Ronson Development SE

Consolidated Financial Statements
for the year ended 31 December 2020



Ronson Development SE

Management Board

Boaz HaimPresident of the Management Board

Yaron ShamaVice-President of the Management Boatthjef Financial Officer

Andrzej GutowskiVice-President of the Management BoeBd)es and Marketing Director
Alon Haver,Member of the Management Board

Supervisory Board

Amos Luzon,Chairman
Ofer Kadouri
Alon Kadouri
Przemystaw Kowalczyk
Piotr Palenik
Shmuel Rofe

Registered office

Al. Komisji Edukacji Narodowej 57
02-797 Warsaw
Poland

Auditors

PricewaterhouseCoopers Polska spdétka z ograriczdpowiedzialnécia Audyt sp. k.
ul. Polna 11

00-633 Warsaw

Poland



Table of Contents

Ronson Development SE

Contents

Consolidated Financial Statements for the year ende31 December 2020
Consolidated Statement of Comprehensive Incomthéoyear ended 31 December 2020
Consolidated Statement of Financial Position &labecember 2020

Consolidated Statement of Changes in Equity forytas ended 31 December 2020
Consolidated Statement of Cash Flows for the yede@ 31 December 2020

Notes to the Consolidated Financial Statements

Page



Consolidated Financial Statements for the year ende31 December 2020

Ronson Development SE

Consolidated Statement of Comprehensive Income

For the year ended 31 December 2020 2019
In thousands cPolish Zlotys (PLN Note

Revenue from residential proje 6 400,25 225,464
Revenue from the sale of Ie - 6,50C
Revenue from sale of servi 6 97¢€ 2,654
Revenue 401,233 232,618
Cost of sales residential proje 7 (315,023 (181,984
Cost of sales of lat - (6,312
Cost of sales (315,023) (188,296)
Gross profit 86,210 44,322
Changes in the value of investment prog 16 (307 80z
Selling and marketing expen 8 (5,928 (5,803
Administrativeexpense 9 (22,542 (20,181,
Share of profit/(loss) from joint ventu 17 (803 9,082
Other expens: 11 (3,401 (3,763
Other incom 12 1,92: 1,734
Result from operating activities 55,152 26,193
Finance incom 13 55¢ 75C
Financeexpens 13 (5,168 (4,862
Net finance income (4,610) (4,112)
Profit/(loss) before taxation 50,542 22,081
Income tax benef 14 (10,399 (4,667
Profit/(loss) for the year 40,143 17,414
Other comprehensive incol - -
Total comprehensive income for the year, net of tax 40,143 17,414
Total profit/(loss) for the year attributable to:

equity holders of the pare 24 40142 17,414
nor-controlling interesi - -
Total profit/(loss) for the year 40,143 17,414
Total comprehensive income attributable to:

equity holders of the pare 40142 17,414
Non-controlling interest - -
Total comprehensive income for the year, net of tax 40,143 17,414
Weighted average number of ordinary shares (and dillute( 24 163,103,16 165,68¢,61€
In Polish Zlotys (PLN

Net earnings per share attributable to the equity blders of the

parent (basic) 24 0.246 0.106
Net earnings per share attributable to the equity blders of the

parent (dilluted) 24 0.246 0.106

The notes on pages 5 to 69 are an integral pathe$e consolidated financial statements.



Ronson Development SE
Consolidated Financial Statements for the year ende31 December 2020

Consolidated Statement of Financial Position

As at 31 December 2020 2019
In thousands of PolisZlotys (PLN Note

Assets

Non-current assets

Property and equipme 15 8,797 8,552
Investment proper 16 8,956 10,09¢
Intangible fixed asse 39 -
Investment in joint ventur: 17 8,902 10,617
Deferred tax asse 18 9,037 6,93t
Land designated for developm 19 45,48¢ 44,32
Total non-current assets 81,217 80,523
Current assets

Inventory 19 664,761 718,06(
Trade and other receivables and prepayn 20 37,374 24,74t
Advances for Lan 3,700 -
Income tax receivak 33¢ 13C
Loans granted to joint ventul 17 1,039 1,977
Other current financial ass 21 14,239 22,15%
Cash and cash equivale 22 135,099 95,59
Total current assets 856,550 862,660
Total assets 937,767 943,183
Equity and liabilities

Equity

Shareholders’ equity 23

Share capiti 12,503 12,50:
Share premiun 157,905 150,27¢
Treasury shar (1,613 (580
Retained earnin 211022 188,29:
Total equity 379,817 350,494
Liabilities

Non-current liabilities

Floating rate bond loa 25, 26 175,382 151,07¢
Deferred tax liabilit 18 9,562 9,61¢
Lease liabilities related to perpetual usufrucineestment o8 590 552
property

Total non-current liabilities 185,534 161,248
Current liabilities

Trade and other payables and accrued exp 29 58,347 97,71¢
Floating rate bond loa 25,2€ 52,625 34,92«
Other payable- accrued interests on bot 25,2¢€ 2,065 1,967
Secured bank loa 25,2€ - 12,87¢
Interest bearing deferred trade paya 8,482 2,33¢
Advances receive 30 224,267 254,97(
Income tax payab 11,734 1,087
Provision: 31 994 2,01¢
Lease liabilities related to perpetual usufruckaoic 28 13,902 23,54¢
Total current liabilities 372,416 431,441
Total liabilities 557,950 592,689
Total equity and liabilities 937,767 943,183

The notes on pages 5 to 69 are an integral pathe$e consolidated financial statements.



Ronson Development SE
Consolidated Financial Statements for the year ende31 December 2020

Consolidated Statement of Changes in Equity

For the years ended 31 December 2020 and 31 Dec@dbe:

Share Share Treasury Retained Total

In thousands of Polish Zlotys (PL capital premium shares earnings equity
Balance at 1 January 2020 12,503 150,278 (580) 188,293 350,494
Comprehensive income:
Profit for the year ended :December 202 - - - 4014z 40.14:
Other comprehensive incol - - - - -
Total comprehensive income/(expense) - - - 40,143 40,143
Own shares acquire - - (1,033 - (1,033
Dividenc - - - (9,787 (9,787
Allocation of 2019 result - share premium
increas - 7,627 - (7,627 -
Balance at 31 December 2020 12,503 157,905 (1,613) 211,022 379,817

Share Treasury
In thousands of Polish Zlotys (PL capital Share premium shares Retained earnings) Total equity
Balance at 1 January 2019 12,503 150,278 - 180,699 43,380
Comprehensive income:
Profit for the year ended 31 December
201¢ - - - 17,41« 17,41«
Other comprehensive incol - - - - -
Total comprehensive income - - - 17,414 17,414
Dividend paid - - - (9,820 (9,820
Repurchase of own shar - - (580 - (580
Balance at 31 December 2019 12,503 150,278 (580) ,A88 350,494

(1) In order to fund the purchase of own shares untlerduyback program, a capital reserve (within re¢al earnings) is established for an amount of
PLN 2,000 thousand. The capital reserve is subsetyueduced by the amount of the considerationl ffai the shares bought back. The capital reserve
as at 31 December 2019 amounted to PLN 1,420 timouaad is presented as a part of the retained emsiAs at 25 January 2020 the capital reserve
was liquidated.

The notes on pages 5 to 69 are an integral pathe$e consolidated financial statements.



Ronson Development SE
Consolidated Financial Statements for the year ende31 December 2020

Consolidated Statement of Cash Flows

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL Note

Cash flows from/(used in) operating activities

Profit/(loss) for the peric 40142 17,41«
Adjustments to reconcile profit for the period tehcash used in operating activities

Depreciatiol 1,02¢ 98¢
Decrease/(increase) in the valueinvestment proper (163 (802
Write-down/(reversal) of invento 1,32¢ (594
Finance expen 5,16¢ 4,86:
Finance incom (558 (750
Loss/(profit) on sale of property and equipn 60 (115
Share of loss /(profit) from joint ventur 80: (9,082
Income tax expense/(bene 14 10,39¢ 4,667
Decrease/(increase) in inventory and land deséghfatr

developmer 38 46,26: (7,496
Acqustion of Nova Krélikarnia proje 5 (46,914 (46,069
Decrease/(increase) in advances for (3,700 -
Decrease/(increase) in trade and other receivabléprepaymer 38 (11,669 (8,247
Decrease/(increase) in other current financialts 7,91¢ (7,838
Increase/(decrease) in trade and other payableacnded expens 38 17,58( 19,56¢
Increase/(decrease) in provisi (1,022 (549
Increase/(decrease) in advances reci (30,703  102,51¢
Interest pai (8,331 (12,269
Interest receive 47% 582
Income tax received/(pai 14 (2,118 (4,176
Net cash from/(used in) operating activities 25,983 52,705
Cash flows from/(used in) investing activities

Acqustion of new entil (1,000 -
Acquisition of property and equipmt (70) (1,549
Proceeds from loans garnet to 3,127 3,45(
Loans granted to joint ventul (1,226 (16,190
Dividend received from joint ventul - 12,83¢
Proceeds from sale of property and equipi 14¢€ 11¢F
Net cash from/(used in) investing activities 1,077 (1,338)
Cash flows (used in)/from financing activities

Proceeds from bank loans, net of bank chi 27 26,02¢ 71,20
Repayment of bank loa 27 (39,217 (96,754
Proceeds from bond loans, net of issue rand of bonds replacem: 26 96,22: 31,56(
Repayment of bond loa 26 (55,000 (50,000
Repayment of loans from ott (3,500 -
Payment of divider 23 (9,787 (9,820
Payment of perpetual usufruct rig 28 (1,268 (2,210
Buy-back of share 23 (1,033 (580
Net cash from/(used in) financing activities 12,447 (56,604)
Net change in cash and cash equivalents 39,508 (5,237)
Cash and cash equivalents at beginning of p 95,59. 100,82
Cash and cash equivalents at end of peridd 135,099 95,591

* Including restricted cash that amounted to PLN6DB thousand and PLN 3,829 thousand as 31 Decef@&& and as 31 December 2019, respectively.
The notes on pages 5 to 69 are an integral pathe$e consolidated financial statements.



Ronson Development SE

Consolidated Financial Statements for the year ende31 December 2020

Notes to the Consolidated Financial Statements

1.
(@)

(b)

Background and business of the Company

Ronson Development SE (‘the Company’), formerly edriRonson Europe N.V., is an European Company
with its statutory seat in Warsaw, Poland. Thegteged office is located at al. Komisji Edukacjirbidowej

57. The Company was incorporated in the Netherlanlsl8 June 2007 as Ronson Europe N.V. with
statutory seat in Rotterdam. During 2018, the Camgpehanged its name and was transformed into an
European Company (SE) and, effectively as of 3blt 2018, transferred its registered office of the
Company from the Netherlands to Poland. Addresshef Company’s registered office is the same as
domicile of the Company.

The Company (together with its subsidiaries, ‘thheup’) is active in the development and sale oidkergtial
units, primarily apartments, in multi-family resit@l real-estate projects to individual customar®oland.
The Company prepared Consolidated Financial Statenfer the year ended 31 December 2020, which was
authorized for issue on 10 March 2021.

The shares of the Company are traded on the W&Btaok Exchange since 5 November 2007. According to
publicly available information, as at 31 Decemb8P@, 66.06% of the outstanding shares are condrolle
indirectly by Amos Luzon Development and Energy @ratd. (‘A. Luzon Group’) and 0.91% of the shares
are held by the Company. The remaining 33.03% ef dhtstanding shares are held by other investors
including Nationale Nederlanden Powszechne TowamysEmerytalne S.A. and Metlife Powszechne
Towarzystwo Emerytalne S.A.. The number of shamdd hy the investors is equal to the number of sjote
as there are no privileged shares issued by thep@oyn It shall be noted that as at 31 December 2020
Company held 1,489,235 own shares (0.91%) and,caordance with art. 364 § 2 of the Code of
Commercial Companies, it does not exercise vofiiglgts from own shares.

As at 31 December 2020, the Groups' market capatiadn was below the value of net assets. Althotiuh,
Company strongly believes that this is a temposifyation due to many different factors, includiiogy
liquidity of the Company’s shares listed on WSE, ndgement took appropriate steps to review the
Company’s assets to determine if there is any @it write-down required and found no basis for it
Management verified that the forecast margin pddéimt respect of the inventory is positive. Theref, no
indicators for potential additional impairment hdeen identified.

The details of the entities whose financial stateimdnave been included in these Consolidated Fialanc
Statements, the year of incorporation and the pggige of ownership and voting rights directly attirectly

held by the Company as at 31 December 2020 antlZs@ecember 2019, are presented below and on the
following page.

The projects managed by the entities are in varstaiges of development ranging from being in tloeess
of acquiring land for development to projects which completed or near completion.



Consolidated Financial Statements for the year ende31 December 2020

Ronson Development SE

Notes to the Consolidated Financial Statements

1. Background and business of the Company
Year of Share of ownership & votin
Entity name incorporation rights at the end of

31 December31 Decembel

Share of ownership & voting rights at the end of 2020 2019

a. held directly by the Company

1 Ronson Development Management Sp. z 0.0. 1999 100% 100%
2 Ronson Development 2000 Sp. z &b. 2000 - 100%
3 Ronson Development Warsaw Sp. z 0.0. 2000 100% 100%
4 Ronson Development Investment Sp. z o.0. 2011 100% 100%
5 Ronson Development Metropol Sp. z o.0. 2011 100% 100%
6 Ronson Development Properties Sp. z@.0. 2002 - 100%
7 Apartments Projekt Sp. z 0. 2003 - 100%
8 Ronson Development Enterprise Sp. z 8.0. 2004 - 100%
9 Ronson Development Company Sp. z 8. 2005 - 100%
10 Ronson Development Creations Sp. z 0.0. 2005 100% 100%
11 Ronson Development Buildings Sp. z &b. 2005 - 100%
12 Ronson Development Structure Sp. z 8lo. 2005 - 100%
13 Ronson Development Pozn&p. z 0.0? 2005 - 100%
14 E.E.E. Development Sp. z 0'8. 2005 - 100%
15 Ronson Development Innovation Sp. z &b. 2006 - 100%
16 Ronson Development Wroctaw Sp. z &b. 2006 - 100%
17 Ronson Development Capital Sp. z &b. 2006 - 100%
18 Ronson Development Sp. z 0.0. 2006 100% 100%
19 Ronson Development Construction Sp. z 0.0. 2006 100% 100%
20 City 2015 Sp. z 0.0. 2006 100% 100%
21 Ronson Development Village Sp. z d%. 2007 100% 100%
22 Ronson Development Conception Sp. z 8. 2007 - 100%
23 Ronson Development Architecture Sp. z &o. 2007 - 100%
24 Ronson Development Skyline Sp. z o.0. 2007 100% 100%
25 Continental Development Sp. z d?. 2007 - 100%
26 Ronson Development Universal Sp. z &b. 2007 100% 100%
27 Ronson Development Retreat Sp. z §o. 2007 - 100%
28 Ronson Development South Sp. z 0.0. 2007 100% 100%
29 Ronson Development Partner 5 Sp. z 0.0. 2007 100% 100%
30 Ronson Development Partner 4 Sp. z 0.0. 2007 100% 100%
31 Ronson Development North Sp. z 0.0. 2007 100% 100%
32 Ronson Development Providence Sp. z 0.0. 2007 100% 100%
33 Ronson Development Finco Sp. z 0.0. 2009 100% 100%
34 Ronson Development Partner 2 Sp. z 0.0. 2009 100% 100%
35 Ronson Development Skyline 2010 Sp. z 0.0. w lilagjtf® 2010 - 100%
36 Ronson Development Partner 3 Sp. z 0.0. 2012 100% 100%
37 ACG 23 Sp. z 0.0. / Ronson Development Studzieqma $.0.° 201¢ 100% -




Consolidated Financial Statements for the year ende31 December 2020

Ronson Development SE

Notes to the Consolidated Financial Statements

1. Background and business of the Company
Year of Share of ownership & voting
Entity name incorporation rights at the end of
31 December 31 December
Share of ownership & voting rights at the end of 2020 2019
b. held indirectly by the Company
38 Nova Krélikarnia B.V.(Company with the registered office in the Nethealk) 201¢ 100% 100%
3¢ AGRT Sp.zo.0 2007 100% 100%
4C Ronson Development Partner 4 Sp. z — Panoramika Sp. 2007 100% 100%
41 Ronson Development Sp z o- Estate Sp.| 2007 100% 100%
42 Ronson Development Sp. z o- Home Sp.k 2007 100% 100%
43 RonsorDevelopment Sp z o.- Horizon Sp.k 2007 100% 100%
44 Ronson Development Partner 3 Sp. z - Sakura Sp.k 2007 100% 100%
45 Destiny Sp. z 0./© 2007 - 100%
4€ Ronson Development Millenium Sp. z (©® 2007 - 100%
47 Ronson Development Partner 3 sp. z — Viva Jagodno sp. } 200¢ 100% 100%
48 Ronson Development Sp. z o- Apartments 2011 Sp 200¢ 100% 100%
4¢ Ronson Development Sp. z o- Idea Sp.k 200¢ 100% 100%
5C Ronson Development Partner 2 Sp. z — Destiny 2011 Sp.k 200¢ 100% 100%
51 Ronson Development Partner 2 Sp. z - Enterprise 2011 Sp 200¢ 100% 100%
52 Ronson Development Partner 2 Sp. z - Retreat 2011 Sp. 200¢ 100% 100%
523 Ronson Development PartneSp. z o.i- Vitalia Sp.k 200¢ 100% 100%
54 Ronson Development Sp. z 0- 2011 Sp.k 200¢ 100% 100%
5E Ronson Development Sp. z o- Gemini 2 Sp.} 200¢ 100% 100%
5€ Ronson Development Sp. z o- Verdis Sp.k 200¢ 100% 100%
57 Ronson Espresso Sp. z 200¢ 100% 100%
58 Ronson Development Apartments 2010 Sp. :© 201( - 100%
5¢ RD2010 Sp.z0.® 201C - 100%
6C Retreat Sp. z 0.( 201(C 100% 100%
61 Enterprise 2010 Sp. z o® 201( - 100%
62 Wroctaw 2010 Sp. z 0.(9) 201( - 100%
62 E.E.E. Development 2010 Sp. z ¢©® 201( - 100%
64 Ronson Development Nautica 2010 Sp. z 201(C 100% 100%
65 Gemini 2010 Sp. z 0.(® 201( - 100%
6€ Ronson Development Sp. z o- NaturalisSp.k 2011 100% 100%
67 Ronson Development Sp. z o- Impressio Sp.| 2011 100% 100%
6€ Ronson Development Partner 3 Sp. z- Nowe Warzymice Sp. 2011 100% 100%
6S Ronson Development Sp. z o- Providence 2011 Sp 2011 100% 100%
7C Ronson Development Partner 2 Sp. z - Capital 2011 Sp. 2011 100% 100%
71 Ronson Development Partner 5 Sp. z - Miasto Marina Sp.| 2011 100% 100%
72 Ronson Development Partner 5 Sp. z - City 1 Sp.k 201z 100% 100%
723 Ronson Development PartneSp. z o.c - Miasto Moje Sp. } 201z 100% 100%
74 Ronson Development sp. z o- Ursus Centralny Sp. 201z 100% 100%
7% Ronson Development Sp. z o- City 4 Sp.k 201¢ 100% 100%
76 Ronson Development Partner 2 Sp.o.— Grunwald Sp.. 201¢ 100% 100%
. SRPO'?)SOH Development Sp. z 0.0. Grunwaldzka” Spefore named as Ronson Development Sp. z dRuojekt 2 2016 100% 100%
78 Ronson Development Sp. z 0~ Projekt 3 Sp.| 201¢ 100% 100%
7¢ Ronson Development Sp. z 0~ Projekt 4 Sp.l 2017 100% 100%
8C Ronson Development Sp. z 0.- Projekt 5 Sp.} 2017 100% 100%
81 Ronson Development Sp. z 0.- Projekt 6 Sp.} 2017 100% 100%
82 Ronson Development Sp. z 0.- Projekt 7Sp.k 2017 100% 100%
83 Ronson Development Sp. z 0.- Projekt 8 Sp.| 2017 100% 100%
84 Ursus 2017 Sp.zo ¥ 2017 - 100%
85 Projekt City Sp. z 0.® 2017 - 100%
8€ Bolzanus Limitec(Company with the registered office in Cyprus) 2012 100% 100%
87 Park Development Properties Sp. z ¢- Town Sp.k 2007 100% 100%
8¢ Tras Sp. zo.c” 201F - 100%
8¢ Pod Skocznj Project Sp. z 0.(” 201F - 100%
9C District 20 Sp. z 0.c” 201F - 100%
91 Arkadia Development Sp. z 0" 201F - 100%
92 Krélikarnia 2015 Sp. z 0.(? 201¢ - 100%
923 Tras 2016 Sp. zo. 2011 100% 100%
94 Pod Skocznia Projekt 2016 Sp. z ¥ 2011 - 100%




