented to eabiparison, have been adjusted.

16 Net of fees charged

" Margin, earnout payments and non-recurring feesing to the development of the Bordeaux-Pessamsidn

18 Excluding additional tax contribution of 3%

EBITDA (earnings before interest, taxes, depresiatind amortization) restated for property develepinmargin, earnout payments and non-recurring
fees received relating to the Bordeaux-Pessac sgien

20 Net income, Group share before depreciation, dagitmns on asset sales, asset write-downs andi@ualitax contribution of 3% adjusted for the
effects relating to 2012 and 2013 asset sales
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This press release is available on the welgiter.mercialys.com

Next events and publications:

* February 13, 2014 (10.00 am) Analysts’ meeting

e April 30, 2014 (10.00 am) General shareholdersétimg
Analyst/investor relations: Press relations:
Marie-Flore Bachelier Communications
Tel: + 33(0)1 53 65 64 44 Tel:  +33(0)1 53 @673

About Mercialys

Mercialys is one of France's leading real estatepamies, solely active in retail property. At Deb&m31,
2013, Mercialys had a portfolio of 2,128 leasegesenting a rental value of Euro 135.2 million on a
annualized basis.

As at December 31, 2013, it owned properties testimated value of Euro 2.5 billion (including tséer
taxes). Mercialys has benefited from “SIIC” taxtes&a(REIT) since November 1, 2005 and has beesdlist
on compartment A of Euronext Paris, symbol MERYigsiits initial public offering on October 12, 2005
The number of outstanding shares was 92,049,160 Recember 31, 2013, compared with 92,022,826 as
of December 31, 2012.

CAUTIONARY STATEMENT

This press release contains forward-looking statgmabout future events, trends, projects or tagget
These forward-looking statements are subject tatified and unidentified risks and uncertaintiestth
could cause actual results to differ materially nfrothe results anticipated in the forward-looking
statementsPlease refer to the Mercialys shelf registratiorcdiment available atvww.mercialys.confor

the year to December 31, 2012 for more details mdigg certain factors, risks and uncertainties that
could affect Mercialys’ business.

Mercialys makes no undertaking in any form to mlblipdates or adjustments to these forward-looking
statements, nor to report new information, newrkitevents or any other circumstance that might eaus
these statements to be revised.
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1. Business review
(Financial statements for the year ended Decembe2(BL3)

2013: a year demonstrating the solidity and relevase of Mercialys’ business model

Real estate companies specializing in shoppingecentere subject to a complex economic climateQih32 Within
the sector, neighborhood shopping centers - theeegin which Mercialys has the strongest presengere most
resilient’. Against this backdrop, thanks in particular ®dtversified portfolio and the growing attractiess of the
L’Esprit Voisinconcept, Mercialys was able to deliver a relagivebust performance. The drop in footfall at @sgle
shopping centers remained contained at -0.9% cadpaith -1.7%° for the CNCC panel. Retailers at Mercialys’
shopping centef3also held up well in terms of sales, with growth+6.4% in 2013 relative to 2012 compared with a
fall of -1.3% in sales for retailers at neighborhood shoppingers.

2013 rental revenues were supported by organicthrand completions df’Esprit Voisindevelopment projects.
Mercialys again achieved strong organic growthantal income of +3.7%, including 1.7 points abowdeixation,
above the target of +1.5 points set by manageneheastart of 2013.

This solid performance attests to the soliditytef tompany’s business model and the priority gteecreating value
by its teams, who have played an extremely actileeand who are close to the client.

The ratio of margin to EBITDA also remained at a high level of 85%, above thgetaof 84% initially set by
management.

2013 funds from operations (FFO) per shaesljusted for the effects relating to asset sadesed out in 2012 and
2013 increased by +4.4%.

Lastly, Mercialys’ key management indicators shbatthe economic climate continued to have a lidnitepact on
its tenants, highlighting the resilience of its halio.

The implementation df’Esprit Voisindevelopment projects continued at a robust ragd¥8.

Following the 26 projects already completed in 2@ 1 and 2012, 12 projects were launched in 2@&8esenting
120 new shops and a rental value of Euro 8.6 millieer the full year, with 29,600 m2 of newly cexdtredeveloped
and/or renovated space (GLA).

These developments have helped Mercialys to makshibpping centers more attractive and divers#fyoftering,
with the addition of new retailers and new concépt2013.

Mercialys has stepped up its strategy, centered anod local presence and value creation

Mercialys intends to continue with and step upghecessful strategy it has pursued since it wasded in 2005.
Mercialys is capitalizing on its extremely strormgystomer-focused positioning centered around I@rakence,
embodied by thé&’Esprit VoisinconceptL’Esprit Voisinis the trademark created by Mercialys that iseéld in all
aspects of value creation. This unique architettararketing and retailer approach aims primaclatapt the design
of shopping centers and the retailer mix to custsimexpectations, and more generally to anticipetianges in
market conditions in order to react effectivelyotar competitors.

It will continue to accompany the strong momentunowar shopping centers and partners by adaptirghémges in
customers’ consumer habits.

Mercialys’ winning strategy is also based on a usigpproach to value creation in partnership witham-owners -
particularly Casino - by extracting existing potehfor value enhancement from the lease portfadi®,well as by
means of a very ambitious program to transfornpthfolio, in the form of thé.’Esprit Voisinprogram.

This program concerns the extension, redevelopruathtrenovation of sites unique in size, constigutirtrue driver
for creating value in Mercialys’ portfolio.

Since the end of 2010, this strategy has been guaoied by an arbitrage policy concerning maturetasthat have
not attained critical mass, in order to developtp@smomentum in terms of attractiveness.

2L CNCC base index — Cumulative comparable scopecaDegember 2013 — Neighborhood shopping cente3% 1 All shopping centers: -2.1%
2CNCC index of cumulative footfall to end-Decemb8d.2
ZMercialys’ large shopping centers and main neighbod shopping centers
2CNCC index - Neighbourhood shopping centers, coaiparscope - Cumulative to end-December 2013
% Ratio of margin to EBITDA = EBITDA (Earnings Befoheterest, Tax, Depreciation and Amortization reesigfor property development margin,
earnout payments and non-recurring fees receilating to the Bordeaux-Pessac extension) / Reat@nues
%Funds from operations per share: Net income, Gshape excluding depreciation, capital gains ontasses, asset write-downs and additional
tax contribution of 3% per share (weighted fulljutéd)

8
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This has enabled Mercialys to refocus its portfalio assets presenting reversionary potential arkl aistrong
presence in their catchment area.
This process of refocusing the portfolio, coupledhwthe implementation of th&’Esprit Voisin program, has
significantly transformed Mercialys’ property patib and helped to boost its momentum. The aversige of
properties has increased at the same time as thberwf properties has decreased.

For Mercialys, this means continuing to capitalirethe positioning developed over the last eiglaryeand taking
things even further with its ability to create walin order to make its sites into unique retail ues) drawing on
Mercialys’ own strengths and those of its partnprsnarily Casino.

The aim is to develop ways of creating differerd anmplementary forms of retail in order to makemding centers
more attractive and as commercial as possible.

This approach requires full knowledge in advancthefpotential of the site as whole in order tabke to develop an
overall, segmented and structured view. This ideagldl by means of in-depth analysis of the cliesdeband the
catchment area, a concept that fits in with thall@mvironment (architecture, services etc.), mandising thought
about as a whole with the aim of diversifying thesite offering (Casual Leasing, services, targéted outlets etc.)
and a dynamic multi-channel strategy, with synexd¢ietween “bricks and mortar” retailers and e-conemén order
to boost footfall.

By means of this upscaled approach, Mercialys’igito make its sites more attractive and furthémoige the value
creation process.

A resilient business model offering value creatiorynderpinned by both the fundamentals of
the retail property sector and Mercialys’ own strergths

The shopping center sector has a dynamic andawmisperformance profile.
It is intrinsically correlated with trends in thetail industry and therefore offers a dual advamtag Mercialys:
> exceptionally good visibility in terms of cash flpwith a solid base of index-linked rents and vy
vacancy rates due to the practice of leaseholdsigha peculiarity of the French retail system wahiequires
an outgoing tenant to find a replacement;
> an ongoing ability to create value by working opeamter’s merchandising and events planning, nefugia
lease renewals and relets, and pursuing a policgradvating and redeveloping centers to make theme m
competitive.

Against this backdrop, Mercialys has created ailflexorganizational structure by combining and depimg
specialized skills in value-creating functionslimks wih a major company also enables Mercialypaol its back-
office functions with the Casino Group.

Mercialys also presents its own strengths, basetynamic development and tight control of risk:

> Mercialys is a pure-play operator specializingatail properties located solely in France.

> Mercialys benefits from a favorable outlook inmbs of organic growth thanks to considerable pddétd increase
rent levels in its rental portfolio.

> Mercialys’ shopping centers enjoy a strong positibenefiting from both consumer appeal for Iitds and a
strong local footing, as well as a favorable gephbieal position in France, with centers locatethim fastest-growing
regions (Rhéne-Alpes, Provence-Alpes-Céte d’Azufartic Arc).

> Mercialys has a team of specialists in the tramsétion of shopping centers, focusing on growtd aates of
return, centered around a structural and innovaiveept: the'Esprit Voisinconcept.

> Redevelopment and extension works carried outimithe framework of th&’Esprit Voisin program take place at
existing sites, thereby significantly limiting thisks taken by Mercialys and its retail tenantse§ehrisks are even
more limited by the fact that works only begin omesv developments have been at least 60% pre-let.

> Mercialys benefits from secure access to acduist The partnership agreement with the Casinagroesigned
in 2012 and extended until the end of 2015, allMescialys to benefit from priority access to prdgedeveloped by
the Casino Group’s teams at attractive rates velath market prices. Casino’s large pipeline meaas Mercialys
can remain selective about investment opportuniiessng on the market.