Ronson Development SE

Consolidated Financial Statements for the year ende31 December 2020

Notes to the Consolidated Financial Statements

1. Background and business of the Company
Year of Share of ownership & voting
Entity name incorporation rights at the end of
31 December 31 December
Share of ownership & voting rights at the end of 2020 2019
b. held indirectly by the Company
95 District 20— 2016 Sp. z 0.c® 2011 - 100%
96 Arkadia Development 2016 Sp. z (® 2011 - 100%
97 Krdlikarnia 2016 Sp. z 0.(® 2011 - 100%
98 Kroli Development Sp. z 0. 2012 - 100%
99 Park Development Properties Sp. z | 2011 100% 100%
10C Jasminova 2016 Sp. z o 201¢ 100% 100%
101 Town 2016 Sp. z 0. 201¢ 100% 100%
10z E.E.E. Development 2016 Sp.z 201¢€ - 100%
10% Enterprise 2016 Sp. z o. 201¢ 100% 100%
104 Wroctaw 2016 Sp. z 0.1 201¢ 100% 100%
10t Darwen Sp. z 0. 2017 100% 100%
10€ Truro Sp. z 0. 2017 100% 100%
107 Tregaron Sp. z o. 2017 100% 100%
10¢ Totton Sp. z o.i 2017 100% 100%
10€ Tring Sp. z 0. 2017 100% 100%
11C Thame Sp. z o. 2017 100% 100%
111 Troon Sp. z o.( 2017 100% 100%
112 Tywyn Sp. z 0.0® 201¢ 100% -
c. other entities not subject to consolidation:
113 Coralchief sp. z 0.0. 2018 50% 50%
114 Coralchief sp. z 0.0. - Projekt 1 sp. k. 2016 n/a n/a
115 Ronson IS sp. z 0.0. 2009 50% 50%
116 Ronson IS sp. z 0.0. sp. k. 2012 n/a n/a
(1) The Company has the power to govern the finanaidl @perating policies of this entity and to obtaienefits from its activities, whereas Kancelaria
Radcy Prawnego Jarostaw Zubrzycki holds the leigalto the shares of this entity
(2) In connection with the merger, registered in theidiel Court Register on 4 May 2020, the compang ta&en over by the Ronson Development South
sp. z 0.0. and by law from 4 May 2020 Ronson Dewedmt South sp. z 0.0. took over all the rights @slijations of the company
(3) In connection with the merger, registered in theidtal Court Register on 7 May 2020, the companyg te&en over by the Tras 2016 sp. z 0.0. and by
law from 7 May 2020 Tras 2016 sp. z 0.0. took @¥ethe rights and obligations of the company
(4) In connection with the merger, registered in theidfeal Court Register on 1 April 2020, the compavgs taken over by the Destiny sp. z 0.0. and by

(©)
(6)
U]

®)
©)

law from 1 April 2020 Destiny sp. z 0.0. took oakthe rights and obligations of the company

In connection with the merger, registered in theaidtal Court Register on 1 April 2020, the compaves taken over by the RD 2010 sp. z 0.0. and by
law from 1 April 2020 RD 2010 sp. z 0.0. took caléthe rights and obligations of the company

In connection with the merger, registered in theidtal Court Register on 1 July 2020, the compaa teken over by the Ronson Development South
sp. z 0.0. and by law from 1 July 2020 Ronson Deweént South sp. z 0.0. took over all the rights aligations of the company

In connection with the merger, registered in theidteal Court Register on 1 July 2020, the compaa teken over by the Tras 2016 sp. z 0.0. and by
law from 1 July 2020 Tras 2016 sp. z 0.0. took @lethe rights and obligations of the company.

Acquired during execution of third call option agreent on 9 April 2020.

Entity acquired on 18 December 2020. Change ohtimee into Ronson Development Studzienna Sp. wasaegistered in KRS on 8 March 2021.



Ronson Development SE

Consolidated Financial Statements for the year ende31 December 2020

Notes to the Consolidated Financial Statements

2.

(@)

(b)

()

Basis of preparation and measurement

Basis of preparation and statement of compliare

These Consolidated Financial Statements have pespared in accordance with International Financial
Reporting Standards as adopted by the EU (‘IFRI®)ight of the nature of the Group’s activitiefiet
IFRSs applied by the Group are not different frdva IFRSs endorsed by the European Union, which are
effective for the financial year ended 31 Decemd@20. The Group is aware about new standards and
interpretations that have been issued but haveygiobecome effective. Information about standamid a
interpretations were presented below.

The Consolidated Financial Statements were aiztobiby the Boards of Directors of Ronson Developime
SE on 10 March 2021. These Consolidated Finantigments have been prepared on the assumption that
the Group is a going concern, meaning it will coné in operation for the foreseeable future and vl

able to realize assets and discharge liabilitiethénnormal course of its operations. The Compaepared
Consolidated Financial Statements for the year @rgfe December 2020 in both English and Polish
languages, while the Polish version is binding.

New and amended standards adopted by the Group

The Group has applied the following standards andreiments for the first time for their annual rejmoy
period commencing 1 January 2020:

* Definition of Material — amendments to IAS 1 da® 8

* Definition of a Business — amendments to IFRS 3

* Interest Rate Benchmark Reform — amendmentsR& ¥, IAS 39 and IFRS 7

* Revised Conceptual Framework for Financial Repgrt

The Group also elected to adopt the following amests early:
» Annual Improvements to IFRS Standards 2018-20a6eC

The above standards, amendments and improvememtstdwve any material impact on the Consolidated
Financial Statements of the Group and should net laay material impact on current and future peviod

New standards and interpretations not yet adopted

Certain new accounting standards and interprettiteve been published that are not mandatory for
31 December 2020 reporting periods and have nat bady adopted by the Group. These standardsadre n
expected to have a material impact on the entithéncurrent or future reporting periods and or$eeable
future transactions.

Basis of measurement

The Consolidated Financial Statements have bespaped on the historical cost basis, except foestment
property which was measured at fair value. The odghused to measure fair values for the purpose of
preparing the Consolidated Financial Statementsliaoeissed further in Note 3(q), Note 16 and N@te 3

Functional and presentation currency

Items included in the financial statements of eawtity in the Group are measured using the cuyrefnthe
primary economic environment in which the entityergies (the ‘functional currency’) being Polish t¥lo
(‘PLN"). Polish Zloty is the presentation currenof the Consolidated Financial Statements of theu@ro
and is also the functional currency of the paremgany.

The Consolidated Financial Statements are predentéhousands of Polish Zloty, except when othsewi
indicated.



Ronson Development SE

Consolidated Financial Statements for the year ende31 December 2020

Notes to the Consolidated Financial Statements

2.

(d)

Basis of preparation and measurement

Use of estimates and judgments

The preparation of financial statements requiragsagement to make judgments, estimates and assus\pti
that affect the application of accounting policésl the reported amounts of assets, liabilitiess dibclosure

of contingent assets and liabilities at the dattheffinancial statements, and the reported amafritcome
and expenses during the reported period. Actualltseesnay differ from these estimates. Estimates and
underlying assumptions are reviewed on an ongoasisb Revisions to accounting estimates are rezedni

in the period in which the estimate is revisedpé#mticular, information about significant areassfimation,
uncertainty and critical judgments in applying agtting policies that have the most significant efffen the
amounts recognized in the financial statementsgeseribed in the following notes:

o Note 16 — Investment property

o Note 18 — Deferred tax asset recognition

o Note 19 — Inventory and residential land bank
. Note 31 — Provisions

o Note 34 — Commitments and contingencies

The Company conducts residential units projectsdmweloping activities in dedicated SPVs. The Camypa
reflects in its Consolidated Financial Statemehésdctivities and transactions related to sucheptsjbased
on the substance rather than legal form. Suchdcdionis are accounted for in accordance with 1Agh@&
IFRS 15, whereby inventory is sold and revenue khioe recognized after the criteria are met.

Recognition of revenue

The revenue from the sale of real estate (residlentiits, commercial units, etc.) is recognisecdthe
moment when control over the real estate is traredeto the customer of said real estate togetlitbr tive
transfer of significant risks and rewards typical the ownership rights. According to the Company’s
judgement this occurs at the moment of handoveahefreal estate to the customer, which is based on
handover document signed by both parties and sutgjebe condition that the customer has paid 1@9%
the sale price for the real estate.

Estimation of net realizable value for inventory drresidential land bank

Inventory and residential land bank is statechatlower of cost and net realizable value (NRV).\I\Nfer
completed inventory property (Finished goods) iseased with reference to market conditions ancegric
existing at the reporting date and is determinethiyGroup having taken suitable external adviakiarthe
light of recent market transactions. NRV in respefatvork in progress and residential land banksiseased
with reference to market prices at the reportinge dar similar completed property, less estimatests to
complete construction and less an estimate ofithe ¥alue of money to the date of completion.

Valuation of investment property

The fair value of the investment property is defead by independent real estate valuation expesdon
the discounted cash flow approach. The determinaifathe fair value of the investment property riegs
the use of estimates such as future cash flows &ssets (such as lettings, tenants’ profiles, éutevenue
streams, capital values of fixtures and fittingay s&environmental matters and the overall repair and
condition of the property) and discount rates aggtiie to those assets.

Valuation of lease liability

According to the IFRS 16 standard that was implaeteiby the Company the lease payments shall be
discounted using the rate implicit in the leaset@mt, or if this rate cannot be readily determintoe
Company’s incremental borrowing rate. The Compaegidkd to use incremental borrowing rate (‘IBR’)
that was determined based on reference rate adjbgtenargin. The IBR rate was built based on refese
rate (30 years state bonds quotation) increaseddrgin which represents higher credit risk of ttwmpany
due to worse ratios, risk related to unusual lengjthpotential financing and no possibility to edisi
security for such long-term financing.
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Notes to the Consolidated Financial Statements

2.
(d)

Basis of preparation and measurement
Use of estimates and judgments

Deferred tax asset recognition

Deferred tax assets are recognized for unusetbsaes and deductible temporary differences toegtent
that it is probable that taxable profit will be dsble against which the losses and deductible teary
differences can be utilized. Significant managemjegment is required to determine the amount of
deferred tax assets that can be recognized, basedtihe likely timing and the level of future tal@profits
together with future tax strategies.

Uncertain tax treatment

Regulations regarding VAT, corporate profits taxd asocial security contributions are subject tajdient
changes. These changes result in there beinggdiite of reference and few established precedbatsmay
be followed. The binding regulations also contaicertainties, resulting in differences in opinie@garding
the legal interpretation of tax regulations bottwsen government bodies, and between governmeng¢dod
and companies.

Tax and other settlements may be subject to ingpeby administrative bodies authorized to impbggh
penalties and fines, and any additional taxatiabilities calculated as a result must be paid togretvith
high interest. The above circumstances mean tlaéxposure is greater in Poland than in countties t
have a more established taxation system. Accongirigeé amounts shown in the financial statementg ma
change at a later date as a result of the ametie inal decision of the tax authorities.

On 15 July 2016, amendments were made to the Tdix&hce to introduce the provisions of Generali-Ant
Avoidance Rules (GAAR). GAAR are targeted to prehaigination and use of fictitious legal structsiset

up to avoid payment of tax in Poland. GAAR defiag &vasion as an activity performed mainly withiew

to realising tax gains, which is contrary, underegi circumstances, to the subject and objectivih@ftax
law. In accordance with GAAR, an activity does bdhg about tax gains, if its modus operandi wasefa
Any instances of (i) unreasonable division of areragion (ii) involvement of agents despite lack of
economic rationale for such involvement, (iii) maity exclusive or mutually compensating elements, a
well as (iv) other activities similar to those el to earlier may be treated as a hint of aéfiactivities
subject to GAAR. New regulations will require calesiably greater judgment in assessing tax effetts o
individual transactions.

The GAAR clause should be applied to the transastiperformed after clause effective date and ¢o th
transactions which were performed prior to GAARusk effective date, but for which after the clause
effective date tax gains were realised or conttiouiee realised. The implementation of the aboveipians
will enable Polish tax authority challenge suchaagements realised by tax remitters as restrugtuwim
reorganization.

The Group accounts for current and deferred tartasand liabilities based on the requirementA&f 12
Income taxes, based on taxable profit (tax lossdglile base, carry-forward of unused tax lossescang-
forward of unused tax credits, and tax rates, wbiesidering the assessment of uncertainty relateex
settlements. If uncertainty exists as to whethat tinwhat extent tax authority will accept indivalutax
treatments of made transactions, the Group disgltisese settlements while accounting for uncestaint
assessmenkurther details on taxes are disclosed in Notent¥Note 18.
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2.
(e)

Basis of preparation and measurement
Basis of consolidation

These Consolidated Financial Statements comphise financial statements of the Company and its
subsidiaries as at 31 December 2020. Control iseaeti when the Group is exposed, or has rights, to
variable returns from its involvement with the istee and has the ability to affect those returnsutih its
power over the investee. Specifically, the Grouptiaas an investee if, and only if, the Group has:

e power over the investee (i.e. existing rights thate it the current ability to direct the relevant
activities of the investee);

e exposure, or rights, to variable returns fromrtglvement with the investee;
o the ability to use its power over the investeeftect its returns.

The Group re-assesses whether or not it controisvestee if facts and circumstances indicatettiere are
changes to one or more of the three elements dfaloi€onsolidation of a subsidiary begins when the
Group obtains control over the subsidiary and ceaden the Group loses control of the subsidiagsefs,
liabilities, income and expenses of a subsidiaguaed or disposed of during the year are incluitethe
consolidated financial statements from the dateGheup gains control until the date the Group cedee
control the subsidiary.

Profit or loss and each component of other congnsive income (OCI) are attributed to the equitidecs

of the parent of the Group and to the non-contigllinterests, even if this results in the non-aahirg
interests having a deficit balance. When necessatjstments are made to the financial statemeints o
subsidiaries to bring their accounting policie®itihe with the Group’s accounting policies. Altia-group
assets and liabilities, equity, income, expensescash flows relating to transactions between mesnbe
the Group are eliminated in full on consolidatidnchange in the ownership interest of a subsidiaithout

a loss of control, is accounted for as an equégdaction.

If the Group loses control over a subsidiary, @érettognizes the related assets (including googdwill)
liabilities, non-controlling interest and other geoments of equity while any resultant gain or liss
recognized in profit or loss. Any investment retalris recognized at fair value.

The financial statements of subsidiaries are pezbtor the same period as the financial staterakepéarent.
The Group entities keep books of accounts in aesarel with accounting policies specified in the
Accounting Act dated 29 September 1994 (‘the ActimgnAct’) with subsequent amendments and the
regulations issued based on that Act (all togetHeolish Accounting Standards’). These consolidated
financial statements include a number of adjustsaat included in the books of account of the Group
entities, which were made in order to bring theafiicial statements of those entities in conformifthw
IFRSs as adopted by EU.

Until 31 of October 2018, Ronson Development Sgt ks books of accounts in accordance with acdognt
policies required by the Dutch law. On 31 Octob@t& the Company transferred its registered offiom

the Netherlands to Poland. On 20 December 2018 E#imordinary General Meeting of the Company
adopted a resolution regarding the preparatiorheffinancial statements of Ronson Development SE in
accordance with IFRS, starting with the financtatements for the financial year 2018.

Where property is acquired, via corporate acdaisstor otherwise, the management considers thetasute
of the assets and activities of the acquired ertityletermining whether the acquisition represehts
acquisition of a business or assets. Where suahisitigns are not judged to be an acquisition bfiainess,
they are not treated as business combinations.eRdthe cost to acquire the corporate entity iscalled
between the identifiable assets and liabilitiethef entity based on their relative fair valueshatacquisition
date. Accordingly, no goodwill or additional defedrtaxation arises. Otherwise, acquisitions arewated
for as business combinations.
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3.

(@)

(b)

()

Significant accounting policies

The accounting policies set out below have beguliexp consistently in all periods presented in ¢hes
Consolidated Financial Statements.

Foreign currency

Transactions in foreign currencies are translabeithé respective functional currencies of the Grenfties
at exchange rates prevailing at the dates of #ms#ctions using:

o the purchase or selling rate of the bank whoseicEsvare used by the Group — in case of foreign
currency sales or purchase transactions, as wethén case as of the debt or liability payment
transactions;

o the average rate specified for a given currencthbyNational Bank of Poland as on the transactaie,d
unless a customs declaration or other binding decunindicates another rate — in case of other
transactions.

Monetary assets and liabilities denominated irifpr currencies are retranslated at the functionalency

spot rate of exchange ruling at the reporting daten-monetary items that are measured in terms of

historical cost in a foreign currency are translatsing the exchange rates as at the dates ofitia i

transactions.

Revenue from contracts with customers

Revenues from the sale of residential units areogeieed when (or as) the Group has satisfied a
performance obligation by transferring a promiseddjto a customer. A residential unit is transigmden

(or as) the customer obtains control of the regidennit (i.e. upon signing of the protocol of texcal
acceptance and transfer of the key to the unit @amdnent of the entire amount resulting from thee sal
agreement), after receiving valid occupancy pefamithe building.

Advances received related to pre-sales of residleatiits, which represent deferred income, arerdsde
when they do not meet the criteria to be recognaedevenue. When they subsequently meet theseiayit
they are recognized as revenue.

Financial instruments

A financial instrument is any contract that giveseto a financial asset of one entity and a fireriability
or equity instrument to another entity.

Financial assets

The classification of financial assets at initiatognition depends on the financial asset’s contehcash
flow characteristics and the Group’s business mddelmanaging them. With the exception of trade
receivables that do not contain a significant foiag component or for which the Group has applies t
practical expedient, the Group initially measurdancial asset at its fair value plus transactiosts. In
the case of a financial asset not at fair valueugh profit or loss. Trade receivables that docwttain a
significant financing component or for which theo@p has applied the practical expedient are medsaitre
the transaction price determined under IFRS 15.

In order for a financial asset to be classified amehsured at amortized cost or fair value through, @

needs to give rise to cash flows that are ‘soleynpents of principal and interest (SPPI)’ on thiagpal

amount outstanding. This assessment is referrad the SPPI test and is performed at an instrulaeelt

For purposes of subsequent measurement, finarssatsaare classified in four categories:

o Financial assets at amortised cost (debt instrushent

e Financial assets at fair value through OCI withyoéing of cumulative gains and losses (debt
instruments)

o Financial assets designated at fair value throu@h Wth no recycling of cumulative gains and losses
upon derecognition (equity instruments)

o Financial assets at fair value through profit @slo
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3.
(©)

Significant accounting policies

Financial instruments

For the Group the first category is most relevdfihancial assets at amortised cost are subsequently
measured using the effective interest (EIR) methnd are subject to impairment. Gains and losses are
recognised in profit or loss when the asset isa®yeised, modified or impaired.

The Group recognizes an allowance for expectedtdasges (ECLs) for all debt instruments not hetidair
value through profit or loss. ECLs are based ondifference between the contractual cash flows idue
accordance with the contract and all the cash fltved the Group expects to receive, discountednat a
approximation of the original effective interesteraThe expected cash flows will include cash fldvesn

the sale of collateral held or other credit enhaments that are integral to the contractual terms.

ECLs are recognised in two stages. For credit axgssfor which there has not been a significanteiase in
credit risk since initial recognition, ECLs are pided for credit losses that result from defaulers that

are possible within the next 12-months (a 12-mde@L). For those credit exposures for which thers ha
been a significant increase in credit risk sinéggalhrecognition, a loss allowance is required doedit losses
expected over the remaining life of the exposurespective of the timing of the default (a lifetirgCL).

For trade receivables and contract assets, thepGapplies a simplified approach in calculating ECLs
Therefore, the Group does not track changes initariell, but instead recognises a loss allowansatan
lifetime ECLs at each reporting date. The Group éstablished a provision matrix that is based en it
historical credit loss experience, adjusted forwfnd-looking factors specific to the debtors ane th
economic environment.

Financial liabilities

Financial liabilities are classified, at initialo@gnition, as financial liabilities at fair valulerough profit or
loss, loans and borrowings, payables, or as derastdesignated as hedging instruments in an éeféect
hedge, as appropriate.

All financial liabilities are recognised initiallgt fair value and, in the case of loans and bomgwiand
payables, net of directly attributable transactiosts.

Loans and borrowings is the category most relet@atthe Group. After initial recognition, interestdring
loans and borrowings are subsequently measureai@tiaed cost using the EIR method. Gains and $osse
are recognised in profit or loss when the liakgfitare derecognised as well as through the ElIRteation
process.

Amortised cost is calculated by taking into acdaamy discount or premium on acquisition and feesosts
that are an integral part of the EIR. The EIR aisatibn is included as finance costs in the statgré
profit or loss.
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3.
(©)

(d)
(D

(ii)

(e)

Significant accounting policies
Financial instruments

The financial instruments of the Group are clasdiinto one of the following categories:

Category Statement of financial position item Measurement
Other current financial assets Amortized cost method
Assets measured at Loans granted to joint ventures Fair value thfoB&L
amortized costs ) ]
Cash and cash equivalent Amortized cost method
Trade and other receivables and prepayments thradrcost method
Bond loans Amortized cost method
Liabilities measured at )
Secured bank loans Amortized cost method

amortized costs
Trade and other payables and accrued expenses Amortized cost method

Property and equipment

Recognition and measurement

ltems of property and equipment are measured &t lees accumulated depreciation and accumulated
impairment losses.

Cost includes expenditures that are directly aiteble to the acquisition of the asset. The cosseif-
constructed assets includes the cost of materiadsdirect labor, any other costs directly attritlgato
bringing the asset to a working condition for it¢ended use, and the costs of dismantling and remdkie
items and restoring the site on which they aretéita

When significant parts of property, plant and emqmapt are required to be replaced in intervals,Ghaup
recognizes such parts as individual assets withifspeiseful lives and depreciation, respectivélikewise,
when a major inspection is performed, its costdsognized in the carrying amount of the plant and
equipment as a replacement if the recognition riaitere satisfied. All other repair and maintenacmsts are
recognized in the statement of comprehensive incasriacurred.

Depreciation

Depreciation is calculated on the straight-lineibaser the estimated useful life of each comporéran
item of property and equipment.

The estimated useful life of property and equipmeepending on the class of asset, ranges from4®d to
years. Leased assets are depreciated over thesrsbbrthe lease term and their useful lives. Lashat
depreciated.

When parts of an item of property and equipmentehdi¥ferent useful lives, they are accounted for as
separate items (major components) of property auipenent.

Depreciation methods, useful lives and residualieslare reassessed at the reporting date, andeatjus
prospectively since the beginning of the followyegr, if appropriate.

Leases

The Group recognizes assets and liabilities rexpfiiom leases with a period exceeding 12 monthkess
the underlying asset is of low value. The only matdease agreements with a period exceeding 1i2tmso
into which the Group has entered, are the righfgzeobpetual usufruct of real estate properties.
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(e)

Leases

The method of valuation and presentation of leasetlie Group's financial statements

The Group recognizes a lease liability, measurethatpresent value of the remaining lease payments,
discounted using the lessee’s incremental borrowatg at the date of initial application. The Group
recognizes the respective right-of-use asset anawunt equal to the lease liability, adjusted by @imount

of any prepaid or accrued lease payments recogimizectdiately before the date of initial applicatidrne
Group has decided to present right-of-use asselgerutihe same item in the Consolidated Statement of
Financial Position, under which the relevant unded assets would be presented if they were owiyeithéd
Group. The lease liabilities are presented sefdgrixtam other liabilities in long term liabilities/ith respect

to lease of investment properties and short teailities with respect to lease of inventory.

The right of perpetual usufruct of land related t@sidential projects:
Assets was recognized in the Consolidated Statementrafrféial Position under "Inventory".

Liabilities - was presented in the Consolidated Statement ainEial Position as a short term under "Lease
liabilities related to perpetual usufruct of land".

Costs -the Group depreciates the right of use assetraigit line basis over the lease period. On theroth
hand the Group recognizes finance expense to téfilsrest expense on lease liability. Those casts
capitalized to Inventory as long as developmenjegtajualifies for capitalization.

Derecognition —-at the moment occupancy permit is issued the Gbagoemes the owner of the land (based
on The Act of July 20, 2018 on transformation of tight of perpetual usufruct of land built for sing
purposes into the ownership right of these lan88)ce then the Group is no longer liable for pearpet
usufruct fees but pays conversion fees. At the nrmbrmecupancy permit is issued and revenue fronsde

of residential units is recognized (when the pen@ance obligations are satisfied and when the custom
obtains control of the good, i.e. upon signingted protocol of technical acceptance and the tramsféhe
key to the buyer of the residential unit and tp@yment obtained) the liability for conversion teel related
asset are reclassified to other payables and aHumivables and are presented under "Trade and othe
payables and accrued expenses" and "Trade andrettegvables and prepayments"” respectively. Theisro
is legally released from the obligation to pay cension fees only upon signing the final notary déad
transferring the ownership of unit together withaigh in the land to the client. Carrying amounts of
receivables and payables are derecognized fromdidated Statement of Financial Position once final
notary deeds are signed with clients.

Despite the fact that based on the Group’s cor@nbsis the operating cycle of inventory is on aver&g
years i.e. plots of land are purchased for thepqee of the development of residential projects and
transferring the ownership of the units togethahwshare in the land to the client. Under IFRSH& Group

is not allowed to consider the period for which @eup expects to be the usufructuary despiteabethat

the period is quite precisely known. Therefore oleese liabilities are recognized, the Group isuiegl to
discount all future payments resulting from théntigf perpetual usufruct for the period for whidle tright is
granted to individual properties (it can be up foygars). Following the requirements of IFRS 16 @&reup
recognize lease liabilities of which majority wilbt be paid by the Group.

The right of perpetual usufruct of investment pregies:
Assets was recognized in the balance sheet under "Invagtproperties”.

Liabilities - was presented in the balance sheet as a longueder "Lease liabilities related to perpetual
usufruct of investment property".
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(e)

(f)

()

Leases

Costs -the Group fair values the right of use asset el &mlance sheet date and recognizes finance expens
to reflect interest expense on lease liability.

Investment property

Investment properties are measured initially att,coxluding transaction costs. Subsequently tdiahi
recognition, investment properties are stated iatvBue, which reflects market conditions at tieparting
date. Gains or losses arising from changes in divevilues of investment properties are includedhm
statement of comprehensive income in the perioghich they arise.

Investment properties are derecognized when etthey have been disposed of or when the investment
property is permanently withdrawn from use and mmire economic benefit is expected from its disposa
The difference between the net disposal proceedsrancarrying amount of the asset is recognizetthén
statement of comprehensive income in the periateoécognition.

Transfers are made to or from investment propenty when there is a change in use. For a transen f
investment property to owner occupied property, deemed cost for subsequently accounting is ttre fai
value at the date of change in use. If owner o@lproperty becomes an investment property, theigsro
accounts for such property in accordance with thiecy stated under property, plant and equipmentaup
the date of change in use.

Residential land bank and Inventories

The Group estimates that an operating cycle fofepts/stage of a big project lasts for about 5 ye@he
operating cycle is divided into two phases: (i) fire-construction preparation phase lasting aboyggeds
(obtaining necessary site permits, environmentaisitns or construction permits, designing, etand (ii)

construction phase lasting also about 2 years.
When a project is within the operating cycle thejgct presented as short-term assets under inyeritor
other cases the project presented as long-ternr iRetgdential land bank.

Inventory

Inventory is measured at cost increased by caret@licosts incurred relating to the preparationhef t
projects for construction, in the value not higtiean the net realizable value. The cost of invgntiocludes
expenditure incurred relating to the constructiba project.

Inventory comprises residential real estate prejezindividual customers.

Costs relating to the construction of a projectiackuded in inventory of residential units as éols:

e costs incurred relating to projects or a stage gfr@gect which are not available for sale (work in
progress),

e costs incurred relating to units unsold associati¢gl a project.

Project construction costs include:

a) land or leasehold rights for land,

b) construction costs paid to the general contraatdding the residential project,

¢) planning and design costs,

d) perpetual usufruct fees and real estate taxesredtwaiuring the period of construction,

e) borrowing costs to the extent they are directlyilaitable to the development of the project,
f) professional fees attributable to the developmeéttie project,

g) construction overheads and other directly relatedsc

h) lease assets, see note 3 (e).

Inventory is recognized as a cost of sales in thgement of comprehensive income when the sale of
residential units is recognized.
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(h)
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(ii)

(iif)

0

Significant accounting policies
Residential land bank and Inventories
Residential land bank

Long-term part of the land bank (if a commencenwrtonstruction phase is not planned within theéqukr

of 3 years from the reporting date) is presentechdn-current assets of the consolidated statemént o
financial position, as “Residential land bank”, wdes short-term part of the land bank is preseied
current assets of the consolidated statement afiial position, in inventory balance. Residentald bank

is measured at cost increased by capitalized ¢ostsred relating to the preparation of the prgjefdr
construction, in the value not higher than theraatizable value.

Equity

Share capital

Share capital includes the proceeds received fitoenigsue of ordinary shares on the nominal value in
exchange for cash.

Share premium

Share premium includes the excess of proceedsveetéiom the issue of shares over the nominal vafue
shares. Shares issuance costs are deducted frashathepremium.

Treasury shares

Own shares that are reacquired (treasury sharesgeognized at cost and deducted from equity. &io gr
loss is recognized in profit or loss on the purehasle, issue or cancellation of the Group’s oguitg
instruments.

Impairment of non-financial assets

The carrying amounts of the Group’s non-financiededs, are reviewed at each reporting date tordeter
whether there is any indication of impairment. ffyasuch indication exists then the asset’s or @& cas
generating unit's recoverable amount is estimated.

An impairment loss is recognized if the carryingcamt of an asset or a cash generating unit excegds
recoverable amount.

The recoverable amount of an asset or a cash deermit is the greater of its value in use arsdféir
value less costs to sell. In assessing value inthseestimated future cash flows are discounteprésent
value using a pre-tax discount rate that refleatsent market assessments of the time value of ynand
the risks specific to the asset.

Impairment losses recognized in prior periods asessed at each reporting date for any indicatlmatsthe
loss has decreased or no longer exists. An impairnoss is reversed if there has been a changkein t
estimates used to determine the recoverable amAarnimpairment loss is reversed only to the extaat
the asset’s carrying amount does not exceed thgirmgramount that would have been determined, fiet o
depreciation or amortization, if no impairment Ibssl been recognized.

Provisions

A provision is recognized if, as a result of a pagént, the Group has a present legal or constaicti
obligation that can be estimated reliably, andsiprobable that an outflow of economic benefitd \wd
required to settle the obligation. Provisions agtethmined by discounting the expected future clsirsfat a
pre-tax rate that reflects current market assessnwdrthe time value of money and the risks specdithe
liability.
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Significant accounting policies
Borrowing costs

Borrowing costs directly attributable to the invemyt of properties which necessarily take a subithnt
period of time to get ready for their intended osesale, are capitalized as part of the cost ofrélspective
assets.

The interest capitalized is calculated using theupis weighted average cost of borrowings afteustig

for borrowings associated with specific developraeiwhere borrowings are associated with specific
developments, the amount capitalized equals thesgimterest incurred on those borrowings. Inteiest
capitalized as from the commencement of the dewedop work until the date of completion. The
capitalization of borrowing costs is suspendedéré are prolonged periods when development actiwit
interrupted.

Income tax expense

Income tax expense comprises current and defeeedQurrent tax is the expected tax payable on the
taxable income for the year, using tax rates edagtesubstantively enacted at the reporting datd, any
adjustment to tax payable in respect of previoumseCurrent tax expense is calculated accordingxo
regulations in effect in the jurisdiction in whitie individual companies are domiciled.

Deferred income tax is provided, using the balasiceet method, for all temporary differences arising
between the tax bases of assets and liabilitiestlagid carrying amounts for financial reporting poses,
and for tax losses carried forward, except forithtgal recognition of assets or liabilities in @hsaction that

is not a business combination and that affecthi@eaccounting nor taxable profit.

Deferred tax is measured at the tax rates thaexpected to be applied to the temporary differendasn
they reverse, based on the laws that have beeriegnac substantively enacted by the reporting date.
deferred tax asset is recognized only to the extest it is probable that future taxable profitdlviie
available against which the asset can be utili2é@ach reporting date deferred tax assets areceetdio the
extent that it is no longer probable that the ezlatax benefit will be realized. Deferred tax assatd
deferred tax liabilities are offset, if a legaliypferceable right exists to set off current tax &ssaainst
current income tax liabilities and the deferredetaxelate to the same taxable entity and the saragidn
authority.

Earnings per share

The Group presents basic and diluted earningsha@e 4EPS) data for its ordinary shares. The coatiouts

of the basic earnings per share are determinecherbasis of the weighted average number of shares
outstanding during the year. The diluted earnings ghare are determined by adjusting the statewfent
comprehensive income and the weighted average nuofileedinary shares outstanding for the effectalbf
dilutive potential ordinary shares, which comprigeare options granted and rights to obtain shayes b
employees.

Cash and cash equivalents

Cash and cash equivalents in the statement of diabpositions comprise cash at banks and on hadd a
short-term deposits with an original maturity ofeh months or less, except for collateralized diépos

For the purpose of the consolidated statement fiasls, cash and cash equivalents consist of cash an
short-term deposits as defined above, net of cqudstg bank overdrafts.
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Significant accounting policies
Investment in joint ventures

A joint venture is a type of joint arrangement wédigr the parties that have joint control of the agement
have rights to the net assets of the joint ventioint control is the contractually agreed shadhgontrol of
an arrangement, which exists only when decisionsiathe relevant activities require unanimous coheé
the parties sharing control.

Under the equity method, the investment in a jei@nture is initially recognized at cost. The cangyi
amount of the investment is adjusted to recognimmnges in the Group’s share of net assets of thé jo
venture since the acquisition date. Upon makingngastment in an associate or joint venture, thewrh
by which the costs of such investment exceed tHeevaf the Group’s share in the net fair value of
identifiable assets and liabilities of this entigyrecognized as goodwill and included in the dagyamount

of the underlying investment.

The statement of profit or loss reflects the Grawgiiare of the results of operations of the joartture. Any
change in Other comprehensive income of joint verstuare presented as part of the Group’s Other
comprehensive income. In addition, when there leenka change recognized directly in the equityhef t
joint venture, the Group recognizes its share gf@ranges, when applicable, in the statement aigdsin
equity. Unrealized gains and losses resulting ftransactions between the Group and the joint verdoe
eliminated to the extent of the interest in thajaienture.

The financial statements of the joint venture aeppred for the same reporting period as the Grdten
necessary, adjustments are made to bring the atiegyoolicies in line with those of the Group.

After application of the equity method, the Grouptetmines whether it is necessary to recognize an
impairment loss on its investment in joint ventufé.each reporting date, the Group determines wdreth
there is objective evidence that the investmenhénjoint venture is impaired. If there is suchdevice, the
Group calculates the amount of impairment as tifferénce between the recoverable amount of thd join
venture and its carrying value, and then recogrizesoss as ‘Share of profit/(loss) of a joint item’ in the
statement of profit or loss.