Mercialys’ entrepreneurial spirit enables it to tione to innovate and enhance its model. Merciédydeveloping
new sources of value creation, based on the cegetitht sites constitute a kind of “modelling cl@ffering a wide
range of transformation possibilities. This medret £ach shopping center is able to adapt contintakchanges in
retail and new consumer habits.
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2. Financial report

Mercialys Group is hereafter referred to as Meysiar the Company.

The consolidated financial statements of the Méysi&roup to December 31 have been prepared inrd&coe with
the standards and interpretations published byriteznational Accounting Standards Board (IASB)approved by
the European Union and as applicable at the balsimeet date.

Accounting policies have been applied consisteintill the periods shown in the consolidated finahstatements.

NB: Mercialys pre-empted the implementation of IFRS110and 12 for the year ended December 31, 204iBitly
controlled subsidiaries (namely SCI Geipolsheim a@drin Asset Management), previously proportionally
consolidated, were qualified as associated commarsecording IFRS 11 definition and have therefoeerb
consolidated under the equity meth@bnsequently, the 2011 and 2012 figures have begrstad to provide a
comparable information.

2.1.Financial statements

Audit procedures have been conducted by the statatalitors. Finalization of the statutory audit@eport on the
consolidated financial statements is in progress.

2.1.1. Consolidated income statement

(in thousands of euros) 12/2011* 12/2012* 12/2013
Rental revenues 160,177 159,682 148,959
Non-recovered property tax - (35) (105
Non-recovered service charges (3,560) (3,906) (4,231)
Property operating expenses (5,887) (5,077) (5,220)
Net rental income 150,731 150,664 139,403
Management, administrative and other activitie®ine 6,077 3,54¢ 3,672
Property development margin - 10,290 2,741
Other income - - 472
Other expenses (6,845) (8,240) (7,887)
Staff costs (9,507) (9,369) (8,929)
Depreciation and amortization (23,802) (26,130) (23,931)
Allowance for provisions for liabilities and chasge 55 (557) 477)
Other operating income 121,359 185,162 172,005
Other operating expenses (90,763) (135,751)  (123,285)
Operating profit 147,305 169,615 153,783
Revenues from cash and cash equiva 517 432 40z
Cost of debt, gross (169) (28,142) (31,073)
Cost of debt, net 348 (27,710) (30,671)
Other financial income 620 938 1,751
Other financial expenses (27) (2,505) (3,172)
Net financial items 941 (29,277) (32,092)
Tax (1,281) (4,388) 702
Share of net income of associates 466 7,509 1,005
Consolidated net income 147,430 143,459 123,398
Attributable to minority interests 48 52 a7
Attributable to Group equity holders 147,382 143,408 123,351
Earnings per share (in eurosf?

Earnings per share attributable to Group equitgéal (in euros) 1.60 1.56 1.34
Diluted earnings per share attributable to Grougtgdnolders (in euros) 1.60 1.56 1.34

(*) As a result of the pre-emption of IFRS 10, htl 42, the 2012 and 2011 figures were adjusted.
(1) Based on the weighted average humber of outstarstiages over the period adjusted for treasury skare
> Weighted average number of shares (non-diluted013 = 91,734,656 shares

> Weighted average number of shares (fully diluied)013 = 91,865,817 shares
10
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2.1.2. Consolidated balance sheet

Assets

(in thousands of euros) 12/2011* 12/2012* 12/2013
Intangible asse 104 64¢€ 1,022

Property, plant and equipment other than investpegert 62¢ 572 49¢

Investment roperty 1,615,87 1,414,15! 1,423,46:

Investments in associa 5,03( 417 21,40t

Other nol-current asse 13,60: 27,01« 20,70:

Deferred tax assets 100 151 578

Non-current assets 1,635,341 1,442,959 1,467,670
Inventories 9,002 - -

Trade receivabs 16,15¢ 19,88t 21,71¢

Other current assets 35,174 29,484 41,794
Casino SA current accol 44,35¢ - -

Cash and cash equivalents 1,31¢ 205,86 15,79t

Investment property held for s 8,937 143,01: 27,64

Current assets 114,948 398,243 106,952
TOTAL ASSETS 1,750,289 1,841,202 1,574,621

Equity and liabilities

(in thousands of euros) 12/2011* 12/2012* 12/2013
Share capit: 92,02¢ 92,02¢ 92,04¢
Reserves related to share capita 1,424,00. 482,85 482,83t
Consolidated reserv 135,39¢ 161,40: 162,00t
Net income attributable to the Grc 147,38: 143,40t 123,35:
Dividend paymen (119,420 (142,19) (120,320
Equity attributable to the Group 1,679,389 737,497 739,922
Minority interests 492 442 436
Total equity 1,679,881 737,939 740,358
Non-current provisior 22¢ 242 231
Non-current financial liabilities (¢ 3,29¢ 1,003,04! 747,10¢
Deposits and guarantse 23,54" 23,56¢ 21,88:
Non-current tax liabilities and deferred tax liabild 52( 86( 562
Non-current liabilities 27,594 1,027,713 769,785
Trade payable 7,93 15,87: 11,26¢
Current financial liabilities ( 4,30¢ 24,20« 27,04«
Shor-term provision 56¢ 1,31¢ 1,69:
Other current liabilitie 28,94 31,64 24,47
Current tax liabilitie 1,05¢ 2,511 7
Current liabilities 42,814 75,550 64,478
TOTAL EQUITY AND LIABILITIES 1,750,289 1,841,202 1,574,621

(*) As a result of the pre-emption of IFRS 10, htl 42, the 2012 and 2011 figures were adjusted.

(1) The reduction in cash and cash equivalentsém12012 and 2013 relates primarily to the pagtialy repayment of bank debt in 2013.

(2) The decline in reserves related to share dapi012 relates to the exceptional payout of atbEuro 1 billion in the first half of 2012.

(3) The increase in non-current financial liabéiitirelates to the taking out of a loan (drawn)wfoEL billion in 2012, reduced to Euro 0.75 billion
as at December 31, 2013.

(4) The increase in current financial liabilities& December 31, 2012 relates primarily to céap#élinterest in respect of bonds issued.

11



mercialys

[’ Esprit Voisin.

2.1.3. Consolidated cash flow statement

2013 full-year results

(in thousands of euros) 12/2011* 12/2012* 12/2013
Net income attributable to the Grc 147,38: 143,40t 123,35:
Net income attributable to minority intere 48 52 47
Net income from consolidated companies 147,430 143,459 123,398
Depreciation, amortization, impairment allowanced provisions net of revers 23,46¢ 28,34 27,76¢
Unrealized gains and losses relating to chang&srinalue - (338 32z
Income and charges relating to stock options amédeas 42~ 20k 434
Other income and charges 3,817 (4,099 (90)
Share of income from associe (466 (7,509 (1,005
Dividends received from associc 2¢ 8,15t 42C
Income from asset sa (32,456 (54,560 (53,569
Cash flow 142,24! 113,65! 97,67¢
Cost of net debt (excluding changes in fair valug @epreciation) (348) 26,582 27,525
Tax charge (including deferred t 1,281 4,38¢ (702
Cash flow before cost of net debt and t¢ 143182 144,62F 124,50:
Tax payment (74¢€) (2,479 (5,340
Changen working capital requirement relating to operati@xcluding deposits at (18,974 27,94C (11,257
Change in deposits and guaran 44¢ 18 (1,683
Net cash flow from operating activitie: 123,90¢ 170,10 106,22:
Cash payments on acqttion of investment property and other fixed as (142,781 (77,432 (54,401
Cash payments on acquisition of -current financial asse (4,094 (4,443 (65)
Cash receipts on disposal of investment propertyodimer fixed asse 110,25: 174,33t 176,49
Cash receipts on disposal of -current financial asse 5 3,967 454
Impact of changes in the scope of consolidatioh witange of ownership | - (52) (8,050
Net cash flow from investing activitie (36,618 96,37¢ 114,88
Dividend payments to :areholder (69,827 (1,060,386 (89,08%)
Interim dividend paymen (49,593 (22,958 (31,235
Dividend payments to minority intere (282 (50) (52)
Capital increase or decrease (parent compan 35¢€ - -
Changes in treasury shg 2,731 (2,999 (1,926
Increase in financial liabilitie - 993,03! -
Reduction in financial liabilitie (1,825 (5,729 (250,461
Net cost of del 34¢ (7,300 (41,254
Net cash flow from financing activities (118,091 (106,386 (414,012
Change in cash positio (30,809 160,09: (192,903
Opening cash positit 74,09( 43,28¢ 203,38:
Closing cash positic 43,28¢ 203,382 10,47¢
Casino SA current accot 44,35¢ - -
Cash and cash equivale 1,31¢ 205,86: 15,79¢
Bank facilitie! (2,388 (2,480 (5,316
(1) Othe income and charges comprise primat
Lease rights received and spread out over thedéthe lease 2,374 (4,004) (3,419)
Discounting adjustments to construction leases (605) (483) (500)
Financial expenses spread - 571 1,48¢
Costs associated to assets sales 1,896 (206) 1,865
(2) The change in working capital requirement bseddwn as follows
Trade receivables (136) (2,379) (2,853)
Trade payable (180 69t 644
Other receivables and payables (9,884) 13,382 (3,811)
Inventories on property developments (8,774) 9,002 -
Property development liabiliti 7,24( (6,237
(18,974) 27,940 (11,257)

(3) At the end of 2013, the Group proceeded withghyment of Aix2 and Alcudia Albertville shareglire amount of Euro 8,050 thousand. In 2012, rejgaym
of capital to minority shareholders following thguidation of SCI Bourg-en-Bresse Kennedy and S@lldn Bon Rencontre amounted to Euro 52 thousand.

(4) In 2011, Mercialys carried out a Euro 356 themds capital increase within the framework of thereising of options by Group employees in relation

stock option plans.

(*) As a result of the pre-emption of IFRS 10, htl 42, the 2012 and 2011 figures were adjusted.

12



mercialys
I Esprit \;.;\1“9 2013 full-year results

2.2.Main highlights of 2013

Twelve L’Esprit Voisin development projects wereuteched, with completions scheduled in
2013 and 2014

The implementation df’Esprit Voisindevelopment projects continued in 2013.