Upon loss of joint control over the joint ventutiee Group measures and recognizes any retainedtingat
at its fair value. Any difference between the cengyamount of the joint venture upon loss of jaiontrol
and the fair value of the retained investment aindgeds from disposal is recognized in profit @slo

Employee benefits

Obligations for contributions to defined contrilmrti pension plans are recognized as an expenseein th
statement of comprehensive income as incurred.

The Company'’s subsidiaries are required, undericgipgé regulations, to pay, on a monthly basisjadoc
security contributions for the employees’ futurengien benefits. These benefits, according to IAS 19
‘Employee Benefits’, are state plans and are charzed as defined contribution plans. Therefohs t
Company’s subsidiaries have no legal or constractibligation to pay future pension benefits andrthe
obligation is limited to payment of contributions they fall due.
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3. Significant accounting policies

(q) Fair Value

The Group measures investment properties at fhievat each balance sheet date. In addition, &dires of
financial instruments measured at amortized casteclosed in Note 32 and Note 16.

Fair value is the price that would be received ébh an asset or paid to transfer a liability in @mlerly

transaction between market participants at the urea®ent date. The fair value measurement is baséigleo
presumption that the transaction to sell the amsegansfer the liability takes place either:

- in the principal market for the asset or liability,

- in the absence of a principal market, in the mdstatageous market for the asset or liability.

The principal or the most advantageous market imeistccessible to by the Group.

The fair value of an asset or a liability is measlusing the assumptions that market participantddwise
when pricing the asset or liability, assuming timairket participants act in their economic bestrage

A fair value measurement of a non-financial asskgd into account a market participant's abilitgeoerate
economic benefits by using the asset in its highrdtbest use or by selling it to another marketigipant
that would use the asset in its highest and best us

The Group uses valuation techniques that are apptepn the circumstances and for which sufficidata
are available to measure fair value, maximizingube of relevant observable inputs and minimizimguse
of unobservable inputs.

All assets and liabilities for which fair value measured or disclosed in the financial statemergs a
categorized within the fair value hierarchy, dased as follows, based on the lowest level input tha
significant to the fair value measurement as a ahol

- Level 1: quoted prices (unadjusted) in active merker identical assets or liabilities;

- Level 2: inputs other than quoted prices includethiw Level 1 that are observable for the asset or
liability, either directly (i.e., as prices) or imdctly (i.e., derived from prices);

- Level 3: inputs for the asset or liability that aret based on observable market data (unobservable
inputs).

For assets and liabilities that are recognizedhin financial statements on a recurring basis, theus
determines whether transfers have occurred betlests in the hierarchy by re-assessing categdvizat
(based on the lowest level input that is significemthe fair value measurement as a whole) aetite of
each reporting period.
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4. Segment reporting
The Group’s operating segments are defined as atepantities developing particular residential ects,
which for the reporting purposes were aggregatdte @ggregation for reporting purpose is based on
geographical locations (Warsaw, Pozn@/roctaw and Szczecin) and type of activity (depehent of
apartments and development of houses). Moreovepdudicular assets the reporting was based on a§pe
income: rental income from investment property. Segment reporting method requires also the Company
to present separately joint venture within Warsagnsent.
According to the Management Board’'s assessmentpkeating segments identified have similar ecogomi
characteristics. Aggregation based on the typeeskelbpment within the geographical location hasnbee
applied since primarily the location and the typelevelopment determine the average margin thatbean
realized on each project and the project’s riskdiac Considering the fact that the production psscfor
apartments is different from that for houses andsitering the fact that the characteristics of @mustrs
buying apartments slightly differ from those of mmers interested in buying houses, aggregatiaysy of
development within the geographical location haanbgsed for segment reporting and disclosure pagos
Segment results, assets and liabilities includestdirectly attributable to a segment as well asétthat can
be allocated indirectly based on reasonable aitérhe unallocated result for the year compriseslgna
head office expenses. Unallocated assets compagdynunallocated cash and cash equivalents arairiac
tax assets. Unallocated liabilities comprise mabdyd loans and income tax liabilities.
Data presented in the table below are aggregatéybleyof development within the geographical lomatti
In thousands of Polish Zlotys (PL As at 31 December 2020
IFRS
Warsaw Poznai Wroctaw Szczecin Unallocated  adjustments Total
Joint
Apartments  Houses venture  Rental Apartments Houses Apartments Houses Apartments Houses
Segment
assets 417,47. 22424 5714: 9,79 39,60: - 86,10¢ - 72,48 - - (47,202 859,64
Unallocated
asset 78,11¢ - 78,11¢
Total assets 417,474 224241 57,143 9,797 39,602 - 86,106 - 72,486 - 78,119 (47,202) 937,767
Segment
liabilities 187,19: 64,05¢ 48,937 1,55Z 5,601 - 45,12: - 11,047 - - (48,937 314,57:
Unallocated
liabilities 243,37t - 243,37t
Total
liabilities 187,191 64,058 48937 1,552 5,601 - 45,123 - 11,047 - 243,378 (48,937) 557,950
In thousands of Polish Zlotys (PL As at 31 December 2019
IFRS
Warsaw Poznan Wroctaw Szczecin Unallocated _ adjustments Total
Joint
Apartments Houses  venture Rental Apartments Houses Apartments Houses Apartments Houses
Segment
assets 478,44t  108,16.  34,10: 10,09 90,33 - 88,72 - 100,17¢ - - (21,510 888,53
Unallocated
asset 54,64¢ - 54,64¢
Total assets 478,448 108,162 34,104 10,098 90,333 - 88,723 - 100,179 - 54,646 (21,510) 943,183
Segment
liabilities 214,68t  38,90:  22,09( - 49,34 - 50,92¢ - 37,33 - - (22,090 391,19
Unallocated
liabilities 201,49 - 201,49
Total
liabilities 214,686 38902 22,090 - 49,344 - 50,928 - 37,333 - 201,496 (22,090) 592,689
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4. Segment reporting

In thousands of Polish Zlotys (PL

For the year ended 31 December 2020

IFRS

Warsaw Pozna Wroctaw Szczecin Unallocated  adjustments Total
Joint
Apartments Houses venture  Rental Apartments  Houses Apartments  Houses Apartments  Houses
Revenue 18¢€,29C 28,027 2,06t 747 82,924 - 46,60C - 56,64% - - (2,065, 401,232
Segment
result 62,931 4,40% (911} (260, 17,64¢ - (395, - 994 - - 911 85,322
Unallocated
result - - - - - - - - - - (30,169) - (30,169)
Result from
operating
activities 62,931 4,405 (911) (260) 17,648 - (395) - 994 - (30,169) 911 55,153
Net finance
income/
(expense: (275 (450 (533 (49) (44) - (414, - (110 - (3,269 532 (4,611
Profit/(loss)
before tax 62,655 3,955 (1,444) (309) 17,604 - (809) - 884 - (33,438) 1,444 50,542
Income tax
expense (10,399
Profit for
the year 40,143
Capital
expenditure - - - - - - - - - - - - -
In thousands of Polish Zlotys (PL For the year ended 31 December 2019
IFRS
Warsaw Pozna Wroctaw Szczecin Unallocated _adjustments Total
Joint
Apartments Houses venture Rental Apartments Houses Apartments Houses Apartments Houses

Revenue 161,545 15,118 87,190 767 10,39: - 41,62 - 3,17¢ - - (87,190  232,61¢
Segment
result 33,55¢ 10€ 20,68t 431 (3,228 - 5,69¢ - 1,347 - - (11,606 46,99¢
Unallocated
resul - - - - - - - - - - (20,801 - (20,801
Result from
operating
activities 33,558 108 20,688 431 (3,228) - 5,696 - 1,347 - (20,801) (11,606) 26,193
Net finance
income/
(expense: (105 (22) (216 37) (28) - (30) - (17) - (3,873 21€ (4,112
Profit/(loss)
before tax 33,453 86 20,472 394 (3,256) - 5,666 - 1,330 - (24,674) (11,390) 22,081
Income tax
expense (4,667
Profit/(loss)
for the year 17,414
Capital
expenditure 830 - - - - - 317 - - - 402 - 1,549
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5.

Acquisition of the Nova Krélikarnia project

On 10 April 2018, the Company completed the actjaisiof certain shares and loans granted to project
companies owning properties constituting the NovaliKarnia project for a price of PLN 83.8 milliamder

a sale and purchase agreement with Global City iHg&dB.V. (‘(GCH’). The Nova Krélikarnia project is
located around Jminowa street in Warsaw and consists of 197 umitan aggregate floor space of 19,500
m? (at the day of the transaction the project inctyd®mmpleted projects with 53 units and an aggeefiabr
space of 4,950 mprojects under construction with 126 units anchggregate floor space of 11,156 amd

a project in pipeline with 18 units and an aggredhdor space of 3,400 4n All amounts were repaid as at
31 December 2019.

In addition to the above, the Company and GCH lereluded call option agreements for a total vaiiie
PLN 78.9 million, under which the Company has bgeanted three call options with respect to the eshar
the eight other project companies holding the raemgistages of the Nova Krolikarnia project. Thereise

of the three call options allows the Company toedgy 161 units with an aggregate floor space of
approximately 21,500 fn

A package of customary security, such as mortgadese pledges and statement on submission toteojun
enforcement has been established for the bene@iGil to secure the obligations of the Company utiter
sale and purchase agreement and the call optic@ergnt. Also, it has been agreed with GCH that the
Company will continue to manage the Nova Krolikarproject in whole, including the stages of thejgnb
that are related to the call option agreement.

On 5 April 2019, the Company exercised the firdk gption under the Call Option Agreements for tb&al
price of PLN 33.9 million as a result of which tBempany (via its subsidiary) acquired shares ingames
holding four substages of Nova Kroélikarnia projecimprising 84 units with an aggregate floor spate o
around 9,200 f Moreover the Company signed the annex changimgthedule of payment of the first call
option in which the price was determined to be paithree installments: PLN 7.0 million was paidApril
2019, PLN 16.9 million was paid in October 2019 &hdN 10.0 million was paid in October 2020.

On 7 October 2019, the Company exercised the secalhdption under the Call Option Agreements foe t
total price of PLN 35.1 million as a result of whithe Company (via its subsidiary) acquired shames
companies holding three substages of Nova Krélikapnoject comprising 44 units with an aggregateffl
space of around 9,000°nMoreover the Company signed the annexes charigingchedule of payment of
second call option in which the price is determit@tie paid in three installments: PLN 8.1 milliwas paid
in October 2019, PLN 5.0 million was paid in Febgu2020 and PLN 22.0 million was paid in April 2020

On 9 April 2020, the Company (via its subsidiarygeeised that last (third) call option under thdl ©gption
Agreement in total amount of PLN 9.9 mio, as a ltesthis transaction the Company acquired shares
one substage of the Nova Krolikarnia project with aggregate floor space of 3,30G.mll price for
realization of third call option in amount of PLNB9mio was paid in April 2020.

All payments concerning realization of all thredl ogtions were made according to the abovementione
schedule. As at 31 December 2020 all payablesexklat Acquisition of Nova Krélikarnia Project were
reduced to nil.

Certain fees in the maximum amount of PLN 11.9iomllwere due by the Company if the Company would
not exercise all three call options within certdaadlines. As at 31 December 2020 as a resultatization
of all three call options all fees were reducedito

The table below presents the analysis of cash flawthe acquisition of the Nova Krélikarnia project

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Purchase consideration paid (Nova Krélikarnia taatisn - 13,00(
Purchase consideration paid (Call Optic 10,00( 23,91¢
Purchastconsideration paid (Call Option 27,00( 8,08¢
Purchase consideration paid (Call Option 9,90( -
Transaction cos 22 1,071
Less: Net cash acquired at the transaction - (2)
Net cash outflow 46,922 46,069
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6.

Revenue

The majority of Group’s revenues are generatedufialevelopment and sale of units, primarily apartts,

in residential real-estate projects to individualstomers in Poland (“residential units”). The Group
recognizes revenues at the moment performanceatiblics are satisfied. According to Group’s polibg t
performance obligation is satisfied at the mom#re,residential unit is handed over to the customvaich
happens only after construction process is findliaad issuance of occupancy permit, based on heed-o
protocol signed between the Group representatinestlae customer and provided that the entire amount
resulting from the sale agreement has been pattidogustomer. The agreements with the customermto
contain variable considerations. The agreementthenopinion of the Group, do not contain a sigraifit
financing component. Based on such characterisficevenues, the Group, as a rule, does not presgnt
receivables or other contract assets, except fetsct obtain the contract, capitalized to prepaysie
Contract liabilities, are reflected by advanceiezd, which are disclosed in the Note 30.

The table below presents breakdown of Revenue fesidential projects per project:

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

City Link 11l 149,44 30,95(
Grunwald: 80,91¢ -
Miasto Marin: 46,48t 4,35¢
Panoramika I’ 28,88¢ 2,241
MiastoMoje 111 33,38¢ -
Panoramika "' 27,757 -
Nova Kroélikarnia 2 18,58¢ -
Miasto Moje &Il 1,44¢ 51,97¢
Nova Krdlikarnia 2 4,07¢ 50,99¢
Nova Krdélikarnia 1 2,231 28,16:
Vitalia | & Il - 29,76
Chilli IV - 6,10
Moko - 8,841
Mtody Grunwalc 1,24¢ 3,77¢
Othel 5,78¢ 6,29(
Total revenue 400,257 223,464

(1) Other revenue are related to sales of 7 units, iparlplaces and storages in old projects that wesenpleted in previous years, as well as, rental
revenues.

Revenues from sale of services are associatedfegtincome for management services provided ta join
ventures. Revenues from sale of services amouatBtlXl 976 thousand during the year ended 31 Decembe
2020 and to PLN 2,654 thousand during the year@B8deDecember 2019.
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7. Cost of sales

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

City Link 11l 91,99¢ 18,95t
Grunwald: 62,26" -
Miasto Marin: 46,47 4,35¢
Panoramika I’ 28,63¢ 2,241
Miasto Moje IlI 27,54¢ -
Panoramika ' 27,03« -
Nova Krélikarnia 2 16,85¢ -
Miasto Moje 1&ll 1,125 40,63:
Nova Krélikarnia 2! 3,67¢ 45,90¢
Nova Krélikarnia 1 1,84t 24,12«
Vitalia | & Il - 24,64«
Chilli IV - 5,87¢
Moko - 6,54t
Mtody Grunwalc 1,19¢ 3,77
Othel 5,041 5,51¢
Write-down of inventory and residential land b&® 1,32¢ (594
Total cost of sales 315,023 181,984

(1) For additional information see Note 19.

8. Selling and marketing expenses
For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Advertising 4,68¢ 4,56(
Depreciation 38t 50¢
Other 85¢ 734
Total selling and marketing expenses 5,928 5,803

9. Administrative expenses

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL Note

Personnel expenses 10 15,76 14,45(
External services 3,007 2,88¢
Consulting fees to main shareholder 86~ 84(
Materials and energy 62¢ 65%
Depreciation 644 474
Taxes and charges 1,33¢ 157
Other 30C 71¢
Total administrative expenses 22542 20,181
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10. Personnel expenses
For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Wages and salari 13.74¢ 12,48¢
Social security and other bene 2,01¢ 1,961
Total personal expense 15,762 14,450
Average number of personnel employed 74 73

11. Other expenses

For the year ended 31 December 2020 2019

In thousands of Polish Zlotys (PL

Maintenance expense of unsold u 1,46: 1,34«
Cost of repairs and defe 54¢ 1,087
Expense for contractual penalties icompensatic 10¢€ 274
Settlement of VAT related of previous peri - 39¢
Write-down of trade receivable 1,081 162
Cost of research and due diligence of new prc - 63
Other expens: 202 43¢
Total other expenses 3,401 3,763

12. Other income

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Revenues from contractual penalties and compem 29¢ 337
Rental income from inventa 45k 70¢€
Net profit on sale of property and equipm 321 11t
Return of perpetual usefruct from the city halhted to

previous yeal - 50¢
Other incom 847 68
Total other income 1,923 1,734
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13. Finance income and expense

For the year ended 31

December 2020 Recognized in the

Amount statement of
Amount capitalized comprehensive
In thousands of Polish Zlotys (PL Total amount capitalized (under IFRS 16 income
Interest on granted loa 37t - - 37E
Interest income on bank depo 13< - - 13z
Other Finance incon 5C - - 50
Finance income 558 - - 558
Interest expense on financial
liabilities (8,428 5,15¢ - (3,272
Commissions and fe (2,943 1,71¢ - (1,225
Other finance expen (639 - - (639
Finance expense (12,011) 6,875 - (5,136)
Finance expense - on lease
liabilities (949) - 917 (32)
Net finance income (12,401) 6,875 917 (4,610)
For the year ended 31 December 2019
Amount Recognized in the
Amount capitalized statement of
In thousands of Polish Zlotys (PL Total amount  capitalized  (under IFRS16)  comprehensive income
Interest on granteloans 257 - - 257
Interest income on bank depo 39¢ - - 39¢€
Other finance incon 97 - - 97
Finance income 750 - - 750
Interest expense on financial liabilit (11,013 7,181 - (3,826
Commissions and fe (2,651 1,76¢ - (885
Other financeexpens (221 10¢€ - (115
Finance expense (13,885) 9,059 - (4,826)
Finance expense - on lease liabilities (2,141) - 2,105 (36)
Net finance expense (15,276) 9,059 2,105 (4,112)
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14. Income tax

For the year ended 31 December 2020 2019

In thousands of Polish Zlotys (PL

Current tax

Current perio 12,55¢ 3,43¢
Taxation in respect of previous peri - 363
Total current tax expense 12,558 3,801

Deferred tax

Origination and reversal of temporary differer (792 93z
Tax losses utilized/(recognize (1,367 (66)
Total deferred tax expense/(benefit) (2,159) 866
Total income tax expense 10,399 4,667
For the year ended 31 December 2020 2019

In thousands of Polish Zlotys (PL

Profit for the yee 40,14: 17,41«
Total income tax bene 10,39¢ 4,667
Profit before income tax 50,542 22,081
Expected income tax using the Polish tax rate (: 9,603 4,195

Tax effect or

Taxes in respect of previous peri (334 363
Non-deductible expenses, | 36¢ 567
Movement in unrecognized deferred tax assets an los

carry forward in Polar 31¢ 93¢
Tax benefit in connection with the organizational

restructuring of the Grol (452 (2,422
Reversal of surplus in Nova Transac 73t 1,77¢
Unrecognized deferred tax assets in previous pe - (325
Deferred tax asset wr-off 50€ -
Other difference (342) (419
Tax expense/(benefit) for the period 10,399 4,667
Effective tax rate 20.57% 21.14%

(1) The surplus between the purchase price (inolydiansaction cost) and the net assets value eBNeéroup as the transaction date, was
allocated to the inventory, in relation to whictetprovision for deferred income tax was not recagdion the basis of an exception (IAS 12
par. 15 (b)).
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15. Property and equipment

For the year ended 31 December 2020

In thousands of Polish Zlotys (PL Vehicles Equipment Building Total
Cost or deemed cost

Balance at 1 Janue 1,51( 3,37¢ 8,63: 13,51¢
Additions - 7C 1,47: 1,54:
Sales and dispos: (480 - - (480
Closing balance 1,030 3,444 10,105 14,579
Depreciation and impairment losses

Balance at 1 Janua 582 2,43¢ 1,941 4,96/
Depreciation for the peric 237 52t 267 1,02¢
Sales and dispos: (211 - - (211
Closing balance 608 2,960 2,214 5,782
Carrying amounts

At 1 Januan 92¢ 93¢ 6,68¢ 8,55
Closing balance 422 484 7,891 8,797
For the year ended 31 December 2019

In thousands of Polish Zlotys (PL Vehicles Equipment Building Total

Cost or deemed cost

Balance at 1 Janua 1,22( 2,941 8,11¢ 12,277
Additions 60C 43¢ 51€ 1,54¢
Sales and disposi (310 - - (310
Closing balance 1,510 3,374 8,632 13,516
Depreciation

Balance at 1 Janua 66< 1,897 1,72¢ 4,291
Depreciation for the peric 223 53¢ 222 98:
Sales and disposi (310 - - (310
Closing balance 582 2,435 1,947 4,964
Carrying amounts

At 1 Januan 551 1,04« 6,391 7,98¢
Closing balance 928 939 6,685 8,552

As at 31 December 2020 and 31 December 2019, thygeRy for the amount of PLN 6,489 thousands anHELdf
5,402 thousands was used to secure bond loans &niespectively.