Two projects were completed during the year anduréhér six were acquired in advance in December3201
scheduled for completion in 2014. In addition, wokn four othelL’Esprit Voisin development projects began in
2013 or are due to begin in 2014, also scheduleddmpletion in 2014.

In total, these developments represent 120 newstarrental value of Euro 8.6 million over thd fidar and a GLA
of 29,600 m? of newly created or redeveloped space.

Finalization of the exceptional plan of asset salestiated in 2012

In 2013, Mercialys finalized its program of asseles initiated in 2012, with the aim of refocusiting portfolio
around properties best suited to the company’segfya

Following asset sales of Euro 232 million alreadyried out in 2012, asset sales of a total of B3 million’” were
finalized in 2013.

This program of asset sales coupled with the cotigple of L’'Esprit Voisin extension/redevelopment projects has
helped to increase the intrinsic quality of thetfmdio by keeping assets presenting potential falug creation and
refocusing the portfolio on assets that fit in witle company’s strategy.

At the end of this program of asset sales, Mersigigrtfolio comprised 91 assets as at Decembe2@13, including
61 shopping centers, of which 74% were large shappénters.

Repayment of Euro 250 million of bank loans

Following the asset sales carried out, the Compgmaigt down Euro 250 million of bank loans in 201Buro 157
million in the first half of 2013 and Euro 93 milh at the start of July 2013.
Mercialys has therefore maintained a solid finalngtiaicture and optimized its financial expenses.

A second dividend of Euro 0.63 per share financeddsset sales

The program of asset sales allowed for the paymaeesttareholders of a second exceptional dividertguod 0.63 per
share on June 28, 2013.

This second exceptional dividend is in additiorttte ordinary dividend for 2012 of Euro 0.93 perrsffa The final
dividend for 2012 of Euro 0.68 per share was atd pn June 28, 2013.

Euro 1.31 per share was therefore paid out in oashune 28, 2013, representing a total yield o#8°3
Mercialys had already paid out an initial excepgiodividend of Euro 10.87 per share in the firdf bA2012 to mark

the completion of the first phase of its strategy.
A total of Euro 11.50 per share has therefore lpageh out in the form of exceptional dividends sideauary 1, 2012.

2 Amount including transfer taxes, including earnpayments on vacant lots representing an estimatataf Euro 13 million
ZDjvidend including Euro 0.91 relating to recurriearnings for 2012, in addition to Euro 0.02 relatia 2012 capital gains from SIIC
subsidiaries (including the interim dividend of BW.25 per share already paid in October 2012)

2Yield calculated on the basis of the closing stpaige for June 24, 2013 (day before the ex-dividéaie): Euro 1.31 / Euro 15.70

13



mercialys
I Esprit \k»i\ing 2013 full-year results

2.3.Summary of the main key indicators for the period

December 31, 2013
Organic growth in invoiced rents +3.7%
EBITDA ¥ Euro 129.5m
EBITDA/Rental revenues 87%
Adjusted EBITDA /Rental revenues 85%
Funds from operations (FFOY? per share(euros) Euro 1.05
Market value of portfolio (including transfer taxes) Euro 2.5bn
Change vs. 12/31/2012 (total scope) -3.8%
Change vs. 12/31/2012 (like-for-like) +3.6%
Net asset valudincluding transfer taxeger share Euro 19.04
Change vs. 12/31/2012 +0.5%
Net asset valudexcluding transfer taxeger share Euro 17.64
Change vs. 12/31/2012 +1.0%
Loan to Value (LTV) 31.8%

2.4.Review of activity in 2013 and lease portfolio strcture

2.4.1 Main management indicators

Mercialys’ management indicators remained satisfgan 2013.

» Relets, renewals and lettings of new propertiesaiged at a robust rate in 2013 with 261 leasesesigcompared
with 274 in 2012):

> Renewals and relets in 2013 concerned 168 le@sespared with 209 in 2012), representing growththia
annualized rental base of +18%nd +359%%' respectively;

> 93 leases were signed relating to new propeutider development (compared with 65 in 2012).

The Casual Leasing business - covering short-teasels - continued to perform well over the yeaspite asset sales
reducing the amount of space in the portfolio datdid to this activity, with rental income up +16®ative to
December 31, 2012. Rental income of Euro 5.0 mnillicas recognized in 2013 (compared with Euro 48amiin
2012 and Euro 3.9 million in 2011).

At the end of 2013, Mercialys had a high level xbieed leases, allowing it to continue with itsafs to create value
from the portfolio over the next few years.

%0 Earnings before interest, taxes, depreciation amattization

%LEarnings before interest, taxes, depreciation amatiization restated for property development nmargarnout payments and non-recurring fees
received relating to the Bordeaux-Pessac extension

32Funds from operations — Net income, Group sharerbefepreciation, capital gains and asset writergow

3 Excluding renewals of leases on La Réunion, forchients were already close to market levels

#Vacant at last known rent
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Lease expiry schedule Guaranteed minimum Share of leases
rent (in millions of euros) expiring/Guaranteed
minimum rent
Expired at Dec. 31, 2013 388 leases 22.2 16.4%
2014 119 leases 7.5 5.5%
2015 160 leases 7.4 5.5%
2016 166 leases 9.1 6.7%
2017 134 leases 6.9 5.1%
201¢ 179 lease 12.¢ 9.3%
2019 133 leases 7.9 5.9%
2020 273 leases 26.7 19.7%
2021 234 leases 14.4 10.7%
2022 230 leases 15.0 11.1%
2023 83 leases 4.6 3.4%
Beyonc 29 lease 1.0 0.7%
Total 2,128 leases 135.2 100%

The significant stock of expired leases is duertgoing negotiations, disputes (some negotiatiossltrén a hearing
by a rents tribunal), lease renewal refusals wikinpent of eviction compensation, global negotiatiby retailers,
tactical delays etc.

» The recovery rate over 12 months at end-Decem®EB Pemained high at 97.6%, stable relative to Bihe2013
(97.7% as at December 31, 2012).

» The number of tenants in liquidation remained |@@:tenants out of 2,128 leases in the portfoliDedember 31,
2013 (compared with 23 at December 31, 2012).

» The current vacancy rate — which excludes “stiategacancies designed to facilitate redevelopmplains
scheduled under tHeEsprit Voisin program — remained at a low level. The rate wé%c2as at December 31, 2013,
stable relative to June 30, 2013 (2.4% at Decer®be012).

The total vacancy rattwas 4.0% as at December 31, 2013, up relative ne 30, 2013 (3.8%) due to the new
strategic vacancy arising within the framework t#sprit Voisindevelopment projects.

> The occupancy cost raffofor tenants was 10.3% for large shopping censmpared with 10.1% at June 30,
2013, ie a slight increase due to the inclusioB0df2 extensions in the scope. Excluding this imghetratio remains
stable.

This ratio is still relatively low compared withahof Mercialys’ peers. This reflects both the mwble level of real
estate costs in retailers’ operating accounts ded potential for increasing rent levels upon leessgewal or
redevelopment of the premises.

» The average gross rental value of Mercialys’ tidfis still well below the IPD benchmark averagatal value of
Euro 319 per m? for shopping centers as at Dece8the2013.

The average gross rental value of Mercialys’ pdidfoncreased by Euro 12 per m2 over 12 monthsumP42 per
m? as at December 31, 2013, as a result of adestaad acquisitions over the period. The incréasents on a like-
for-like basis amounted to +Euro 9 per m? over Ithths. The average gross rental value for assétsass Euro
203 per m2.

» Rents received by Mercialys come from a very widlege of retailers. With the exception of Café®i@@asino
(5%), Casino (12%), Feu Vert (3%) and H&M (3%),atber tenant represents more than 2% of total Irextame.
Casino accounted for 17.8% of total rental incometaDecember 31, 2013, compared with 17.7% at Dieee 31,
2012.

*[Rental value of vacant units/(annualized guaraht@nimum rent on occupied units + rental valueva€ant units)] in accordance with the

EPRA calculation method
% Ratio between rent and service charges paid btadareand retail sales (rent + charges includig/tenant's retail sales gross of tax
15
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The table below shows the breakdown of rents batwegonal and local retailers on an annualizedsbas

Number of leases GMR*+ annual 12/31/2013 12/31/2012
variable % %
12/31/2013
(in millions of
euros)

National retailers 1,358 85.9 63% 63%
Local retailers 650 25.2 19% 19%
Cafeterias Casino / Self-service restaurants 57 7.5 % 5 6%
Other Casino Group brands 63 16.6 12% 12%
Total 2,128 135.2 100% 100%

* GMR = Guaranteed minimum rent

The breakdown of Mercialys’ rental income by busmeector also remained highly diversified.

The breakdown as of December 31, 2013 was diffdrent that of December 31, 2012, particularly imgpmal items
(+0.5 points), household equipment (-0.5 points)fuce/gifts (+0.4 points) and services (-0.4 psintpartly as a
result of asset sales carried out in 2013, whichdraimpact on the rental mix by business sector.

Breakdown of rental income by business sector (% of 12/31/2013 12/31/2012
rental income)

Personal items 39.8% 39.4%
Food and catering 13.6% 13.7%
Household equipment 9.6% 10.1%

Beauty and health 15.3% 15.0%
Culture, gifts and leisure 17.4% 17.0%
Services 4.3% 4.7%

Total 100.0% 100.0%

The structure of rental income as at December 313 Zonfirmed the dominant share, in terms of rehkeases with
a variable component:

Number of In millions of 12/31/2013 12/31/2012
leases euros % %
Leases with variable component 1,222 88,193 65% 65%
- of which guaranteed minimum rent 87,031 64% 64%
- of which variable rent 1,162 1% 1%
Leases without variable component 906 47,048 35% % 35
Total 2,128 135,241 100% 100%

The proportion of leases with a variable comporeeniat December 31, 2013 was stable relative to rbleee 31,
2012,

having increased steadily during previous yearsnijas a result of the inclusion in the portfoibnew leases with
a variable rent component.

Leases linked to the ILC index (=Retail rent indexdde up the predominant share of rents in 2013:

Number of In millions of 12/31/2013 12/31/2012

leases euros % %
Leases linked to the ILC indéRetail rent index) 1,306 1015 75% 72%
Leases linked to the CCI indefConstruction cost 813 33.7 25% 28%
index)
Leases linked to the ILAT index 9 - - -
Total 2,128 135.2 100% 100%
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2.5.Review of consolidated results

2.5.1 Invoiced rents, rental revenues and net rental inaome

Rental revenues mainly comprisents invoiced by the Company plus a smaller element of leashtsigind
despecialization indemnities paid by tenants amdagpout over the firm period of the lease (usudiynonths).

Invoiced rentsamounted tadeuro 143.0 million in 2013, down-5.9%, mainly as a result of the major asset sales
carried out in 2012 and the first half of 2013.

On a like-for-like basis, invoiced rents rose 48.7% thanks to the ongoing attention paid by staffdnegotiating
higher rents and the development of the Casualihgdmisiness.

(in thousands of euros) 2013 2012 2012 2011 2011
(Pro forma®)  (Reported) (Proforma) (Reported)
Invoiced rents 142,951 151,866 152,537 152,670 153,385
Lease rights 6,008 7,816 7,881 7,508 7,621
Rental revenues 148,959 159,682 160,419 160,177 161,005
Non-recovered service charges and -4,336 -3,941 -3,910 -3,560 -3,578
property taxes
Property operating expenses -5,220 -5,077 -4,858 -5,887 -5,692
Net rental income 139,403 150,664 151,651 150,731 151,735

The year was characterized by:

- continuing robust organic growth in invoiced ®ent3.7 points includingt+l.7 pointsrelating to measures to
improve the lease portfolio and +2.0% relatingnideixatiori®, or Euro +5.6 million;

- the completion of 2012 and 201L.FEsprit Voisindevelopment projects: impact 1.3 pointson growth in invoiced
rents, equal to Euro +2.0 million;

- the effect of asset sales carried out in 2012 201B, reducing our rental bas&0.6 points equal to Euro -16.0
million;

- other effects including primarily the strategacancy relating to current redevelopment progratns: points equal
to Euro -0.5 million.

Cumulativerental revenuesfor the year to December 31, 2013 totafado 149.0 million, down-6.7% relative to
December 31, 2012.

Lease rights and despecialization indemnitieseceived over the periS%came toEuro 3.1 million compared with
Euro 4.9 million to December 31, 2012, broken dasrfollows:
- Euro 2.8 million in lease rights relating to ordinary reletting imess (compared with Euro 3.0 million in
2012);
- Euro 0.3 million in lease rights relating primarily to the lettio§the extension of the Ste Marie site in La
Réunion, completed during the first half of 2018rfipared with Euro 1.9 million to December 31, 2012
received primarily in relation to three projects).

After the impact of deferrals required under IFR&se rights recognized in 2013 amounted to Eudontillion
compared with Euro 7.8 million in 2012. 2012 beteefiin particular from the effect of significantake rights
received in both 2011 and 2010.

37 Mercialys pre-empted the implementation of IFRSTDand 12 for the year ended December 31, 20i&lydoontrolled subsidiaries (namely
SCI Geipolsheim and Corin Asset Management), pushjoproportionally consolidated, were qualifiedaasociated companies according IFRS
11 definition and have therefore been consolidateter the equity method. Consequently, the 2011284@ figures have been adjusted to
provide a comparable information.

%8In 2013, for the majority of leases, rents wereeiat either to the change in the constructioniodetx (CCI) or to the change in the retail rent
index (ILC) between the second quarter of 2011thadsecond quarter of 2012 (respectively +4.58%h@7%).

*Lease rights received as cash before the impaietfefrals required under IFRS (deferring of leaglets over the firm period of the lease)
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Net rental income
Net rental income consists of rental revenues ¢esss directly allocated to real estate assetssélkests include
property taxes and service charges that are ndletlo tenants, together with property operatixgenses, which
mainly comprise fees paid to the property manalgat are not rebilled and various charges relatingctly to the
operation of sites.

Costs included in the calculation of net rentalome came to Euro 9.6 million in 2013 compared vitiro 9.0
million in 2012, an increase of +6.0%, primarily asesult of additional provisions booked for rgadies that may
present a risk of non-payment and non-recovererhelaelating to vacant properties.

The ratio of non-recovered property operating espsnto invoiced rents was 6.7% as at December @13,2
compared with 5.9% at December 31, 2012.

Due to the reduction in invoiced rents, net reimabme fell by -7.5% year-on-year to Euro 139.4liomil in 2013
compared with Euro 150.7 million in 2012.

2.5.2 Management revenues, operating costs and opeéng income

Management, administrative and other activities inome

Management, administrative and other activitiesoine comprises primarily fees charged in respecses¥ices
provided by certain Mercialys staff - whether wittthe framework of advisory services provided by tiedicated
L'Esprit Voisin team, which works on a cross-functional basisMarcialys and the Casino Group, or within the
framework of shopping center management servicesiged by teams - as well as letting, asset managernd
advisory fees relating to the partnerships formeth Wnion Investment and Amundi Immobilier. Managarh
revenues also include revenues from services pedviol shopping center retailers.

Fees charged in 2013 came to Euro 3.7 million coegpaith Euro 3.5 million in 2012.

2013 benefited from additional income relative 612 relating mainly to fees received within thenfeawork of the
creation of a retail property fund with Amundi Imhilier (Euro +0.2 million) and non-recurring advistees
received within the framework of the partnershiphvthe UIR OPCI fund (Euro +0.2 million).

Property development margin

Mercialys recognized a property development maodiBuro 2.7 million in 2013 compared with Euro 10n8lion in
2012.

In 2011, Mercialys and Union Investment - a funchager highly active in the real estate market atere an OPCI
fund designed to invest in mature retail propertiEse fund is 80%-owned by Union Investment and 2696
Mercialys. Mercialys operates the fund and is iarge of asset management and marketing.

In 2011, the fund acquired its first asset in BaudePessac. Mercialys has developed an extensithretshopping
mall under thel’Esprit Voisin concept comprising 30 new stores, which was dediy¢o the fund in late November
2012.

In 2013, Mercialys recognized an additional margirEuro 2.7 million corresponding chiefly to earhqgayments
relating to the letting in 2013 of lots that hackbeszacant when the extension was delivered touthe &t the end of
2012.

Mercialys may receive further earnout payments dheeremaining lots have been let. The amount @détearnouts
will depend on the rent conditions that Mercialyaynobtain when those lots are let.

In return for the payment of half of the price bése lots, Mercialys has given the OPCI fund aatequarantee for a
maximum of up to three years from completion ofek&ension.

Other recurring income

Other recurring income of Euro 0.5 million recogrdzn 2013 corresponds to dividends received fieenQPCI fund
created in partnership with Union Investment (de®va paragraph).

These dividends, similar to net rental revenuesyacognized as operating profit.

No dividends were paid in 2012.
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Other expenses

Other expenses mainly comprise structural costsctiral costs include primarily investor relatiarssts, directors’
fees, corporate communication costs, shopping centenmunication costs, marketing surveys costs fid to the
Casino Group for services covered by the Serviggreément (accounting, financial management, huresources,
management, IT), professional fees (Statutory Auwsgjtconsulting, research) and real estate aspetiapl fees.

These costs came to Euro 7.9 million in 2013 comybavith Euro 8.2 million in 2012, a decrease ofdd4 million.
2013 costs include additional communications castsur shopping centers representing Euro 0.6 anijllresulting
from the special attention given to reinforcing sbopping malls attractiveness in 2013.

Staff costs

Staff costs include all costs relating to Mercialggecutive and management teams, which considtediatal of 72
permanent employees at December 31, 2013 (compatted?2 at December 31, 2012).

Staff costs amounted to Euro 8.9 million in 2018pared with Euro 9.4 million in 2012, a fall of 746 relating to
staff arrivals and departures over the period.

A portion of staff costs are charged back to thei@aGroup as part of the advisory services pralioy the team

dedicated to thé’Esprit Voisin program, which works on a cross-functional basis Mercialys and the Casino
Group, or as part of the shopping center managesenices provided by Mercialys’ teams (see pagayr@bove

concerning management, administrative and othévites income).

Depreciation, amortization and provisions

Depreciation and amortization totaled Euro 24.4liomlin 2013 compared with Euro 26.7 million in 201This
reduction was mainly due to asset sales carriethd@12 and 2013.

Other operating income and expenses

Other operating income and expenses include priynari
- asincome, the amount of asset sales and othenmcelating to asset sales;
- as expenses, the net book value of assets soldostglassociated with these asset sales.

Other operating income came to Euro 172.0 millim2013 compared with Euro 185.2 million in 2012aagsult of:

- asset sales carried out in 2013, representingmBcrecognized in Mercialys’ consolidated finanatltements of
Euro 170.5 millioi° compared with Euro 176.8 million in 2012;

- reversals of commitments given within the framewof asset sales carried out in 2010, 2011 and 204t now
have no object, representing a total of Euro 1llioni

Other operating expenses totaled Euro 123.3 million2013 compared with Euro 135.8 million in 2012,
corresponding primarily to:
- the net book value of assets sold in 2013 and @sseciated with these asset sales: Euro 119./omill
compared with Euro 123.4 million in 2012; and
- the recognition of other non-recurring expensethaxamount of Euro 3.1 million, including in pactiar
Euro 1.8 million in costs relating to the departafesenior executives and the structuring of theuaha
Leasing business.

On this basis, the net capital gain recognizethénconsolidated financial statements to DecembgP@13 relating to
asset sales carried out in 2013 was Euro 51.7 omjllcompared with a net capital gain of Euro 54i8ian
recognized in 2012.

40 Assets sold within the framework of the partnershifh Amundi are recognized in Mercialys’ consolie financial statements proportional to
Mercialys’ share in SCI AMR, the company holding thssets sold. This amount does not include eapeyrhents set out in the protocol
agreement.