Impairment loss

In the years ended 31 December 2020 and 31 Dece2Mi€; the Group did not recognize any impairmess |

with respect to property and equipment.
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16. Investment property

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Balance at 1 Janue 10,098 8,743
IFRS 16 (8) 553
Transfer tcProperty, equipment and intangible as (827) -
Change in fair value during the y (307) 802
Balance as at 31 December, including: 8,956 10,098
Cost 3,646 4,058
IFRS 16 545 553
Fair value adjustments 4,765 5,487

As at 31 December 2020, the investment propertiudted property held for long-term rental yields and
capital appreciation, and were not occupied byGhsup. The investment property consists of a pldand
located in Warsaw (71, Gwidzista Street) and an office building with an aggte usable floor space of
1,318 n? located on this plot that is leased to third partieder lease agreements with an indefinite term
subject to a three-month notice period for termoraf“Bielany IP”).

Investment property is valued at fair value deteedias at 31 December 2020 by an independent apprai
having an appropriate recognized professional ficatiion using the method of discounted cash floksat
31 December 2019, the fair value of Investment prigpvas determined by the Management.

As at 31 December 2020, the Bielany IP was valueskd on the discounted cash flow approach, inajudin
the assumption as to an annual discount rate ofdi%ng a 6 year forecast period), a capitalizaoit
yield of 7.5%, a monthly rate of PLN 45 pef. If the yields used for the appraisals of investnoperty

on 31 December 2020, had been 100 basis pointehigan was the case at that time, the value of the
investments would have been 10% lower. In thisasitm, the Company’s shareholders’ equity wouldehav
been PLN 874 thousand lower.

During the year ended 31 December 2020 and 201&tital income from investment property amounted to
PLN 757 thousand and PLN 767 thousand, respectively

The investment properties are currently occupied.

The investment properties are used to secure loams Iseries R.
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17. Investment in joint ventures
As at 31 December

In thousands of Polish Zlotys (PL 2020 2019
Loans granted 11,63¢ 12,31
Share in net equity value of joint ventures (1,693 282
The Company's carrying amount of the investment 941 12,594
Presented as Loans granted to joint ventures turre

assets (1,039 (1,977
Investment in joint ventures 8,902 10,617

Share of profit/(loss) from joint ventures

The Investment in joint ventures comprise the Camf{sa50% interest in four joint ventures companies:

- Ronson IS sp. z 0.0. and in Ronson IS Sp. z k., both involved in the development and sale of
residential units in Warsaw known as City Link dalih

- Coralchief Sp. z 0.0. and Coralchief Sp. z o.d®Prejekt 1 Sp.k. which are running the Wilanéw puli
project.

The investments in joint ventures are accountedigorg the equity method.

The table below present the movements in the sharet equity value of joint ventures:

As at 31 December

In thousands of Polish Zlotys (PLN) 2020 2019
Opening balance (572) 3,439
Share of profit/(loss) in joint ventures

Net result from joint venture during the period (1,121 8,82°¢
Offsetting net results of the joint venture witheir

company interest during the period 31¢ 257
Share of profit/(loss) of joint ventures (803) 9,082
Dividend paid - (12,836)
Closing balance before offsets (1,375) (315)
Cancelling the offset of intercompany interest aedr

during the period (318) (257
Total closing balance (1,693) (572)
Cancelling the negative result from joint ventuteidg

the period . 855
Total closing balance (1,693) 283
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17. Investment in joint ventures
Share of profit/(loss) from joint ventures

Summarised financial information of the joint verstsiis presented below:

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Assets

Fixed asse 4C 98
Inventory 52,02¢ 26,01
Cash and cash equivale 1,94: 2,511
Other current financial ass 3,173 2,56(
Loans granted to related par - 1,977
Other asse - 947
Liabilities

Loans from shareholders (28,476 (26,143
Advances received (24,760 (4,620
Other liabilities (7,335 (4,485
Equity (3,386) (1,144)
Company share (1,693) (572)

The summarised statement of comprehensoanie for the joint ventures in aggregate is devid:

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Revenu 2,06t 87,19(
Cost of sales (1,511 (65,300
Gross profit 554 21,890
Administrative expens® (1,123 (3,058
Selling and marketing expen (627 (429
Other income/(cos (215 77
Finance income 12 75
Finance expense (843 (548’
Profit/(loss) before taxation (2,242) 17,653
Income tax benefit/(expen: - (1)
Profit for the year (continuing operations) (2,242) 17,652
Total comprehensive income for the year (continuing

operations) (2,242) 17,652
The Company’s share of profit/(loss) for the year 1,121) 8,825

(1) Including management fee to the Group amountin§76 thousand and PLN 2,564 thousand during the geded 31 December 2020 and 31
December 2019, respectively.
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Loans granted to the joint ventures

The table below present the movements in the Igeanrsted to the joint ventures.

As at 31 December

In thousands of Polish Zlotys (PLN) 2020 2019
Opening balance 13,166 -
Loans grante 1,12¢ 16,19(
Loans repai (3,207 (3,450
Accrued intere: 59t 514
Interest pai (146 (88)
Total closing balance 11,634 13,166
Offset of the negative result from joint ventureidg

the period . (855)
Total closing balance 11,634 12,311

As at 31 December 2020, from the total amount afitogranted to joint ventures (amounting in taidPtN
11,634 thousand — before offset) loans in the aggesamount of PLN 1,039 thousand are maturingates |
than 31 December 2021. The short term loans graotgaint ventures cannot be regarded as a pattieof
investment in joint ventures and are presentetiénGonsolidated Statement of the Financial Posiiwaer
current assets as Loans granted to joint ventures.

The loans granted to joint venture bear a variedtie of WIBOR 3M plus 4% margin.
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18.

Deferred tax assets and liabilities

Recognized deferred tax assets and liabilities

Deferred tax assets and liabilities as at the mggnand end of the financial periods are attriblgdo the

following:
Opening Recognized in the
balance statement of
1 January comprehensive  Closing balance
In thousands of Polish Zlotys (PL 202( income 31 December 202
Deferred tax assets
Tax loss carry forwal 2,12¢ 1,367 3,491
Accrued interes 3,70¢ 85€ 4,56(
Accrued expens 657 62 71¢
Write-down on work in progre 2,452 (850 1,60z
Other* 4,10¢ (438 3,66¢
Total deferred tax assets 13,043 997 14,040
Deferred tax liabilities
Difference between tax base and carrying vafue o
inventory 13,73 (947, 12,78t
Accrued interes 437 271, 16€
Fair value gain on investment props 1,04z (11) 1,031
Othe 51E 67 582
Total deferred tax liabilities 15,726 (1,162) 14,564
Total deferred tax benefit (see Note 14) (2,159)
Deferred tax asse 13,043 14,04C
Deferred tax liabilitie 15,72¢ 14,564
Offset of deferred tax assets and liabilities fatividual
companie (6,208 (5,003
Deferred tax assets reported
in the Consolidated Statement of Financial Position 6,935 9,037
Deferred tax liabilities reported
in the Consolidated Statement of Financial Position 9,618 9,562

* Including deferred tax asset from contributions.
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18.

Deferred tax assets and liabilities
Opening Recognized in the
balance statement of
1 January comprehensive Closing balance

In thousands of Polish Zlotys (PL 201¢ income 31 Decembei201¢
Deferred tax assets
Tax loss carry forwai 2,05¢ 6€ 2,12¢
Accrued interes 2,34¢ 1,35¢ 3,70¢
Accrued expen: 777 (120 657
Write-down of inventory and residential landbe 2,78¢ (336, 2,45;
Other* 1,437 2,66¢ 4,10¢
Total deferred tax assets 9,408 3,635 13,043
Deferred tax liabilities
Difference between tax base and carrying valuewéntory 9,521 4,211 13,73.
Accrued intere! - 437 437
Fair value gain on investment propt 89C 152 1,04z
Othel 814 (299 51F
Total deferred tax liabilities 11,225 4,501 15,726
Total deferred tax benefit 866
Deferred tax asse 9,40¢ 13,04:
Deferred tax liabilitie 11,22¢ 15,72¢
Offset of deferred tax assets and liabilities fatividual
companie (3,877 (6,108
Deferred tax assets reported in the
Consolidated Statement of Financial Position 5,531 6,935
Deferred tax liabilities reported in the
Consolidated Statement of Financial Position 7,348 9,618

* Including deferred tax asset from contributions.

Realization of deferred tax assets

In assessing the realizability of deferred tax @ssaanagement considers whether it is more likedy not
that some portion or all of the deferred tax asadltsiot be realized. The ultimate realizationdzfferred tax
assetsis dependent upon the generation of future taxatd®eme during the periods in which those
temporary differences become deductible. Manageroensiders the scheduled reversal of deferred tax
liabilities, projected future taxable income and pdanning strategies in making this assessmerdrder to
fully realize the deferred tax asset (before offsgtagainst deferred tax liability), the Group wiked to
generate future taxable income of approximately PI3B95 thousand. Based upon the level of histbrica
taxable income and projections for future taxablme over the periods in which the deferred taetas
are deductible. The management believes therdigher probability that the Group will realize thenefits

of these deductible differences. The amount ofdbierred tax asset which is considered realizatneld
however be reduced in the near term if estimatdatafe taxable income during the tax loss carmyvird
period are reduced.

Tax losses in Poland are required to be utilizethiwi5 years following the period in which theygirated,
subject to the limitation that a maximum of 50%lué loss carry-forward can be used in one year.
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Tax losses carry forward

As as 31 December 2020 2019

In thousands of Polish Zlotys Recognized Unrecognized Total tax Recognized Unrecognized Total tax
(PLN) tax losses  tax losses losses tax losses  tax losses losses
Tax loss 2015 carried forwe - - - 3 47 50
Tax loss 2016 carried forwe 2 12¢€ 12¢ - 14E 14E
Tax loss 2017 carried forwe 6,31¢ 87 6,40¢ 3,95( 4,08¢ 8,03¢
Tax loss 2018 carried forwe 3,22¢ 22z 3,45( 4,05( 38¢€ 4,43¢
Tax loss 2019 carried forwe 2,89¢ 61C 3,50¢ 3,17¢ 96¢& 4,14¢
Tax loss 2020 carried forwe 5,931 2,88( 8,811

Total tax losses carried

forward 18,373 3,926 22,299 11,182 5,629 16,811

The deferred tax assets on tax losses carriecafdraxpire in the following years:

In thousands of Polish Zlotys (PL As at 31 December 2020
2021 2,267
202z 1,137
202: 8€
202¢ 2
202t -

Total tax losses carry forward
3,491

Movement in unrecognized deferred tax assets on tdasses carried forward

Unrecognized deferred tax assets on tax lossegddorward in Poland are presented in the tablevize

Balance

Balance 1 Tax Balance 31 Tax 31

January losses Additions/ December losses Additions/ December

In thousands of Polish Zlotys (PLN) 201¢ expired (Realizations) 201¢  expired (Realizations) 202C
Tax losse 154 (22) 93¢ 1,07¢ 9) (315 74€
Total 154 (22) 93¢ 1,07¢ 9) (315 74€

Unrecognized deferred tax assets

A deferred tax asset is recognized only to thergxteat it is more likely than not that future thie profits
will be available against which the asset can fized. Unrecognized deferred tax assets relatagmily to
tax loss carry-forwards, which are not considenedbable of realization prior to their expiration.

The Company did not recognize the entire deferrad dsset at consolidation level resulting from
contributions as the recoverability of such asgetsncertain. Total unrecognized deferred tax asastat
31 December 2020 are estimated to be PLN 4,54&#mul(31 December 2019: PLN 5,035 thousand).

Unrecognized deferred tax liabilities

Unrecognized deferred tax liabilities with respéztacquisition of Nova Krdlikarnia project amourits
PLN 841 thousand (IAS 12 par. 15(b)) as at 31 Déxera020.
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For the year ended 31 December 2020:

Inventory and Residential land bank

Inventory
Transferred
from/to land As at
As at designated for Transferred to 31 December
In thousands of Polish Zlotys (PL 1 January 2020 development finished units Additions 2020
Land ancrelated expen: 293,59. 1,44: (34,804 34,19¢ 294,43(
Construction cost 131,46 (1,640 (158,306 223,01¢ 194,53¢
Planning and permi 20,40¢ (1,507 (4,036 1,89t 16,76(
Borrowing cost{® 32,29: 3,31c (7,633 6,87¢ 34,84«
Borrowing costs on lease and deprecation - (164) 1,266 2,758
perpetual usefruct rig @ 1,65¢
Othe 4,42¢ 64 (2,320 1,66¢ 3,83¢
Work in progress 483,84( 1,672 (207,263 268,92: 547,17(
Recognized in the
statement of As at
As at Transferred from comprehensive 31 December
In thousands of Polish Zlotys (PL 1 January 2020 work in progress income 2020
Finished goods 217,12; - 207,26 (314,967 109,41¢
Transferred  geyaluation write-down recognized in
from/to land statement of comprehensive income As at
As at designated for 31 December
In thousands of Polish Zlotys (PL 1 January 2020 development Reversal Utilization 2020
Write-down (6,023 (4,330 68( 4,17 (5,503
As at
As at  First adoption of Transfer to Other 31 December
In thousands of Polish Zlotys (PL 1 January 2020 IFRS 16 Depreciation receivables 2020
Perpetual usefruct right 23,12( - (268 (9,177 13,67¢
Inventory, valued at lower of - cost and
net realisable valut 718,06( 664,76

(1) For additional information see Note 28.
(2) Borrowing costs are capitalized to the value ofimtory with 4.50% average effective capitalizaioterest rate.
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19. Inventory and Residential land bank
For the year ended 31 December 2019:

Inventory
Acquisition of As at
As at Nova Transferred to 31 December
In thousands of Polish Zlotys (PL 1January 2019 Krélikarnia @ finished units Additions 2019
Land ancrelated expen: 294,48: 70,10¢ (74,596 3,59¢ 293,59.
Construction cost 172,34( - (221,401 180,52¢ 131,46
Planning and permi 20,35¢ - (6,661 6,71( 20,40¢
Borrowing cost{® 36,20¢ - (12,973 9,05¢ 32,29:
Borrowing costs on lease and
deprecation of the perpetual usefruct
right - - (889 2,54t 1,65¢
Othel 4,77: - (3,543 3,19% 4,42¢
Work in progress 528,16( 70,10¢ (320,063 205,63! 483,84(
Recognized in
the statement
of As at
As at Transferred from  comprehensive 31 December
In thousands of Polish Zlotys (PLN) 1 January 2019 work in progress income 2019
Finished goods 78,49 320,06 (181,431 217,12:
Revaluation write-down recognized
in statement of comprehensive
income As at
As at 31 December
In thousands of Polish Zlotys (PL 1 January 2019 Reversal Utilization 2019
Write-down (9,724 2,52¢ 1,17 (6,023
First adoption
/Recalculation As at
As at adjustment of Transfer to 31 December
In thousands of Polish Zlotys (PLN) 1 January 2019 IFRS 16 Depreciation  Other receivables 2019
Perpetual usufruct rights - 25,87. (440 (2,312 23,12(
Inventory, valued at lower of - cost
and net realisable valu 596,92 718,06(

(1) For additional information see Note 5.
(2) Borrowing costs are capitalized to the value ofeintory with 5.78% average effective capitalizatioterest rate.
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Residential land bank

In December 2020, plots of land purchased for agraknt purposes on which construction is not pldnne
within a period of three years has been reclassidi® Residential land bank presented within noneotir
assets. The table below presents the movemeng iRekidential land bank:

For the year ended 31 December 2020 2019
In thousands of Polish Zloty (PL

Openning balance 44,321 46,227
Reclassified froninventory 31,2C -

Moved to inventor (28,750 24

Write-down adjustmel (2,005 (1,930

Total closing balance 45,486 44,321

Closing balance includes:

Book valut 50,04: 51,20:
Write-down (4,557 (6,882
Total Closing balance 45,486 44,321

Write-down revaluating the inventory and residentid land bank:

The Management internally assessing the net réddizalue of the inventory and residential landkband
decrease the value when the net realizable vallogvesr than the cost amount. In view of the sitoatin the
property market in which the Group operates, durithg year ended 31 December 2028d

31 December 2019 the Group performed an inventodyrasidential land bank review with regard to its
valuation to net realizable value based on the madisible evidence available to the Group.

During the year ended 31 December 2020 the Grouprsed a write-down adjustment made during
previous periods of PLN 4,849 thousand, whereagite-down adjustment of PLN 2,005 thousand was
made, which is included as part of cost of saleh@éConsolidated Statement of Comprehensive Income
During the year ended 31 December 2019 the Grougenzanet write-down adjustment of PLN 594
thousand. The Group examined a possible write-donvimventory for each project separately, according
the projection of revenues net of cost of sales.

The valuation of inventory and residential land bark is as follows:

2020 2019
As at 31 December
In thousands of Polish Zlotys (PL
Valued at co: 640,34 610,82¢
Valued at net realizable val 69,89¢ 151,55:
Total Inventory and residential land bank 710,247 762,381

For information about future commitments to the eyah contractor for construction services related t
inventory construction, see Note 34. For informatiabout the balance sheet value of Inventory and
Residential land bank used to secure banks loahb@md loans (series R and U), see Note 25.
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20.