19



mercialys
L Esprit Voisin. 2013 full-year results
Operating profit

As a result of the above, operating profit camé&two 153.8 million in 2013 compared with Euro 16&blion in
2012, down -9.3%.

The ratio of EBITDAto rental revenues was 86.9% as at December 38, 20inpared with 92.0% as at December
31, 2012. The ratio as at December 31, 2012 bedéfibm the positive effect of the property devehemt margin of
Euro 10.3 million recognized for the year.

By eliminating non-recurring fees, the property elepment margin and earnout payments relating ¢oRssac
extension recognized in 2012 and 2013, the rati® 889% as at December 31, 2013, compared witl/8%a5 at
December 31, 2012.

2.5.3 Net financial items and tax

Net financial items

Net financial items include:

- as expenses: primarily financial expenses raattinthe implementation at the start of 2012 of @mpany’s new
financial structure net of income from the impletadion of the associated interest rate hedgingcpdbee section
2.5.6.1 Debt).

This is in addition to financial expenses relattoginance leases for the Port Toga site, reprasg@n immaterial
amount. Note that the finance lease for the site sudject to the exercising of an option at thea@mD13. Mercialys
therefore had no more finance lease agreementsoescamber 31, 2013.

- as income: mainly dividends from equity investisemas well as interest income on cash generatétkigourse of
operations and deposits from tenants.

At December 31, 2013, Mercialys had a positive qasgition of Euro 10.5 million compared with Eur@324 million
at December 31, 2012. After deducting financiabiliies, the Company had a net debt position ofdEt/41.9
million at December 31, 2013, compared with Eu@9-8 million at December 31, 2012.

The implementation of the Company’s new financialiture at the start of 2012 had a significantaotpon net
financial items in 2013, showing financial expensé&uro 34.2 million compared with Euro 30.6 nailii in 2012.
Mercialys took out total financing of Euro 1.0 kih in the first half of 2012: a Euro 650 milliowid issue on March
23, 2012 and a Euro 350 million bank loan drawrpnil 19, 2012 (see section 2.5.6.1 Debt).

During the first half of 2013, the Company made wmher of early repayments of bank loans, reducisg i

outstanding loans from Euro 350 million to Euro X8llion at June 30, 2013, and then to Euro 100ionilat July 5,

2013.

In addition, the Company introduced an interest hatdging policy during the second half of 2012.

The table below shows a breakdown of net finantahs to December 31:

(in millions of euros) 2013 2012
Income from cash and equivalentga) 0.4 0.4
Cost of debt taken out in H1 2042 (bank loans and bonds) -32.5 -28.9
Impact of hedging instrumen(s) 3.0 0.8
Cost of finance leasdd) -0.0 -0.1
Cost of debt, gross excluding exceptional items -29.5 -28.1
Exceptional depreciation of costs in relation te frartial early repayment of -1.6 -
bank loange)
Cost of debt, grosqf) = (b)+(c)+(d)+(e) -31.1 -28.1
Cost of debt, net(g) = (a)+(f) -30.7 -27.7
Cost of RCF (undrawnth) -2.3 -2.5
Other financial expensgd -0.0 -0.0
Other financial expenses excluding exceptional itsrf)) = (h)+(i) -2.3 -2.5
Exceptional depreciation in relation to refinancofghe RCHk) -0.8 -
Other financial expensegl) = (j)+(k) -3.2 -2.5
TOTAL FINANCIAL EXPENSES (m) = (f)+(l) -34.2 -30.6

“1 Earnings before interest, taxes, depreciationaandrtization
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Income from associates 1.6 0.8
Other financial income 0.2 0.2
Other financial income (n) 1.8 0.9
TOTAL FINANCIAL INCOME (0) = (a)+(n) 2.2 1.4
NET FINANCIAL ITEMS = (m)+(0) -32.1 -29.3

a) Financial expenses and average cost of debt

The actual average cost of debt as at Decembe2@B was 3.8%, compared with 3.9% as at June 3IB,2dhd
3.7% as at December 31, 2012. This was unfavoralyhacted during the year by the exceptional depteri of
costs relating to bank loans (Euro 1.6 millionyétation to early repayments. Costs paid at the tinese loans were
taken out are spread out over the term of the lbathe event of early repayment, residual costsdmpreciated in
proportion to the amount of debt repaid.

Excluding this exceptional impact, tla@erage cost of debt as at December 31, 200&s 3.6%, compared with
3.7% as at December 31, 2013.

Financial expenses in 2013 were also unfavorablyatcted by the exceptional depreciation of costtirg] to the
revolving credit facility (Euro 0.8 million), in emection with the early refinancing of this fagilibon January 20,
2014 (see section 2.5.6.1 Debt).

b) Financial income

Meanwhile, financial income came to Euro 2.2 miilim 2013 compared with Euro 1.4 million in 2012ndncial
income was favorably impacted in 2013 by dividefrdsn Mercialys’ equity investment in GreenYellow k{igh
develops photovoltaic power stations), which wergcimhigher than those received in 2012, and incrora the
investment of cash generated primarily from asaletss

As a result, net financial items represented dinanhcial expense of Euro 32.1 million in 2013 cargn with a net
financial expense of Euro 29.3 million in 2012.

Tax

The tax regime for French “SIIC” (REIT) companieempts them from paying tax on their income froml restate

activities provided that at least 95% of net incdnoen rental activities and 60% of gains on thepdisal of real estate
assets are distributed to shareholders. Thesewates85% and 50% respectively for distributionglena respect of
2012 income.

Mercialys recorded a tax credit of Euro 0.7 million2013, compared with a tax charge of Euro 4.Hioniin 2012,
which was impacted by the recognition of tax relgtio the property development margin to Decemlgr2812,
within the framework of the development of the Bsadx-Pessac extension.

Share of net income of associates

Mercialys pre-empted the implementation of IFRS 10,and 12 for the year ended December 31, 2016t- Jo
ventures (namely SCI Geipolsheim and Corin Assenhagament), previously proportionally consolidatadre
considered as associated companies according IER&finition and were therefore consolidated urttier equity
method. Consequently, the 2011 and 2012 figures bhaen restated to provide a comparable information
Similarly, SCI AMR, the company created in parthgoswith Amundi Immobilier in 2013, and Aix2, of udh
Mercialys acquired 50% in December 2013 and whickéveloping thd'Esprit Voisin extension of the Aix-en-
Provence shopping mall, are considered as assdoia@panies and are therefore consolidated undeediity
method for the year to December 31, 2013.

The share of net income from associates recogriize#D13 came to Euro 1.0 million, compared with &Eur5

million in 2012. The share of 2012 net income wigsificantly impacted by the capital gain on assses recognized
in net income for SCI Geispolsheim, after the conypsold the property it owned in August 2012.
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Net income

Net income came to Euro 123.4 million in 2013 coregawith Euro 143.5 million in 2012.
Minority interests were immaterial. Net income iattitable to the Group was Euro 123.4 million in 2ptompared
with Euro 143.4 million in 2012.

Funds from operations (FFO)

Funds from operations, which correspond to netrime@djusted for depreciation, capital gains ontasses and
associated costs, any asset write-downs, as wiieaadditional contribution to tax of 3%, totaledro 96.2 million -
compared with Euro 108.7 million in 2012 - down 8%, mainly as a result of the fall in rental reves in
connection with asset sales carried out in 2012281@.

On the basis of the weighted average number ofeshéully diluted) as at December 31, funds froneragions
amounted to Euro 1.05 per share as at Decembe&203B, compared with Euro 1.18 per share as at DeeeBil,
2012, representing a fall in funds from operations fully diluted per-share basis of -11.4%.

Adjusted for the effects relating to asset salesadhout in 2012 and 2013, adjusted funds fronrafi@ns came to
Euro 92.1 million in 2013 compared with Euro 88.@iom in 2012, an increase 6f4.3%.

On the basis of the weighted average number ofeshéully diluted) as at December 31, adjusted suffdm
operations amounted to Euro 1.0 per share as a¢rileser 31, 2013, compared with Euro 0.96 per sharata
December 31, 2012, representing an increase irstadjiunds from operations on a fully diluted please basis of
+4.4%.

(in millions of euros) 12/31/2012 12/31/2013 Chang®13
vs. 2012 (%)

Reported funds from operations (FFO) 108.7 96.2 -11.5%

Adjustment for net rental income from assets soldd12 (7.3)

Adjustment for net rental income from assets soldd13 (13.1) (4.2)

Adjusted funds from operations (FFO) 88.3 92.1 +4.3%

Per share (in euros/fully diluted) 0.96 1.0 +4.4%

2.5.4 Cash flow

Cash flow is calculated by adding back depreciateomortization and impairment charges and otheraash items
to net income. Income and expenses not representaticash flow and net capital gains are not ietliin the
calculation of cash flow.

Cash flow fell by -14.1% to Euro 97.7 million in 2® compared with Euro 113.7 million in 2012, maiaky a result
of the development of EBITDA.

Cash flow per share was Euro 1.06 in 2013, basdtie@weighted average number of shares on a filliyed basis,
compared with Euro 1.24 per share in 2012, a fall 4.0%.

2.5.5 Number of shares outstanding

2008 2009 2010 2011 2012 2013
Number of shares outstanding
- At January 1 75,149,959 75,149,959 91,968,488 00ER788| 92,022,826 92,022,826
- At December 31 75,149,959 91,968,468 92,000,788,022,826| 92,022,826/ 92,049,169

Average number of shares outstanding 75,149|959488%H30| 91,968,488 92,011,24D2,022,826| 92,038,313

Average number of shares (basic) 75,073,134| 85,360,007 91,744,726| 91,865,647 91,884,812 91,734,656

Average number of shares (diluted) | 75,111,591| 85,420,434| 91,824,913 91,892,112 91,953,712| 91,865,817
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2.5.6 Balance sheet structure

2.5.6.1 Debt

The Group had cash of Euro 10.5 million at Decen#igr2013, compared with Euro 203.4 million at Daber 31,
2012. The main cash flows that impacted the chamffgercialys’ cash position over the period werdakows:

- cash receipts on asset sales carried out in 204r8: -EL77 million;

- cash flows generated over the period: Euro +98anill

- early repayments of bank loans: Euro -250 million;

- dividend payments to shareholders on June 28, Z81r&: -120 million;

- cash payments relating to assets acquired in Z2B1r&; -62 million; and

- netinterest paid: Euro -41 million.

After deducting financial liabilities, the Compaihyad a net debt position of Euro -741.9 million acBmber 31,
2013, compared with Euro -809.6 million at Decenmier2012.

At December 31, 2013, the amount of Mercialys’ dralebt was Euro 750 million, comprising:

- a Euro 100 million bank loan subject to interas8-month Euribor + 225bp. The amount of bank $oan
drawn on April 19, 2012 stood at Euro 350 millidrnis was reduced to Euro 193 million at June 30,320
and then to Euro 100 million at July 5, 2013 assit of a number of early repayments made ovepéhied
representing a total of Euro 250 million, mainlyidaving asset sales carried out in 2012 and duttiegfirst
half of 2013.

- a Euro 650 million bond with a fixed interestaatf 4.125%.

After the repayment of Euro 250 million of bank hsa the average maturity of loans drawn was 4.7syaa at
December 31, 2013, compared with 4.8 years aserbiger 31, 2012.

In addition, Mercialys implemented financial reszes that will be used to finance ordinary busirsesivities and the
cash requirements of Mercialys and its subsidiagad to ensure a comfortable level of liquidity:
- a Euro 200 million bank revolving credit faciliffaken out on February 23, 2012) subject to irsteat 3-
month Euribor + 225bp if drawn. A fee for non-us®a 9% is payable if it is not drawn.
- cash advances from Casino up to a threshold o6 BO million subject to an interest rate comprised
between 70 and 120 points above Euribor. The duradf this financing line is aligned with that dfet new
Partnership Agreement negotiated between the parte expiring on December 31, 2015.
- Euro 500 million of commercial papers were aksuied in the second half of 2012.
None of these financial resources was drawn ascEMber 31, 2013.

Note that the Euro 200 million revolving bank Idaken out in 2013 was subject to early refinan@nglanuary 20,
2014, replaced by a new five-year Euro 150 millrewolving credit facility, which can be used in tf@m of
drawings with a maturity of one, three or six manth

This facility bears interest at 3-month Euribor40bp.

If there are no drawings, a fee for non-use of &%6 payable (for a BBB credit rating).

In addition, Mercialys introduced an interest ragelging policy in October 2012. Mercialys uses\dgives (swaps)
to spread out its interest rate risk over time.

Mercialys’ debt structure broke down as followsaa®ecember 31, 2013: 67% fixed-rate debt and 3a8fable-rate
debt.

The actual average cost of debt as at Decembe2(@®B was 3.8%, compared with 3.7% as at Decemhe?2@I2.

This was unfavorably impacted in 2013 by the exoepi depreciation of costs relating to bank lotaisen out in
2012 (Euro 1.6 million) in relation to early repagmts of bank loans. Costs paid at the time themeslovere taken
out are spread out over the term of the loan. b alient of early repayment, residual costs areegégied in

proportion to the amount of debt repaid.

Excluding this exceptional impadhe average cost of debt as at December 31, 2013sv&a6%.
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At December 31, 2013, the loan to value ratio {imeincial debt / assets appraisal value excludiagsfer taxes) was
31.8%, well below the contractual covenant of ss 50%:

12/31/2013 12/31/2012 12/31/2012
(Pro forma) (Reported)
Net debt (in millions of euros) 741.9 809.6 808.7
Appraisal value excluding transfer taxes 2,335.9 2,425.7 2,425.7
(in millions of euros)
Loan To Value (LTV) 31.8% 33.4% 33.3%

Meanwhile, the interest cost ratio (ratio of EBITD®A cost of net debt) was 4.2, well above the bemkenant

requirement of over 2:

12/31/2013 12/31/2012 12/31/2012
(Pro forma) (Reported)
EBITDA (in millions of euros) 129.5 146.9 147.7
Cost of net debt 30.7 27.7 27.8
Interest Cost Ratio (ICR) 4.2 5.3 5.3

The two other bank covenant requirements are algoected:
- the market value of properties excluding transfeses as of December 31, 2013 amounted Euro 2i8rbill
(above the contractual covenant that sets a masgtee excluding transfer taxes of over Euro 1 duil);
- aratio of secured debt / market value excludiagdfer taxes of less than 20%. Mercialys had naredc
debt as at December 31, 2013.

2.5.6.2 Change in shareholders’ equity

Consolidated shareholders' equity was Euro 740lli{bmiat December 31, 2013 compared with Euro 73ilion at
December 31, 2012. The main changes in this itetimglthe year were:

- Net income for 2013: Euro +123.4 million;

- Payment of the final dividend in respect of titd 2 financial year of Euro 0.68 per share: Euro56gillion;

- Payment of an exceptional dividend of Euro 0.68ghare: Euro -57.9 million.

2.5.6.3 Dividends

As announced on May 14, 2013, a second exceptévidlend was paid in cash to shareholders on J8n@@13, in
addition to the final dividend for 2012, represagta total payout of Euro 1.31 per share.

This second dividend of Euro 0.63 per share rejatinasset sales breaks down as follows:
» Euro 0.29 taken from distributable income for 2@dithin the framework of appropriation of incoffie
* Euro 0.34 paid within the framework of an interividend for 2013 on the basis of the balance sheeit
April 30, 20132
This second exceptional dividend is in additiorthte ordinary dividend for 2012 of Euro 0.93 perref’fa The final
dividend for 2012 of Euro 0.68 per share was alsid pt the same time as the second exceptionaletidi on June
28, 2013.

A total of Euro 120.4 million was therefore paid om June 28, 2013.
The dividend paid in respect of 2012 amounted twHu22 per share including an interim dividendeofo 0.25 per
share, paid on October 15, 2012.

“2Corresponding to the payout of a portion of neftehgains realized in 2012
“3Corresponding to the payout of a portion of neftegains realized from January to end-April 2013
“Dividend approved by the general shareholders’ mgetf June 21, 2013, on the basis of Euro 0.9tire to recurring earnings for 2012, in
addition to Euro 0.02 relating to 2012 capital gdiom SIIC subsidiaries (including the interimidiend of Euro 0.25 per share already paid in
October 2012)
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A total of Euro 11.50 per share has therefore Ipeéth out in the form of exceptional dividends side@uary 1, 2012.
Mercialys had already paid out an initial excepaiogividend of Euro 10.87 per share in the firdf b82012 to mark
the completion of the first phase of its strategy.

In accordance with SIIC tax rules, the minimumrildsition requirement in 2013 is Euro 106.3 million.

On February 12, 2014, the Board of Directors prefdpsubject to approval by the general sharehdldersting of

April 30, 2014, to pay a dividend in respect of 2@mountingeuro 1.16 per share including the interim dividend
of Euro 0.34 per share already paid in June 20h& fepresents a yield of 7.4% relative to Merdabfosing share
price on February 11, 2014 (Euro 15.6 per share).

2.6.Changes in the scope of consolidation and valuaticf the asset
portfolio

2.6.1 Completions under thd.’Esprit Voisin program

The L’Esprit Voisinprogram concerns the expansion and redevelopnmidieieialys’ shopping center portfolio. It is
about putting the Company’s shopping centers imbary with the spirit of the Group and its cultufepooximity by
developing thel’Esprit Voisin theme, seizing all opportunities for architectusalue creation (renovations,
redevelopment, extensions).

The project entered its active phase in 2008 vhighdompletion of the first developments.

In 2010, 2011 and 2012, thé&Esprit Voisinprogram entered an intensive phase with 26 coiopkebver three years
(seven in 2010, eleven in 2011 and eight in 2012).

The implementation of'Esprit Voisin development projects continued in 2013. Theseldpwgent projects help to
make shopping centers more attractive and createra diversified offering, with the inclusion ofweetailers in
2013 such as Timberland, Calzedonia, Calvin Klean, Apple Premium, Virgin Mobile, Du Bruit daasCuisine,
Linvosges, Tamaris and Héma.

Following the completion during the first half 0®23 of four mid-size stores at the Ste Marie sitta Réunion, the
Clermont-Ferrand shopping center benefited fronofhening of an H&M extension in October 2013.

Six secured projects were also acquired in Dece@®&8: Albertville (creation of a retail park aredevelopment of
the existing cafeteria, due to open in February4?Ollanester (extension of the shopping mall, duegen in April
2014), Aix en Provence (extension of the shoppitadj,rwith the first phase due to open in May 20&Bofved by a
second phase in March 2015), Clermont-Ferrand iisida of the shopping mall, due to open in Noveni&t4),
Besancon (extension of the shopping mall, due tnop November 2014), and St Paul in La Réuniotefesion of
the shopping mall, due to open in November 2014).

These projects have obtained authorization freengfclaims and benefit from a high average lettatg of 81% as at
January 31, 2014. They represent a total investwieBtro 79 million for Mercialys, Euro 49 millioof which was
paid in December 2013 for the acquisition of lamdl @xisting assets. The extension and redevelopmerks to
come were subject to property development agreesnBased on the short-term leases subscried, Mg cieceives
immediate rental flows at an average yield of 6.4%.

Works have also begun at the Annemasse site (éaten$the Décathlon mid-size store, due to opeNavember
2014) and Angers (redevelopment of the shell ofdheer But store as new shops, due to open in hbes 2014).

Lastly, works are due to begin in early 2014 at Mileertville site (shopping mall extension) and tNémes site
(redevelopment of the shell of the former Boulargjere as new shops), also due for completion weNter 2014.

In total, these developments represent 120 newstarrental value of Euro 8.6 million over thd fiddar and a GLA
of 29,600 m2 of newly created or redeveloped space.
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2.6.2 Asset sales
Mercialys sold Euro 232 million of asséfsn 2013, thereby finalizing the program of assées initiated in 2012.