21.

22.

Trade and other receivables and prepayments

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Value added tax (VATreceivable 12,74¢ 12,36
Trade and other receivahb 8,64¢ 3,69¢
Trade and other receivabl- IFRS 1¢ 1,371 1,75:¢
Bid bonc 1,43i 1,437
Notary’s depos® 6,76" -
Prepaymen® 6,39¢ 5,49¢
Total trade and other receivables and prepayments 37,374 24,745

(1) For additional information see Note 3
(2) For additional information see Note 40

During the year ended 31 December 2020 and 31 Omaef019, the Group booked allowance for doubtful
accounts in the amount of PLN 999 thousand and RBB thousand, respectively as irrecoverable debts
included in trade and other receivables.

Other current financial assets

Other current financial assets comprise escrowwmtsoonly. The regulations related to the actidfythe
residential developers imposed on all residengaktbpers in Poland an obligation to open an ese@ount
for all customers purchasing residential unitsmiythe construction period. According to these lagns, all
amounts paid by the customers have to be paidtlgirecthe escrow account. The developer is endtitte
receive the money only once certain conditionslated mainly to progress of the construction precesire
met or the upon the transfer of the ownership efapartment to the customer.

As long as the money is kept in the escrow accdi@tCompany cannot dispose of the cash in any way.
Cash and cash equivalents

Cash and cash equivalents comprise cash at bank drathd and short-term deposits freely availablettie
Group. Cash at bank comprises of overnight depdbisshort-term deposits have an original matwaisying
from one day to three months.

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Cash at bank and in he 112,12 59,98:
Shor-term depos 5,36€ 31,78(
Restricted cas 17,60€ 3,82¢
Total cash and cash equivalents 135,099 95,591

Cash at bank earns interest at floating rates basethily bank deposit rates. As at 31 Decembed 2011

31 December 2019 the Group held in saving accoamtsunting to PLN O thousand and PLN 45,269
thousand, respectively. As at 31 December 2020 2indecember 2019 the saving accounts that earn
interest rates varying between 0.25% - 1.16% a88%0.- 1.10%, respectively.

Short-term deposits have a duration varying betwarenday and three months depending on the imneediat
cash requirements of the Group. As at 31 Decemb20 2and 31 December 2019, they earn interest at the
respective short-term deposit rates varying betve85% - 1.2% and 0.00% - 0.44%, respectively.

Restricted cash are pledge to the benefit of béarksecuring construction loans.
For information about the fair value of cash anshcequivalents see Note 32.
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23.

Shareholders’ equity
Share capital

The authorized share capital of the Company cansisB800,000,000 shares of EUR 0.02 par value each.
The number of issued and outstanding ordinary sheseat 31 December 2020 amounted to 164,010,813 (a
at 31 December 2019: 164,010,813 shares issuedwstinding). The number of outstanding shareslgequa
the number of votes, as there are no privilegedeshiasued by the Company. As at 31 December 20620,
Company held 1,489,235 own shares (0.91%) in trggsee below) and, in accordance with art. 36408 2
the Code of Commercial Companies, it does not éseroting rights from own shares.

There are no restrictions regarding dividend paymdature dividends may be proposed and paid.

Treasury shares

During the Extraordinary General Meeting of Shatédars held on 24 January 2019, the shareholdettseof
Company resolved to approve a share buyback prograinthe establishment of a capital reserve for the
purpose of such program, whereby the ManagementdBoathe Company is authorized to purchase
ordinary bearer shares in the Company. In orddiutal the purchase of own shares under the buyback
program a capital reserve (within retained earning®stablished for an amount of PLN 2.0 millidie
capital reserve is subsequently reduced by the atafuthe consideration paid for the shares boigitk.

The amount of capital reserve as at 24 January 26%unted to PLN 1,369 thousand and was preseatad a
part of the retained earnings. As at 25 January 20@ capital reserve was liquidated.

In connection with the implementation of the tragsshares repurchase program that was approved unde
resolution No. 21 of the Ordinary General Meetiraged 30 June 2020 regarding the approval of a laai-b
program (the “Authorization Resolution”), the Maeagent Board of the Company on 1 July 2020 resolved
to determine the detailed terms of the repurchédsbeoshares in the Company (“Buy-back”), which &ver
also approved by the Supervisory Board of the Campadhe treasury shares will be acquired under the
Buy-back until three years starting from the admp®f the Authorization Resolution, by way of traosons
concluded on the regulated market and on termdagino those provided in the Commission Delegated
Regulation (EU) 2016/1052 of 8 March 2016 suppletmgrRegulation (EU) No. 596/2014 of the European
Parliament and of the Council with regards to ratprly technical standards for the conditions applie to
buy-back program and stabilization measures, itiquéar in terms of determining the price and thenter

of the shares, which may be acquired pursuant géoBilny-back. The maximum amount allocated for the
purchase of all of the shares pursuant to the Bagklshall not be higher than PLN 1,369,761.99 (one
million, three hundred and sixty-nine thousand eselrundred and sixty-one zloty and 99/100).

During the year ended 31 December 2020, the Compagyired 814,335 own shares for a total price of
PLN 1,030 thousand (on average PLN 1.265 per share)

As at 9 March 2021, the Company held 1,567,954 shares representing 0.96% of total shares issued by
the Company.

Dividend

On 30 June 2020, the General Meeting of the Compesglved to distribute the net profit of the Compa
for year 2019 in the amount of PLN 17,414 thousandsfollowing way:

» to allocate for the dividend payment to the shalddrs of the Company the amount of PLN 0.06 (six
groszy) per share, with the total amount dependmghe number of own shares (where there is nd righ
to dividend) held by the Company on the dividencord date and such total amount not exceeding, in
any case, PLN 9,787 thousands,

» to allocate the remaining portion of the net profithe Company for year 2019 in amount of PLN 7,62
thousand to retained earnings of the Company.

The dividend in the total amount of PLN 9,787 themas was paid on 24 August 2020 (in 2019: PLN 9,820

thousand).
There are no restrictions regarding dividend paysdature dividends may be proposed and paid.
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24,

Shareholders’ equity
Proposed profit appropriation

The Management Board, in line with the prevailiniyidknd policy, will evaluate the possibility to
recommend to the Ordinary General Meeting of then@any to be held in 2021 to distribute the dividend
for year 2020, after the examination of the curr@md expected balance sheet of the Company, expecte
operating, financial and cash-flow position of tBempany and taking into consideration: (i) the elos
observance of all balance-sheet linked debt cousnéi) ability of future repayment of debts, Yifinancial
needs of the Company aiming to be ranked amongdirig residential developers and (iv) changing miark
environment.

Net earnings per share

Basic and diluted earnings per share

Basic earnings per share amounts are calculateliviting net profit/(loss) attributable to equitplders of

the parent company for the year by the weightedames number of ordinary shares outstanding and in
circulation during the year. Diluted earnings peare amounts are calculated by dividing the ndfitifoss)
attributable to equity holders of the parent conypfam the year by the weighted average number dihary
shares outstanding during the year plus the weiligdtterage number of ordinary shares that wouldseed

on conversion of all the dilutive instruments intodinary shares, no such instruments exists as at
31 December 2020 and 2019.

Weighted average number of ordinary shares (basic):

For the year ended 31 December 2020 2019
(in thousands of Polish Zloty

Net income attributable to the equity

holders of the parent comps 40,14z 17,41«
Balance at beginning of the per 163,335,91 164,010,81
Treasury share- average valt (232,750 (321,197
Weighted average number of ordinary

shares (basic) 163,103,163 163,689,616
Basic earnings per share 0.246 0.106
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25.

Loans, borrowings and bonds

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL Note

Floating rate bonc 26 230,07 187,96
Secured bank loa - 12,87¢
Total loans and borrowings 230,072 200,844

Information about the contractual terms of the @isiinterest-bearing loans and borrowings is preeskm
the table below. For more information about theupie exposure to interest rate, see Note 36.

Borrowings and bonds as at 31 December 2020

Nominal interest  Year of Accrued Charges Carrying

In thousands of Polish Zlotys (PL Currency rate  maturity Capital interest  and fee: value

Bonds loans series PLN Wibor + 2.85% 2021 47,85¢ 151 (81) 47,92¢

Bondsloans series PLN Wibor + 3.50% 202z 50,00( 271 (233 50,04t

Bonds loans series® PLN Wibor + 3.509 202: 32,317 512 (334 32,49t

Bonds loans series® PLN Wibor + 4.309 202 100,00( 1,12¢ (1,521 99,60
Total 230,176 2,065 (2,168) 230,072
1) The series U bonds are subject to mandatory degtieai at the end of the 4th and the 6th interestople(on 31 January 2021 and 31 January 2022,

respectively) by reducing the nominal value of eBohd each time in the amount of PLN 150 for eamidb
2)

October 2023 and the remaining amount of 60% (PDNndllion) together with accumulated interest togzed by April 2024.

Borrowings and bonds as at 31 December 2019:

The series V bonds are subject to repayment imZctres 40% (PLN 40 million) of the amount togethi¢gh accumulated interest to be repaid by

Nominal Year of Accrued  Charges Carrying

In thousands of Polish Zlotys (PLN) Currency interest rate maturity Capital interest  and fee: value
Bond loans series PLN Wibor + 3.65% 202( 10,00( 191 (@) 10,18¢
Bond loans series PLN 5.25% 202( 10,00( 62 (30) 10,03:
Bond loans series PLN Wibor + 3.50% 202( 15,00( 337 (38) 15,29¢
Bond loans series PLN Wibor + 2.85% 2021 50,00( 23t (286, 49,94¢
Bond loansseries . PLN Wibor + 3.40% 2021 20,00( 34 (54) 19,98(
Bond loans series PLN Wibor + 3.50% 202z 50,00( 391 (405, 49,98¢
Bond loans series® PLN Wibor + 3.50% 202: 32,31} 717 (495 32,53¢
Subtotal (Bond loans 187,31 1,967 (1,315 187,96¢
Bank loan PLN Wibor + 2.54% 2021 5,80z - (205; 5,597
Bank loan PLN Wibor + 2.7% 2021 7,431 1C (163 7,27¢
Subtotal (Bank loans)® 13,23: 10 (368 12,87¢
Total 200,55( 1,975 (1,683 200,84«
1) The series U bonds will be subject to mandatoryrefgiption at the end of the 4th and the 6th intepeziod (on 31 January 2021 and 31 January

2022, respectively) by reducing the nominal valfieaxh Bond each time in the amount of PLN 15@é&wh bond.
2)
under the Current liabilities in the Consolidate@t®ment of Financial Positions.

According to the projected cash flow, the Grouplanning to repay outstanding Bank loans duringykar 2020, therefore Bank loans are presented

44



Ronson Development SE
Consolidated Financial Statements for the year ende31 December 2020

Notes to the Consolidated Financial Statements
25. Loans and borrowings and bonds

Balance sheet value of assets used to secure logateived from banks and bond loans series R and U:

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Inventory and Land designated for developr 106,02¢ 229,49.
Investment proper 8,411 10,09¢
Property and equipme 9,72 5,40z
Balance sheet value of pledged assets 124,166 244,992
Amount of bonds secured 80,424 95,363
Ratio of securities* 154.4% 256.9%

*The required security ratio for seriedbBnds in accordance with the Bonds Issue Terms beusigher than 125%.
* The required security ratio for Seriesbonds in accordance with the Bonds Issue Terms beusot lower than 150%.

26. Bond Loans

The table below presents the movement in bond loans

For the year ended 31  For the year ended 31

December 2020 December 2019

In thousands of Polish Zloty (PL
Opening balance 187,969 205,547
Repayment of bond loa (57,141) (5C,000
Proceeds from bond loe 100,00( 32,317
Issue co¢ (1,636) (757
Issue cost amortizati 78: 854
Accrued intere: 8,42¢ 10,351
Interest repayme (8,331 (10,343
Total closing balance 230,072 187,969
Closing balance includes:

Current liabilitie 54,69C 36,891

Non-current liabilitie: 17E,382 151,07¢
Total Closing balance 230,072 187,969

During the year ended 31 December 2020, the Comigaogd 100,000 series V bonds (total nominal value
of PLN 100,000 thousand).

As at 31 December 2020 and as at 31 December 20d®anants on bond loans are met.

The series R bonds are secured with a joint moet@agablished by the subsidiaries of the Compantp up
PLN 75,000 thousand. In order to secure seriesidi$a joint mortgage was established up to the atraju
150% of total nominal value of series U bonds (atha date of issuance of these bonds up to PLKI743,
thousand). The plots on which abovementioned mgeigaas established and that are the subject of this
mortgage as at 31 December 2020 were valued atl24Nb44 thousand (according to valuations prepared
in May 2020). The series T and V bonds are notreecu
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Bond Loans
Series V

On 2 October 2020, the Company issued 100,000ss¥rl@onds with a total nominal value of PLN 100,000
thousand. The nominal value of one bond amoun®d d 1,000 and is equal to its issue price.

The Bonds shall be redeemed by the Issuer thrcugypayment of an amount equal to the nominal vafue
each Bond in 2 installments: the first at the efthe 6th interest period, on 2 October 2023, esming
40% of the nominal value of the originally issuednBls and the second on 2 April 2024 by redeemiag th
remaining part of the nominal value. The Bonds laaainterest at a variable rate based on the WIB&®
for six-month deposits, increased by a margin 8%4l,Interest is payable semi-annually.

Together with issuance of series V bonds the Companchased for redemption series R bonds withigeva

of PLN 2,141 thousand from the bondholder who paseld the Bonds for the same amount. These
transactions were settled without cash (by set-eK¥ept for accrued interest on series R bond&haliere
paid by the Company.

On 5 October 2020, the Company signed the finatexgent for the purchase for early redemption of all
series S bonds of the Company issued on 14 Jurig 28120,000 bonds, each with a nominal valuBldfl
1,000 and with a total nominal value of PLN 20.0lioi. Above mentioned bonds have been acquired by
the Company at the price lower than nominal valee PLN 990 for each bond (in total for PLN 19.8
million). Moreover, the company has paid the indée the date of early repayment amounting to BQN2

per bond.

Bond loans repaid during the year ended 31 Decemb@020:

On 25 February 2020, the Company repaid all outistgn10,000 series M bonds with total nominal vadfie
PLN 10,000 thousand. After this repayment, thel tmtianber of outstanding bonds series M amountedlto

On 29 July 2020, the Company repaid all outstandB§00 series Q bonds with total nominal valu@biN
15,000 thousand. After this repayment, the totahlper of outstanding bonds series Q amounted to nil.

On 18 August 2020, the Company repaid all outsta;di0,000 series P bonds with total nominal value o
PLN 10,000 thousand. After this repayment, thel tatianber of outstanding bonds series P amounted.to

Together with issuance of series V bonds the Companchased for redemption series R bonds with@eva
of PLN 2,141 thousand from the bondholder who paseld the Bonds for the same amount. After this
repayment the total amount of outstanding seribsiitls amounted to 47,859 thousand.

In October 2020, the Company signed the final agesg for the purchase for early redemption of all
outstanding 20,000 series S bonds with total nolwialae of PLN 20 million. After this repayment ethotal
number of outstanding bonds series S amounted.to ni

Financial ratio covenants:
Series R:

Based on the conditions of bonds R in each regppiriod the Company shall test the ratio of Nditde
Equity (hereinafter “Net Indebtedness Ratio). Thati&shall not exceed 80% on the Check Date.

The Net Indebtedness Ratio is Non-GAAP Financialabee and is calculated according to formulas
provided below:

Net debt -shall mean the total consolidated balance sheatewad all interest-bearing liabilities (as well as
payment guarantees) less the consolidated valgastf and cash equivalents and less cash paid dajtcli
blocked temporarily on the escrow accounts sergicimgoing projects that are under constructionsgmeed

in the Company’s consolidated balance sheet undeerCcurrent financial assets; the limit is PLN 40
million).
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26.

Bond loans
Financial ratio covenants:
Series R:

Equity - shall mean the consolidated balance sheet valikeoéquity attributable to equity holders of the
parent, less the value of the intangible assetsl{ding any financial assets and receivables),uitiolg
specifically (i) the intangible and legal assetsodwill and (ii) the assets constituting deferradome tax
decreased by the value of the provisions createdconunt of the deferred income tax, however, assgm
that the balance of those two values is positivthd balance of assets and provisions on accduéferred
income tax is negative, the adjustment referrad ttem (i) above shall be zero.

Check date H4ast day of each calendar quarter.
The table presenting the Net Indebtedness Rati the end of the Reporting period:

As at As at 31 December 2020

In thousands of Polish Zlotys (PL

Net Deb 89,21¢
Equity 379,817
Ratio 23.5%

Series T, U and V:

Based on the conditions of bonds T, U and V in eaglorting period the Company shall test the ratiblet
debt to Equity (hereinafter “Net Indebtedness Ratibhe Ratio shall not exceed 80% on the ChecleDat

The Net IndebtednedRatio is Non-GAAP Financial Measure and is cal®daaccording to formulas
provided below:

Net debt -shall mean the total consolidated balance sheatewad all interest-bearing liabilities (as well as
payment guarantees) less the consolidated valueasti and cash equivalents and less cash paid by
Company'’s clients blocked temporarily on the escemgounts servicing ongoing projects that are under
construction (presented in the Company’s consdiéilance sheet under Other current financiats)ss
Equity - shall mean the consolidated balance sheet valdleeoéquity attributable to equity holders of the
parent.

Check date- last day of each calendar quarter.

The table presenting the Net Indebtedness Rati the end of the Reporting period:

As at As at 31 December 2020

In thousands of Polish Zlot(PLN)

Net Deb 89,21¢
Equity 379,817
Ratio 23.5%
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26.

27.

Bond loans
Financial ratio covenants:
Impact of IFRS 16 on financial ratios in bond coveants:

Terms and conditions of issuance of Bonds of them@any (“T&C’s”) provide that only certain, specifie
types of financial indebtedness should be taken Bxtcount when determining the level of financial
indebtedness for the purpose of calculating firan@tios in accordance with T&C's. In particulagrtain
T&C’s require that financial indebtedness resultimgm finance lease agreemenia @olish: umowy
leasingu finansowegashould be included in calculation of the finahdmebtedness. Those T&C's do not
provide that the indebtedness resulting from fimatease agreements shall also include other finhnci
indebtedness which is recognized as lease lialilipccordance with IFRS 16.

Given the above, and taking into account the tyfpactivities carried out by the Group, despite giemin
the IFRS in this respect, the Company concludet itidusion of other type of financial indebtedneiss
particular liabilities from annual fees for perpatwsufruct, for the purposes of calculations ofaficial
ratios would not be in line with T&C’s and therefathe Company does not include such finance lddse a
items in such calculations.