In total, the asset sales carried out in 2012 &@iBZoncerned 21 shopping centers and 20 standlitméservice
mall, cafeterias, offices), as well as the extemsiarried out at the Bordeaux-Pessac shopping rcesaiel on an off-
plan basis to the fund set up with Union Investm&he average investor yield for these asset sedss6.2%, above
the appraisal values.

This process of refocusing the portfolio, coupledhwthe implementation of th&’Esprit Voisin program, has
significantly transformed Mercialys’ property patib and helped to boost its momentum. The aversige of
properties has increased.

In the financial statements to December 31, 20tERdalone assets were reclassified as assetsdneddlé. These are
assets subject to firm offers or a preliminary salgreement, representing a net book value of Etu@® million.

2.6.3 Appraisal valuations and changes in the scopé consolidation

At December 31, 2013, BNP Real Estate Valuationtelza and Galtier updated their valuation of Melysa
portfolio:

- BNP Real Estate Valuation conducted the appraisdbaesites as at December 31, 2013, on the basés of
visit to nine of the sites during the second hdl2613, and on the basis of an update of the aggisi
conducted at June 30, 2013, for the other sitesité4visits were carried out during the first hafi2013.

- Catella conducted the appraisal of 30 sites aseae®ber 31, 2013, on the basis of a visit to 1thefsites
during the second half of 2013, and on the basmnofipdate of the appraisals conducted at Jun2(3(3,
for the other sites. 10 site visits were carrietiduring the first half of 2013.

- Galtier conducted the appraisal of Mercialys’ othssets, i.e. 16 sites as at December 31, 201tBedvasis
of an update of the appraisals conducted at Jun2(@(B, for the other sites. Four site visits weagied out
during the first half of 2013.

Sites acquired during 2013 were valued as follosvatdDecember 31, 2013:

v The H&M store extension in Clermont-Ferrand accpliine the fourth quarter of 2013 was valued at the
acquisition price.

v" The six assets acquired on an off-plan basis ireber 2013 (the Albertville retail park and the &ster,
Besancon, Clermont-Ferrand, Aix-en-Provence anBésill in La Réunion extensions) were also valued at
the acquisition price.

On this basis, the portfolio was valued at Euro62,8 million including transfer taxes at Decembdr, 2013,
compared with Euro 2,561.1 million at DecemberZ11,2.

The value of the portfolio therefore decreased 8% over 12 months (but increased by +3.6% oikeafbir-like
basié®).

The average appraisal yield was 5.85% at Decenthe2(® 3, the same as at June 30, 2013 and Dec&hb2012.

The Euro -96,3 million fall in the market valuembperties over 12 months therefore relates to:
¥v'anincrease in rents on a like-for-like basis: Et8d.6 million;
v" changes in the scope of consolidation: Euro -180l&on.

Average Average Average

capitalization capitalization capitalization

rate** rate** rate**
12/31/2013 06/30/2013 12/31/2012
Large regional shopping centers 5.5% 5.5% 5.6%
Neighborhood shopping centers 6.7% 6.7% 6.5%
Total portfolio* 5.85% 5.85% 5.85%

(*) Including other assets (large food stores,daspgecialty stores, independent cafeterias and stéwedalone sites)
(**) Including extensions in progress acquired 002

45 Amount including transfer taxes, including earnpayments on vacant lots representing an estimatetiaf Euro 13 million
“$Sites on a like-for-like GLA basis
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The following table gives the breakdown of markefue and gross leasable area (GLA) by type of aédeecember
31, 2013, as well as corresponding appraised rents:

Number of Gross leasable
assets at Appraisal value area Appraised net
12/31/2013 at12/31/2013 inc. TT at 12/31/2013 rental income
(in  Euro (in Euro
Type of property million) (%) (m?) (%)  million) (%)
Large regional shopping centers 25 1,817.0 74% 8885, 62% 99.7 69%
Neighborhood shopping centers 36 564.0 23%  181,60B1% 37.8 26%
Sub-total shopping centers 61 2,381.0 97% 547,400 93% 137.5 96%
Other site®’ 30 83.9 3% 40,900 7% 6.4 4%
Total 91 2,464.9 100% 588,300 100% 143.9 100%
(1) Large food stores, large specialty stores, indepeinchfeterias, other (service malls, convenietmes)

NB: Large food stores: gross leasable area of over m20

Large specialty stores: gross leasable area of Gt m?2

2.7.Net asset value calculation

Net asset value (NAV) is defined as consolidateatedtolders' equity plus any unrealized capital gainlosses on
the asset portfolio and any deferred expensesconia.

NAYV is calculated in two ways: excluding transfaxes (liquidation NAV) or including transfer tax@eplacement
NAV).

Change
NAYV (in millions of euros) 12/31/2013 12/31/2012 2013 vs 2012
Consolidated shareholders’ equity 740.4 737.9
Add back deferred income and charges 6.6 8.6
Unrealized gains on assets 1,005.8 996.4
Updated market value (incl. transfer taxes) 2,464.9 2,561.1
Consolidated net book value -1,459.1 -1,564.8
Replacement NAV 1,752.8 1,742.9
Per share (in euros) 19.04 18.94 +0.5%
Transfer taxes -129.0 -135.4
Updated market value (excl. transfer taxes) 2,335.9 2,425.7
Liquidation NAV 1,623.8 1,607.5
Per share (in euros) 17.64 17.47 +1.0%

NB: Details of how EPRA NAV and EPRA triple net NA&fe calculated are provided in section 2.11.

2.8 Subsequent events

There have been no significant events subsequéhné tbalance sheet date.
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2.9 Outlook

2.9.1 Investment outlook

L’Esprit Voisin program

The L’Esprit Voisin program, including the launch of a number of esimm, redevelopment and renovation projects,
remains central to Mercialys’ growth strategy.

Following the 26L’Esprit Voisin development projects completed between 2010 ad&,202 new projects were
launched in 2013 representing total investmeniMercialys of Euro 115 million.

With the new Partnership Agreement with Casino appd by Mercialys’ Board of Directors on June 2212,
Mercialys has a secure pipeline that will enabte fuel growth over the next few years.
Euro 100-120 million per year should be investedigycialys.

Casino development pipeline

Within the framework of the Partnership Agreemeppraved by Mercialys’ Board of Directors on June 2@12,
Mercialys has a secure pipeline.

Under the new agreement, Casino and Mercialys h@aae a reciprocal commitment at an early stageeroinyg a
pipeline of projects offering sufficient visibilityOther projects should be completed over the eowfsthese
commitments depending on the level of progress.

In addition to this pipeline of development progeatasino has a smaller number of projects devdladrectly by
Mercialys in its portfolio, primarily within the imework of the redevelopment of existing storelshel

At December 31, 2013, this selective pipeline walsied at Euro 523 million, weighted for the prolitpbf success
on a project-by-project basis. Those projects ballconsidered as commitments when Mercialys wilehaiterated
its order through the signing of a bilateral coatra

In millions of euros Vision
December 31, 2013
)
Appraisal value of projects to be completed in 2014 128
Casino pipelingNew projects and L’Esprit Voisin extensions at é@xissites) — Weighted value 379
Mercialys pipelingL’Esprit Voisin redevelopment projects at exigtsites) — Weighted value 16
Total value of 2014 completions + pipeline 523

(*) Value weighted for probability of success opraject-by-project basis

This information is based on objectives which theuprbelieves to be reasonableshould not be used to forecast resultss
also subject to the risks and uncertainties inhetenthe Company’s business activities and actuaulite may therefore differ
from these targets and projectiorf®r a more detailed description of these risks amdertainties, please refer to the Group's
2012 shelf-registration document, it being spedifieat the presentation and assessment of theke aisd uncertainties remain
unchanged as at December 31, 2013.

At its meeting of January 28, 2014, the Board a&Bliors approved the capitalization rates for tfst half of 2014 in
accordance with the partnership agreement betweerciddys and Casino. These capitalization ratesanem
unchanged relative to the second half of 2013.

28



mercialys

I Esprit Voisin. 2013 full-year results

Applicable capitalization rates for the reiteraiasigned by Mercialys in the first half of 2014 Iviterefore be as
follows:

TYPE OF PROPERTY Shopping centers Retail parks City center

Mainland Corsica and Mainland Corsica and

France overseas depts France overseas depts
& territories & territories

Regional / Large shopping centers  6.3% 6.9% 6.9% 7.3% 6.0%
(over 20,000 m?)
Neighborhood shopping centers  6.8% 7.3% 7.3% 7.7% 6.4%
(from 5,000 to 20,000 m?)
Other properties (less than 5,000 7.3% 7.7% 7.7% 8.4% 6.9%
m2)

Program of asset sales

The roll-out of theL’Esprit Voisin program has been accompanied since 2010 by aypofi@sset rotation that
contributes to the refocusing of the portfolio.2010 and 2011, a total of 61 assets were sold septiag an amount
of Euro 242 million (including transfer taxes).

As announced on February 9, 2012, the refocusirigeoportfolio on assets that fit in with the compa strategy in
terms of their maturity or size resulted in thergizig out of an exceptional program of asset seleX)12 and 2013.
42 assets have been sold, representing Euro 486ntiiincluding transfer taxes.

Mercialys should then continue to sell its maturesmall properties. This process of asset rotatidlh help to
increase the intrinsic quality of the portfolio kgeping assets presenting potential for value iorea@nd refocusing
the portfolio on assets that fit in with the comyparstrategy.

2.9.2 Business outlook

=  The solid performance achieved in 2013 confirmsréhevance of Mercialys’ business model:

= A strong positioning based on a local presence: Ltl&sprit Voisin concept has been reinforced by the
development of theFonciere Commergantetoncept;

=  Growth and resilience thanks to a favorable miteinms of tenants’ business activities, potentialifcreasing
rents and secured acquisitions via the partnesstiipCasino.

The Company will step up the strategy that has éatitne basis of its success. By going even fuithés ability to
create value, Mercialys intends to turn its sitée unique retail values by capitalizing on its ostrengths and on its
partners, primarily Casino.