Other covenants:

Series R, T, U and V:

Based on the conditions of bonds R, T, U and Vsations with related-parties (shareholders holdiage
than 25% of the shares in the Company “within tleaning of IAS 24 or with related parties “includiwgh
entities controlling the Company whether jointlyiodividually, whether directly or indirectly or ti their
subsidiaries which are not members of the Groupll slot exceed the aggregate amount of PLN 1.0anill
during any given calendar year.

During the year ended 31 December 2020, the cangifites related to A. Luzon Group amounted to PLN
864 thousand. For additionally information see N2fie

Secured bank loans

The table below presents the movement in Secunek Ibans:

As at 31 December 2020 2019

In thousands of Polish Zlotys (PL

Opening balance 12,875 37,687
New bank loan drawdov 26,09¢ 71,94(
Bank loans repaymet (39,217 (96,754
Bank charges pa (67) (740
Bank charges amortizati 322 78€
Accrued interest/(interest repayment) on bank lpaa (10) (44)
Total closing balance - 12,875

Closing balance includes:

Current liabilitie: - 12,87¢
Non-current liabilitie: - -
Total Closing balance - 12,875

For information related to unutilized bank loaniliies see Note 34.
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27. Secured bank loans

Covenants on secured bank loans:

As at 31 December 2020 and 2019, the Company hasreached any loan covenant, which would expose
the Company for risk of obligatory and immediatpagment of any loan.

For the bank loans the following collateral was gign:

* Ordinary and floating mortgages on Inventory, se¢NL.9.

» Pledge over bank accounts which are presenteceilCtnsolidated Statement of Financial Position as
Cash and cash equivalents (Restricted cash), siee2f0
e Assignment of receivables arising from insurancesagents and from agreements concluded with

clients.

e Subordination agreement on loans from relatedgzarti
* Blank promissory note drawn by particular subsigieompanies with a promissory note declaration up

to the amount of the loan plus interest.
» Advance payments of dividends by the borrowerd fuitirepayment of loans are not allowed.

28. IFRS 16

The movement on the right of use assets and léaksdities during the period ended 31 December 2@2d
31 December 2019 is presented below:

In thousands of Polish Zlotys 1 January Depreciation Fair value Racalculation  Transfer to trade 31 December
(PLN) 202( charge adjustment adjustment receivable: 202(
Right of use assets related

to inventon 23,12( (26¢) - - (9,177 13,67
Right of use assets related

to investment propert 55z n.e - - n.e 553
In thousands of Polish 1 January Finance Racalculation  Transfer to trade 31 December
Zlotys (PLN 202( expens Payment: adjustment payables 202(
Lease liabilities related to

inventory 23,54¢ 912 (1,268 - (9,291 13,90:
Lease liabilities related to

investment proper 552 37 - - n.c 590
In thousands of Polish Zlotys Depreciation Fair value Recalculation  Transfer to trade 31 December
(PLN) 1 January 201¢ charge adjustment adjustment® receivable: 201¢
Right of use assets related to

inventory 32,977 (440; - (7,105 (2,312 23,12
Right of use assets related to

investment propert 553 n.c - - n.e 553
In thousands of Polish Zlotys Finance Recalculation Transfer to trade 31 December
(PLN) 1 January 201¢ expens Payments adjustment® payables 201¢
Lease liabilities related to

inventory 32,977 2,10t (2,173 (7,058 (2,302 23,54¢
Lease liabilities related to

investment proper 558 3€ (37) - n.g 552
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29. Trade and other payables and accrued expenses

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Trade payables 26,99 32,03:
Payables for NK projec¢t ) 37 02
Accrued expenses 22,21t 20,40(
Guarantees for construction work 5.31( 1,58¢
Value added tax (VAT) and other tax payables 1,083 4,12:
Non-trade payable 1,34: 853
Other tradepayables- IFRS 1¢ 1,39¢ 1,697
Total trade and other payables and accrued expenses 58,347 97,715

(1) Payables related to Acquisition of the Nova Krdlika project. For more information see Note 5.

Trade and non-trade payables are non-interesirigesand are normally settled on 30-day terms.
30. Advances received

Advances received (as defined in IFRS 15 “contriabilities”) consist of customer advances for
construction work in progress (deferred revenué)@mprise customer advances for the followingquts;;

Advances
recognized as  Advances
revenue during the received As at 31
As at 31 12 months ended 31 during the December
In thousands of Polish Zlotys (PL December 2019 December 2020  year 2020 2020
City Link 111 120,79t (149,448 32,15( 3,497
Nova Krélikarnia 1-1¢ 33z (4,208 3,87t -
Nova Krélikarnia 2a & 2 1,62( (5,236 5,54¢ 1,93(
Nova Krolikarnia 2 8,44( (18,584 19,567 9,42
Nova Krolikarnia 3| 3,23¢ - 14,00 17,23¢
NovaKrolikarnia 3¢ - - 17,92: 17,92:
Nova Krolikarnia 3 - - 9,59: 9,59:
Vitalia Il 4,87¢ - 22,88t 27,76¢
Miasto Moje | & Il 25€ (1,446 1,19( -
Miasto Moje I 14,27: (33,388 45,23: 26,11«
Miasto Moje IV 63¢ - 14,69« 15,33
Miasto Moje \ - - 1,661 1,661
Miasto Marin: 36,49¢ (46,485 10,23¢ 251
Panoramika I\ 20,41: (28,888 8,85( 374
Panoramika ' 4,16t (27,757 24,18: 59C
Panoramika \ - - 2,46¢ 2,46¢
Grunwald: 32,23t (80,916 50,92¢ 2,24¢
Ursus Centralny | 6,33¢ - 35,42« 41,76
Ursus Centralny Il - - 28,15¢ 28,15¢
Ursus Centralny | - 1,704 1,704
Viva Jagodno 167 - 7,77¢ 7,94t
Nowe Warzymice - - 2,33: 2,33:
Othel 68€ (3,901 4,55¢ 1,33¢
Total 254,970 (400,256) 364,932 219,645

The rest of the balance consists of deferred incdneeto issued invoices for sold apartments bupadat as
at 31 December 2020 in the amount of PLN 4,621gaAnd.
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30. Advances received

For information about contingent receivables fragned contracts with clients, see Note 34. Thenmeo
from these contracts will be recognized as revaaiudie moment units are handed over to the customer
which is expected to happen once the building m®ég completed and necessary administrative desisi
are obtained by the Group, which usually takes frbnup to 3 months following completion of the
construction.

31. Provisions

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Balance as at 1 January 2,016 2,565
Increase - 91¢
Decreas:t (1,022 (1,468
Closing Balance 994 2,016

As at 31 December 2020, the provision included etquknecessary costs of guarantees for construction
works amounting to PLN 993 thousand, whereas &4 dbecember 2019, the provision included expected
necessary costs of guarantees for constructionsaamrounting to PLN 2,016 thousand.

32. Fair value estimation of financial assets anddbilities

The fair values of financial assets and liabilitigsgether with the carrying amounts shown in the
Consolidated Statement of Financial Position, ariobows:

In thousands of Polish Zlotys (PL Category Note As at 31 December 202
Carrying

amount Fair value
Assets
Trade and other receivabl Assets measured at amortized ¢ 2C 8,64¢ 8,64¢
Other current financial ass Assets measured at amortized ¢ 21 14,23¢ 14,23¢
Cash and cash equivale Assets measured at amortized ¢ 22 135,09¢ 135,09¢
Loans granted to joint ventu Assets measured at amortized ¢ 17 11,63¢ 12,02¢
Liabilities:
Bond loan Liabilities measured at amortized cc 25,26 230,07: 229,41.
Secured bank loa Liabilities measured at amortized cc 27 - -
Interest bearing deferred trade paya Liabilities measured at amortized cc 8,482 8,57t
Lease liabilities related to perpetual usufruct
of land and investment prope Liabilities measured at amortized cc 28 14,49: 14,49:
Trade and other payables and accrued
expense Liabilities measured at amortized cc 29 49,20¢ 49,20¢
Unrecognized profit/(loss 961
In thousands of Polish Zlotys (PL Category Note As at 31 Decembe201¢

Carrying amount  Fair value
Assets
Trade and other receivabl Assets measured at amortized ¢ 20 3,69¢ 3,69¢
Other current financial ass Assets measured at amortized ¢ 21 22,15° 22,157
Cash and cash equivale Assets measured at amortized ¢ 22 95,59: 95,59
Loans granted to joint ventu Assets measured at amortized ¢ 17 13,16¢ 13,29t
Liabilities:
25,

Bond loan Liabilities measured at amortized cc 26 187,96¢ 186,78!
Secured bank loa Liabilities measured at amortized cc 27 12,87t 12,86¢
Interest bearing deferred trade pays Liabilities measured at amortized cc 2,33¢ 2,31¢
Lease liabilities related to perpetual usufruct
of land and investment prope Liabilities measured at amortized cc 28 24,10: 24,10:
Trade and other payables and accrued
expense Liabilities measured at amortized cc 29 89,45« 89,45«
Unrecognized profit/(loss 1,34(
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32.

33.

Fair value estimation of financial assets anddbilities
Estimation of fair values

The following methods and assumptions were usedstimate the fair value of each class of financial

instruments:

» trade and other receivables, cash and cash eqguisatgher current financial assets and trade &nek o
payables and accrued expenses: the carrying amapmpi®oximate fair value because of the short
maturity of these instruments;

» loans and borrowings and loans granted to jointwes: the fair value is estimated by discountimg t
future cash flows of each instrument using discoates offered to the Group for similar instrumeoits
comparable maturities by the Group’s bank&ise own non-performance risk as at 31 December 2020
was assessed as insignificant.

Interest rates used for determining fair value

The interest rates used to discount estimated ftash (PLN denominated), where applicable, are dase
WIBOR plus margin as at 31 December 2020 and 3Ekimber 2019 and are as follows:

As at 31 Decembe 2020 2019
Loans and borrowin 2.9-4.3% 4.4-5.8%
Lease liabilities related to perpetual usufrucian and

investment propert 6.9% 6.9%

Fair value measurement hierarchy

The table below provides the fair value measurerianarchy of the Group’s assets and liabilities:
» Level 1: quoted prices (unadjusted) in active misrker identical assets or liabilities;

e Level 2: inputs other than quoted prices includathiw Level 1 that are observable for the asset or
liability, either directly (i.e., as prices) or imelctly (i.e., derived from prices);

» Level 3: inputs for the asset or liability that avet based on observable market data (unobservable
inputs).

Quantitative disclosures fair value hierarchy for asets and liabilities as at 31 December 2019 and
31 December 2020:

Fair value measurement using:

Quoted prices in Significant Significant
Date of active markets ~ observable input: unobservable inputs
In thousands of Polish Zlotys (PL valuation (Level 1 (Level 2 (Level 3
Assets measured at fair value
Investment propert 31-Dec-2C - - 8,411
Loans granted to joint ventu 31-Dec-2C - 12,02¢ -
Liabilities for which fair values are disclosed
Bond loan 31-Dec-2C - 229,41: -
Interest bearing deferred trade paya 31-Dec-2C - 8,57t -
Secured bank loa 31-Dec-2C - - -
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33.

34.

Fair value measurement hierarchy

Quantitative disclosures fair value hierarchy for a&sets and liabilities as at 31 December 2019 and

31 December 2020:

Fair value measurement using:

Quoted prices in Significant Significant
Date of active markets ~ observable input: unobservable input:
In thousands of Polish Zlotys (PLN) valuation (Level 1 (Level 2 (Level 3
Assets measured at fair value
Investment propert 31-Dec-19 - - 10,09¢
Loans granted to joirventure 31-Dec-18 - 13,29 -
Liabilities for which fair values are disclosed
Bond loan 31-Dec-18 - 186,78! -
Interest bearing deferred trade paya 31-Dec-18 - 2,31¢ -
Secured bank loa 31-Dec-18 - 12,86¢ -

Commitments and contingencies

Investment commitments:

The amounts in the table below present unchargedsiment commitments of the Group in respect

construction services to be rendered by the gecerdtactors:

As at 31 December

In thousands of PolisZlotys (PLN 2020 2019
Ursus Centralny | 3,93¢ 25,58¢
Ursus Centralny Il 39,29¢ -
Ursus Centralny | 21,89° -
Viva Jagodno 7,097 26,59(
Panoramika "' 58 8,472
Panoramika \ 11,42( -
Vitalia 111 1,902 20,59¢
Miasto Moje llI - 22,47
Nove Warzymice 1,94t 12,15°
Miasto Moje Iv 18,85« 37,24
Miasto Moje \ 32,567 -
Nova Krélikarnia 3 1,657 15,63¢
Nova Krélikarnia 3| 1,64:% 6,887
Nova Krélikarnia 3 1,64: 11,41¢
Nova Krélikarnia 2 - 7,04¢
Grunwald: 37 12,37¢
Total 143,954 206,498
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34.

Commitments and contingencies
Unutilized construction loans:

The table below presents the list of the constomctioan facilities, which the Group arranged for in
conjunction with entering into loan agreements wille banks in order to secure financing of the
construction and other outstanding costs of theommgprojects. The amounts presented in the tadliewb
include the unutilized part of the constructionreavailable to the Group:

As at 31 December 2020 2019
In thousands of Polish Zlotys (PLN)

Grunwald: - 24,11¢
Panoramika "' - 19,07(
Nova Krolikarnia 2c (Wroctaw 201 20,72t -
Total (excluding JV) 20,725 43,189
Wilanéw Tulig 28,32« -
Total (including JV) 49,049 43,189

Contingent receivables - contracted sales not yeécognized:

The table below presents amounts to be receivad fie customers having bought apartments from the
Group and which are based on the value of theaadepurchase agreements signed with the clients unt
31 December 2020 after deduction of payments redeq reporting date (such payments being presémted
the Consolidated Statement of Financial PositioAdsances received):

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Panoramika I’ - 2,06t
Panoramika’ 874 9,27¢
Panoramika Vv 10,81« -
Vitalia ll 9,80¢ 11,96
Grunwald: 5,97¢ 30,75
Miasto Moje | & I 27 117
Miasto Moje I 3,23( 23,48¢
Miasto Moje IV 22,69« 8,56¢
Miasto Moje \ 13,87( -
Ursus Centralny | 14,50¢ 31,58:
UrsusCentralny Il 5056¢ -
Ursus Centralny | 13,05¢ -
Miasto Marin: 62( 1,06¢
City Link 1l 6,371 22,257
Nowe Warzymice 6,787 -
Nova Krélikarnia 1z 1€ - 2,99¢
Nova Krélikarnia 2a & 2 142 5,03¢
Nova Krélikarnia 2 9,577 4,181
Nova Krélikarnia 3| 5,992 11,00:
Nova Krélikarnia 3 8,097 -
Nova Krélikarnia 3 10,42¢ -
Viva Jagodno 14,78¢ 1,53(
Other (old) project 3,12¢ 2,352
Total 211,357 168,226

54



Ronson Development SE

Consolidated Financial Statements for the year ende31 December 2020

Notes to the Consolidated Financial Statements

34.

35.

Commitments and contingencies
Contingent liabilities on purchase of plots
Nova Krolikarnia transaction

The Company and GCH have concluded call optionesmests for a total value of PLN 78.9 million, under
which the Company has been granted three call mptigth respect to the shares in the eight othejept
companies holding the remaining stages of the Ntndikarnia project. The last option shall be exicu
the latest till April 2020. The exercise of theadrcall options will allow the Company to develdil linits
with an aggregate floor space of approximately Q. 5.

In respect of purchase of land agreement concludédGlobal City Holding in 2018 (more informatidn
Note 5) the Company could have been charged wittainefees in the maximum amount of PLN 11.9
million if the Company would not exercise all thresl options within deadlines. As at 31 Decemb@2®
all call options were realized by the Group andathe payables were reduced to nil.

Related parties

Parent company

The Company enters into various transactions wihsubsidiaries and with its directors and exeeutiv
officers. For a list of subsidiaries reference &d@ to Note 1(b).

The main related parties’ transactions arise on:

» agreement with the major shareholder for remurmradf Management Board and Supervisory Board
member;

» transactions with key management personnel;

» loans granted to related parties;

+ other.

Outstanding balances with related parties as aD8tember 2020 and as at 31 December 2019 are
unsecured, interest free and settlement occursagh.cThe Group did not record any impairment of
receivables relating to amounts owed by relatetigzsam either year. This assessment is undertalaeh
financial year through examining the financial piosi of the related party and the market in whibke t
related party operates. All transactions with ezlgbarties were performed based on market condition

Agreement with the major shareholder for remuneraton of Board member

During the year ended 31 December 2017, the swgiddf the Company entered into a consulting
agreement with its major (indirect) shareholder, l&izon Group for total monthly amount of PLN 70
thousand and covering travels and out of pockee®rs@s incurred in connection with rendering sesvitre
the year 2019 and 2020 the agreement was continued.
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Transactions with key management personnel

During the year ended 31 December 2020 and the geded 31 December 2019, key management
personnel of the Company included the following rbers of the Management Board:

Nir Netzer (until 30 November 2019) - President, Chief Executive Officer
Boaz Haim (from 1 December 2019) - President, Chief Executive Officer
Rami Geris (until 31 January 2020) - Member, Chief Financial Officer
Yaron Shama(from 1 February 2020) - Member, Chief Financial Officer
Andrzej Gutowski - Member, Sales & Marketing Director
Alon Haver - Member of the Management Board

Key Management Board personnel compensation
Apart from the compensation listed below, thereemeo further benefits granted/paid to key managémen
personnel. Key management personnel compensatiobecpresented as follows:

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Salary and other short time ben - 1,00¢
Termination fe - 15¢
Other - 272
Subtotal - Mr Nir Netzer - 1,427
Salary and other short time ben 292 -
Management bon 83 -
Other® 204 -
Subtotal - Mr Yaron Shama 579 -
Salary and other short time bené#it 66 512
Management bon - 75
Termination fee¢? 241 104
Othel - 35
Subtotal - Mr Rami Geris 307 726
Salary and other short time benefit 42¢ 42(
Incentive plan linked to financial rest 44~ 331
Other® 21 3t
Subtotal - Mr Andrzej Gutowski 895 786
Salary and other short time benefit 1,54¢ 117
Management bon 73€ 57
Signing bonu - 237
Other® 72¢ 501
Subtotal - Mr Boaz Haim 3,013 912
Total 4,793 3,851

(1) Mainly related to car expenses, flights and acconfetion and an American school.
(2) Transactions with related parties.
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35.

Related parties
Key Management Board personnel compensation

Mr Alon Haver did not receive any direct remuneratfrom the Company nor from any of the Company’s
subsidiaries.