The aim is to develop ways of creating differentl momplementary forms of retail (in particular thgh Casual
Leasing and retail services activities) factoringai multi-channel approach. Mercialys will therefanake its sites
more attractive and optimize their marketabilitydsiopting an upscaled approach.

With its resolutely customer-focused approach, Nédys is therefore constantly adapting its positigrto changes in
retail and new consumer habits based on local pcese

In 2014, growth and profitability will remain ceatrto the Company’s aims:

= continuing robust organic growth with the targetafher like-for-like growth in invoiced rents tham2013, of
at least +2.0% above indexation;

= the completion of 1Q’Esprit Voisinprojects;

= growth in funds from operations (FFO) per sharewa +2%.

“"Including estimated earnout payments of Euro 18anibn vacant lots as at December 31, 2013
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2.10 Review of the results of the parent company, dfcialys SA

(in millions of euros) 2013* 2012*
Rental revenues 126.1 136.8
Net income 146.0 129.1

(*) Parent company financial statements

2.10.1 Activity

Mercialys SA, the parent company of the Mercialy®@, is a real estate company that has optechéoiSociétés
d’Investissements Immobiliers Cotées (SIIC - Restaie Investment Trust) tax regime. It owns 86hef 91 retalil
properties owned by the Mercialys Group and holsliimg

- the Company’s real estate subsidiaries (owning ffetail properties: Brest, Caserne de Bonnegdstdarbonne, Pau
Lons and five extensions at existing sites: Anndécgstres, Le Puy, Ste Marie and Fréjus, and ongepty under
development at an existing site: Albertville);

- two management companies: Mercialys Gestion anmth@\sset Management;

- one company acquired within the framework of tloatribution of assets in the first half of 200@ncerning an
asset under development at an existing site (Valenc

- 50% of rights in a company acquired in Decemi#3concerning an asset under development at atirexsite
(Aix-en-Provence);

- one company that carried out a real estate dpmedat project relating to the construction of apghiog mall
extension (Pessac);

- 20% of rights in an OPCI fund created in 201 pamtnership with Union Investment;

- 43% of rights in an SCI company created in 20i®artnership with Amundi Immobilier owning fouragping
malls.

Mercialys SA’s revenues consist primarily of rentaenues from properties and its equity investmend
subsidiaries, as well as interest earned on thep@awgis cash, to a marginal extent.

2.10.2 Review of the financial statements

In 2013, Mercialys SA generated Euro 126.1 milliomental revenues and Euro 146.0 million in nebime.

As the Company owns almost all the retail assetseawby the Mercialys Group as a whole, informatdiout the
main events affecting the Company’s activity in 2@&hn be found in the business review section®hthnagement
report on the consolidated financial statementsHerMercialys Group.

The notes to the financial statements set out ig@ficant accounting policies used by the Companyg provide
disclosures on the main balance sheet and incaatenstnt items and their change over the year.

Total assets at December 31, 2013 amounted to EG6F.3 million, including:
v"  net fixed assets of Euro 1,364.4 million; and
v" net cash of Euro 16.8 million.

Consolidated shareholders' equity was Euro 707llbmat December 31, 2013 compared with Euro 686ilion at
December 31, 2012. The main changes in this itemimglthe year were:

- Net income for 2013: Euro +146.0 million;

- Payment of the final dividend in respect of titd 2 financial year of Euro 0.68 per share: Euro56gillion;

- Payment of an exceptional dividend of Euro 0.6Bghare: Euro -57.9 million;
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The table below gives a breakdown of current tygagables, in thousands of euros, established iordance with
the provisions of article L. 441-6-1 of the Frer@bmmercial Code:

At 12/31/2013 1to 30 31to 60 61 to 90 Over 91 Due Total
days days days days
before before before before
payment payment payment payment
date date date date
Trade accounts payable and
accruals 11,693
Trade payables 6,406 23 - - 135 6,564
Accruals 5,129
Total trade payables and
accruals on assets 6,846
Trade payables on assets
3,236 - - - 361 3,597
Accruals 3,248

The breakdown of current trade payables at end-285%ailable in the Group’s 2012 shelf-registratidocument.
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2.11 EPRA performance measures

2.11.1 EPRA earnings and earnings per share

Calculation of EPRA earnings and earnings per s
(in millions of euros)
Earnings per share attributable to Group equity
holders taken from the IFRS financial statements
Adjustments to calculate EPRA earnings exclude:
Profits or losses on disposal of investment
properties, development properties held for -54.3 -61.6
investment and other interests
Profits or losses on sales of trading properties

2013 2012 Comments

123.4 143.4

Reversal of net capital gains (incl.
legal costs)

Reversal of the property development

including impairment charges in respect of tradir -2.7 -10.3 .
. margin, net of tax
properties
Tax on profits or losses on disposals 0.9 5.9 Reversal of the tax on the property
development margin
Changes in fair value of financial instruments an Reversal of the income related to the
2 0.3 0.3 -

associated close-out costs swap non-efficiency (net of tax)
EPRA EARNINGS 67.5 77.1
EPRA EARNINGS PER SHARE (EPS)(in euros per Considering the average number of

0.74 0.84 .

share) shares (diluted)

2.11.2 EPRA Net Asset Value (NAV)

Calculation of EPRA net asset value (NA§f) millions

2013 2012 Comments
of euros)
NAYV per the financial statements 739.9 737.5
Effect of exercising of options, convertible boraisd 11 06

other equity securities

Diluted NAV after exercising of options, convertibk
bonds and other equity securities

Include:

738.9 736.9

Reversal of the asset net book values
Revaluation of investment properti@ss 40) 876.8 861.0 and integration of the asset fair
values (incl. construction leases)

EPRA NAV 1,615.7 1,597.9

Considering the average number of

EPRA NAYV per share(in euros per share) 17.59 17.38 shares (diluted)

2.11.3 EPRA triple net asset value (NNNAV)

Calculation of EPRA triple net asset value (NNNA

A 2013 2012 Comments
(in millions of euros)
EPRA NAV 1,615.7 1,597.9
Include:
. Integration of the impact related to the
Fair value of debt 0.4 04 fair value of unhedged bond debt
EPRA NNNAV 1,615.3 1,597.5
EPRA NNNAYV per share (in euros per share) 17.58 17.37 Considering the average number of

shares (diluted)
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2.11.4 EPRA net initial yield (NIY) and "topped-up" NIY disclosure

Calculation of EPRA net initial yield (NIY) and 'ped-up"

NIY disclosure(in millions of euros) 2013 2012 Comments

Investment property - wholly owned 2,352.4 2,442.0 Market value excl. transfer taxes

Less developments (-) -16.5 -16.3 Market value excl. transfer taxes

Completed property portfolio (excl. transfer taxes) 2,335.9 2,425.7

Allowance for estimated purchasers' costs 129.0 135.4 Transfer taxes disclosed in the
appraisals

Gross up completed property portfolio valuation (ircl. 24649 2,561.1 (B)

transfer taxes)
Annualized current rents, turnover-based

Annualized cash passing rental income 140.2 143.6 ;esn(t; gr;(ierfnvbeenru;f fg?(g:u%ﬁ;il;i:i'tng
spaces

. Non-recoverable current charges on

Property outgoings (-) 42 35 assets held as of December 31

Annualized net rents 136.0 140.0 (A)

Add: notional rent expiration of rent free periasother Rents on r.ent-fre_e penods_, step-up rents

| ) . 1.1 2.1 and other incentives ongoing on

ease incentives December 31

Topped-up net annualized rent 137.1 142.1 (C)

NET INITIAL YIELD o o

EPRA NIY 5.5% 5.5% A/B

EPRA "TOPPED-UP" NIY 5.6% 5.5% C/B
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2.11.5 EPRA cost ratios

Calculation of EPRA cost ratidg millions of euros) 2013 2012 Comments

Administrative/operating expense line per IFRS mec 79 8.2 External expenses

statement

Net service charge costs/fees -4.3 -3.9 Property taxes + Non-recovered service
charges (including vacancy cost)

Management fees less actual/estimated profit elemen -2.2 -2.5 Rental management fees

Other operating income/recharges intended to coverhead 30 26 Other property operating income and

expenses less any related profits ' "~ expenses excluding management fees

Share of Joint Ventures expenses - - None

Total -17.4 -17.3

Adjustments to calculate EPRA earnings exclude:

Investment Property depreciation i _ Depreciation and provisions for fixed

assets

Ground rent costs 0.8 0.7 Non-group rents paid

Service charge costs recovered through rents lut no i )
separately invoiced
EPRA Costs (including direct vacancy costs) (A) -16.7 -16.6 A
Direct vacancy costs* 4.2 3.9
EPRA Costs (excluding direct vacancy costs) (B) -12.5 -12.6 B
Gross Rental Income less ground rent costs** 148.2 159.0 Less costs relating to construction leases /

long-term leases
Service fee and service charge costs compone@sosk
Rental Income

Share of Joint Ventures (Gross Rental Income lemsngl rent

costs)
Gross Rental Income (C) 148.2 159.0
(E:I(D)F;,_AI_S()ZOST RATIO (INCLUDING DIRECT VACANCY 11.3%  -10.4% A/C

EPRA COST RATIO (EXCLUDING DIRECT VACANCY

- 0, - 0,
COSTS) 8.4% 8.0% B/C

(*) The EPRA Cost Ratio deducts all vacancy cosfated to standing assets or to investment progertindergoing
development/refurbishment if they have been indudeexpense linesThe costs that can be excluded are property taxes,
service charges, contributions to marketing costsurance premiums, carbon tax, and any other cdsttly billed to the
unit.

(**) Gross rental income should be calculated afteleducting any ground rent payablédll service charge
fees/recharges/management fees and other incomespect of property expenses should not be addgcoss rent but should
be deducted from the related costdhe rent covers service charge costs, then canggashould make an adjustment to exclude
these.Tenant incentives should be deducted from rentainre, whereas any other costs should be includedsts. This is in
line with IFRS requirements.

2.11.6 EPRA vacancy rate

See section 2.4.1.
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