Loans to directors
As at 31 December 2020 and 31 December 2019, #eneeno loans granted to directors.
Other transactions with directors and management pesonnel

During the year ended 31 December 2020, the Grolgpteree residential units and one parking place t
Mr Andrzej Gutowski for a total net amount (exclogliVAT) of PLN 764 thousand. This transaction was
executed at arm’s length and was in adherenceet@thup’s policy in respect of related-party trantisms.
During the year ended 31 December 2019, the Grolgpbasie commercial unit including two parking place
to Mr Andrzej Gutowski for a total net amount (axdihg VAT) of PLN 696 thousand. This transactiorswa
executed at arm’s length and was in adherenceet&tbup’s policy in respect of related-party tranises.

Supervisory Board remuneration

The supervisory directors are entitled to an anfeegabf EUR 8,900 plus an amount of EUR 1,500 pard
meeting (EUR 750 if attendance is by telephoneg fBital amount due in respect of Supervisory Bdeed
during 2020 and 2019 amounted to PLN 397 thousBR(88 thousand) and PLN 357 thousand (EUR 83
thousand), respectively. In additional the Comppaig social security contributions at the amounPloN

60 thousand in the year ended 31 December 2020.

Mr Amos Luzon did not receive any direct remunematirom the Company nor from any of the Company’s
subsidiaries.

Loans granted to related parties

All loans granted to the joint venture (Coralchgf. z 0.0. — Projekt 1 Sp.k.). For additional infation see
Note 17.

Other

As a result of requirements pertaining to A. LuzGmoup, one of the Company’s larger (indirect)
shareholders, whose shares are listed on the Tieldack exchange, the first quarter reports, senmual
reports and third quarter reports are subject foallascope review by the Company’s auditors. Foe th
Company itself that is listed on the Warsaw StoolkcHange, only the semi-annual report is subject to
required review by the auditor. The Company hasedwith A. Luzon Group that the costs for thet finsd
third quarter auditors’ reviews will be shared betw the Company and its shareholder.
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36.

Financial risk management, objectives and polies

The Group’s activities expose it to a variety ofdfincial risks: market risk (including currency rigkice risk
and interest rate risk), credit risk and liquiditgk. The Group’s overall risk management progracuses
on the unpredictability of financial markets an@lseto minimize potential adverse effects on theu@is
financial performance. The Management Board reviamés agrees policies for managing each of theks ris
and they are summarized below. The Group also menthe market price risk arising from all finaricia
instruments.

The Group does not use derivative financial inseota to hedge currency or interest rate risksrayiiom
the Group’s operations and its sources of finahds, and has been throughout the year ended 8&mleer
2020 and 2019, the Group’s policy that no tradmdierivative) financial instruments shall be undken.

The Group’s principal financial instruments comprisash balances, bank loans, bonds, trade recesvabl
and trade payables. The main purpose of thesedanstruments is to manage the Group’s liquigihd
to raise finance for the Group’s operations.

Credit risk

Credit risk is the risk of financial loss to thed@p if a customer or counter party to a finanaitriument
fails to meet its contractual obligations. Finahdiastruments that potentially expose the Group to
concentrations of credit risk consist principalfycash and cash equivalents and receivables.

The Group is making significant cash payments as sictot preliminary land purchase agreements. The
Group minimizes its credit risk arising from suchyments by registering advance repayment obligstion
the mortgage register of the respective propergnagement has a credit policy in place and thesxpdo
credit risk is monitored on an ongoing basis. Th®up does not expect any counter parties to fail in
meeting their obligations. The carrying amountgief financial assets represent the maximum creskt r
exposure. The maximum exposure to credit risk@tdiporting date was as follows:

As at 31 December As at 31 December

2020 2019

In thousands of Polish Zloty (PL
Trade and other receivab 16,48:¢ 10,63:
Loans granted to joint ventu 11,63¢ 13,16¢
Cash and cash equivale 135,09¢ 95,59
Other current financial ass 14,23¢ 22,157
177,45( 141,54!

The Group places its cash and cash equivalentsandial institutions with high credit ratings. Megement
does not expect any counterparty to fail to meeoiiligations. Concentrations of credit risk widspect to
trade receivables are limited due to the large ramah customers comprising the Group’s customeebas
The credit quality of cash at banks and short-tbamk deposits can be assessed by reference tmaxter

credit ratings:
As at 31 December As at 31 December

In thousands of Polish Zloty (PL 2020 2019
Rating

AAA - 1
A 69,00¢ 51,01
BBB 5,937 5,59¢
BB 60,15¢ 38,98(
Total cash at banks and shor-term bank deposits 135,09¢ 95,59
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Market risk

Market risk is the risk that the fair value of ftewcash flows of a financial instrument will fluetie because

of changes in market prices, such as foreign exghaates and interest rates will affect the Groiqpéeme

or the value of its holdings of financial instrungensuch as bond loans, bank loans, cash and cash
equivalents. The objective of market risk managernseto manage and control market risk exposurésinvi
acceptable parameters, while optimizing return.

(i) Foreign currency risk

The Group is exposed to foreign currency risk arereables and payables denominated in a currerr ot
than PLN to a limited extent only. As at 31 DecemB820 and 2019, trade receivables and payables
denominated in foreign currencies were insignifican

(ii) Price risk

The Group’s exposure to marketable and non-marletaturities price risk does not exists because th
Group has not invested in securities as at 31 Dbee2020 and as at 31 December 2019.

(iii) Interest rate risk

Except for bonds series P amounting to PLN 10.0ianil(all bonds series P were repaid during 202@) a
Interest bearing deferred trade payables, the Gdidimot enter into any fixed-rate borrowings ti@etgon.
The Group’s variable-rate borrowings are exposeairigk of change in cash flows due to changestarést
rates. Short-term receivables and payables arexpoised to interest rate risk.

Liquidity risk
Liquidity risk is the risk that the Group will nbe able to meet its financial obligations as theyydue. The
Group’s approach to managing liquidity is to ensa® far as possible, that it will always have isight

liquidity to meet its liabilities when due, undeotb normal and stressed conditions, without inogyri
unacceptable losses or risking damage to the Gsaeputation.

The Group monitors its risk to a shortage of fumding a recurring liquidity planning tool. This too
considers the maturity of both its financial invesnts and financial assets (e.g. accounts receivatier
financial assets) and projected cash flows fronraes. The Group's objective is to maintain aabeé
between continuity of funding and flexibility thrgh the use of bank overdrafts, bank loans and bmarts.
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Interest rate risk and liquidity risk analyzed

In respect of income-earning financial assets aerést-bearing financial liabilities, the followjrtables

indicate their average effective interest ratethatreporting date and the periods in which theyunesor, if

earlier, re-price.

As at 31 December 2020

More
Average effective interest 6 months 6-12 than 5
In thousands of Polish Zlotys (PLN Note rate Total or less months 1-2years 2-5years years
Fixed rate instruments
Cash and cash equivale 22 0.0%-0.1% 12€,73:  12€,73¢% - - - -
Interest bearing deferred trade
payable 4.90% (8,482 - (8,482 - - -
Variable rate instruments
Cash and cash equivale 22 0.35%-1.20% 5,36€ 5,36€ - - - -
Floating rate bonc 2526  Wibor 6M +2.859-4.3%  (23(,072 (54,640 - (11€345, (59,087, -
Loans granted to joint ventu 17 Wibor 3M + 4% 11,634 - - 11,634 - -
As at 31 December 2019
More
Average effective 6 months 6-12 1-2 2-5 than
In thousands of Polish Zlotys (PL Note interest rate Total or less months years years 5 years
Fixed rate instruments
Cash and cash equivale 22 0.0% 13,66¢ 13,66¢ - - - -
25,
Bond loan 26 5.25% (10,032 (62) (9,970 - - -
Interest bearing deferred trade
payable 4.90% (2,338 - (2,338 - - -
Variable rate instruments
Cash and cash equivale 22 0.35%-1.20% 81,922 81,922 B B ) B
Wibor + 2.54% -
Secured bank loa 27 2.7% (12,875) (5,607) (7,268) N . N
25, Wibor 6M +
Floating rate bonc 26 2.85%-4.0% (177,937) (11,897) (14,962) (74,434) (76,644) -
Loans granted to joint ventu 17 Wibor 6M + 4.0 13,166 ) 1977 B 11,189 B
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Interest rate risk and liquidity risk analyzed

It is estimated that a general increase of onegmage point in interest rates at the reporting detuld
increase/(decrease) the net assets and the statefmemprehensive income by the amounts listethén
table below. The analysis prepared for 12-montliopgsrassumes that all other variables remain urgstn

31 December 2020

31 December 2019

Increase by decrease by Increase by  decrease by
In thousands of Polish Zlotys (PLN 1% 1% 1% 1%
Income statemen
Variable interest rate ass 18 (18) 27¢ (273
Variable interest rate liabilitie (767 767 (636 63€
Total (749 74¢ (363 363
Net asset
Variable interest rate ass 18 (18) 27¢ (273
Variable interest rate liabilitie (767 767 (636 63€
Total (749 74¢ (363 368

*  The financial costs which are related to loansl &orrowing are capitalized by the Group to warprogress. Such costs are
gradually recognized in the statement of comprekienscome based on the proportion of residentidtsusold. It has been
assumed in the above analysis that one third ofitiaecial costs calculated and capitalized in\aegiperiod is disclosed in the
statement of comprehensive income based on thegiap of residential units sold of a given peramtl the remaining part of the
costs remains in the inventories and will be disetbin the statement of comprehensive income infalewing accounting

periods.

The table below analyses the Group’s financialiliiids into relevant maturity groupings based ¢w t
remaining period from reporting date to the conttracmaturity date. The amounts disclosed in théetare

the contractual undiscounted cash flows.

Year ended 31 December 20:

Less than Between Between Over
3and5
In thousands of Polish Zlotys (PL lyeal 1and?2year years 5 years
Bond loan 61,05¢ 128,90¢ 61,37: -
Securecbank loan - - - -
Interest bearing deferred trade paya 8,48 - - -
Lease liabilities related to perpetual usufruckaoid and investment prope 95¢ 83¢ 2,201 10,49t
Trade and other payab 56,94¢ - - -
Total 127,441 129,74¢ 63,57! 10,49¢
As at 31 December 2019
Between Between

Less than 1and2 3and5 Over
In thousands of Polish Zlotys (PLN) 1 year years years 5 years
Lease liabilities related to perpetual usufrudaoid and investme property 1,001 87t 2,30C 19,92t
Bond loan 45,57t 80,36¢ 79,72« -
Secured bank loa 13,60¢ - - -
Interest bearing deferred trade pays 2,452 - - -
Trade and other payab 96,01¢ - - -
Total 158,65! 81,24 82,02« 19,92t
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Real-estate risk

COVID-19 pandemic hit hard the world economy anthR® was not an exception, most of the real esedtors
suffered from the lockdown imposed by the governitre less effected sector was the residentiabseé
which the company operate. Year 2020 was exceptipear in all aspects for the company, the company
performed well under this changing conditions amthieved impressive results although operating withi
pandemic period and government restrictions. Thexallveconomic situation and geopolitical situatinrEurope
and in Poland and the ongoing uncertainties inr&@¢ estate market is still vulnerable due to tf@VD-19
effect. This situation make it very difficult togatict with precision the results for 2021. The lesfedevelopment
of the Polish economy, the performance of the bamkidustry and consumers’ interest in new houspirajects,
changes in construction cost, the challenge ofrgggilands for considerable prices and the sigaiftdmpact of it
on the margins of new phases and projects, asasgelhcreasing competition in the market and ondbgll
operating in global pandemic situation are congidd¢o be the most significant uncertainties forfthancial year
ending 31 December 2021.

Construction cost risk

Construction costs increased significantly over ldmt 2 years and stabilized during 2020, thera issk that
construction costs might continue to increase dising 2021. The potential increase is mainly teglato the
growth in costs of hiring qualified workforce, aslvas to an increase in costs of building matsridlhe
Company and the Group do not operate a construttimmess, but, instead, for each project an agreeis

concluded with a third party general contractorpvidresponsible for running the construction amdfihalizing

the project including obtaining all permits necegdar safe use of the apartments. In the year 2028 were
many changes in the constructions law, which miigipact the cost of constructions. The biggest chaeers to
the increase in fire safety in case of a changthénuse of the building or its part. The notificatishould be
accompanied by an expert's opinion on fire safetyich by the end might be reflected in the congtomccosts
offered by the general contractor. In order to gaité the risk of the increase in construction ¢dkts Company
and the Group are signing a lump-sum contact wighgeneral contractor, which will allow the Groopcomplete
the project based on the estimated budget.

Risk of non-performance by General Contractors

In each project or stage of the project, the Grbap concluded and will conclude contracts for thestruction
and implementation of development projects with gaaeral contractor. There is a risk that non-perémce of
the agreement by the general contractor may caeksdin the project or significantly impact theslmess,
financial condition or results of the Company ah@ Group. The Company sees a potential risk for- non
performance of obligations by the general contraictdhe availability of qualified workforce, in ¢hincrease of
salaries and cost of construction materials. Nafiepmance may result in claims against generalregtdr with
the risk that general contractor may also failullyfsatisfy possible claims of the Company and @&reup. The
company and the Group Implement selection critghan hiring a general contractor, which includeerience,
professionalism, financial strength of the genea@itractor (with the obligation to provide bank insurance
guarantee) as well as the quality of the insurgmutiey covering all risks associated with the comstion process.

Changes in legislation

Potential future changes in the legislation (comtlated deletion of open escrow accounts as wethapossible
introduction of compulsory contributions to the dper guarantee fund) also constitute a risk¢batd directly
or indirectly affect the Company’s and the Groua&ivities and results. The Management Board assess
however, that the possible introduction of suchngjes might have a negative impact on the Group'\atas to a
lesser extent than on other market operators, pitimdue to the Company’s and the Group’s comfdeab
financial situation and also because of the trmst good reputation, which the Company and the Gienjpy
among financial institutions.

Availability of mortgages

The demand for residential real estate largely dépen the availability of credits and loans faraficing the
purchase of apartments and houses by individuaisiBle increase in interest rates, deterioraticheeconomic
situation in Poland, the new pandemic situation gredincrease in unemployment in Poland as wefiassible
administrative restrictions on lending activitiektbe banks may cause a drop in demand for apatsrem
houses, and therefore a decrease in interest faianmgial buyers in the Group's development projestsch in
turn may have a significant adverse impact on #igts; financial standing or performance of the @amy and
the Group.
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Real-estate risk
Availability of mortgages

In 2020, access to mortgages was selective dpartdemic outbreak restrictions imposed by banksést
rates on a mortgage loans remain low and stablevats around their historic minimum. The restviet
approach of the banks post pandemic outbreak ibalgening of 2020 is seems to be unwinding whigym
contribute to a better access to Mortgage Loanss leffecting positively on potential demand for the
Housing market.

Administration

The nature of real estate development projectsinegja number of licenses, approvals and arrangesnen
be obtained by the Company and the Group at evagef the development process. Despite significan
caution applied in the project execution schedullesre is always a risk of delay in their obtaintén
addition there is always the risk of protests magainst permits decisions which have already bssned
(also due to appeals with no consequences forghellants) or in the worse scenario failing to abthe
relevant permits. Additional risk might rise witbspect to properties under perpetual usufructth@labove
factors may affect the ability of the Group to coadand complete its executed and planned projects.

Capital management

When managing capital, it is the Group’s objectivesafeguard the Group’s ability to continue amg
concern in order to provide returns for sharehalderd benefits for other stakeholders and to mairta
optimal capital structure to reduce the cost ofitehpn order to maintain or adjust the capitalsture, the
Group may adjust the profit appropriation, retuapital to shareholders, issue new shares or sadtsso
reduce debt. Consistent with others in the industrg Group monitors capital on the basis of tharigg
ratio and leverage. The Group’s policy is to kelke tjearing ratio of the Group lower than 60%, and a
leverage of the Group lower than 50%.

Banking covenants vary according to each loan ageeg but typically are not related directly to thearing
ratio of the Company but to the proportion of Idanvalue of the mortgage collateral which usuafly i
required not to cross the limit of 70% or 75%. Mawer the Company is obliged to monitor its indebesb
according to the conditions of the bond issuandechvrequire, amongst others, that in each reppiieriod
the Company shall test the ratio between Net deBiguity. The Ratio shall not exceed 80% (for addl
information see Note 26).

The gearing ratio is calculated as net debt dividedotal equity. Net debt is calculated as tomirbwings
(including ‘current and non-current borrowings’ alown in the consolidated Statement of Financial
Position) less cash and cash equivalents and s @urrent financial assets. Leverage is caledlais net
debt divided by total capital employed. Total cab#mployed is calculated as ‘equity’ as shownhia t
Consolidated Statement of Financial Position pleisdebt financing assets in operation.

The gearing ratios and leverage at 31 December @0@@B1 December 2019 were as follows:

As at 31 December 2020 2019
In thousands of Polish Zlotys (PL

Loan and borrowings, including current portion 230,07; 200,84+

Interest bearing deferred trade paya 8,48: 2,33¢

Less: cash and cash equivalents (135,099 (95,591

Less: other current financial assets (14,239 (22,157

Net debt 89,216 85,434
Total equit 379,81 35(,494

Total capital employed 469,033 435,928
Gearing ratio 23.5% 24.4%
Leverage 19.0% 19.6%
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Neither the Company nor its subsidiaries are stilbpeexternally imposed capital requirements. Theege
no changes in the Groups approach to capital mamagteduring the year.

During the period the Group did not breach anyt®fdan and borrowings covenants, nor did it defanl
any other of its obligations under its loan agreetsie

38. Cash flow reconciliation

Inventory and Residential land bank
For the year ended 31 December 2020 2019

In thousands of Polish Zlotys (PL

Balance sheet change in inven 52,134 (112,922
Finance expense, net capitalized iinventory 6,87t 9,05¢
Impact of IFRS 1 (8,266 25,66¢
Acquisition of the Nova Krélikarnia proje - 70,10¢
Aquisition of Studzienr 62¢ -
Write-down of inventor (1,326 594
Othel (3,783 -
Change in inventory in the consolidated statementfa@ash flows 46,262 (7,496)

Trade and other receivables and prepayments

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Balance sheet change in trade and other receivabtiprepaymen (12629 (10,052
Impact of IFRS 1 96( 1,75:
Acquisition of the Nova Krélikarnia proje - 152
Change in Trade and other receivables and prepaymés in the

consolidated statement of cash flows (11,669) (8,147)

Trade and other accounts payable

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Balance sheet change in Trade and other accouyasble (29,917) 45,466
Impact of IFRS 1 40¢ (1,697
Othel 174 (12)
Acquisition of the Nova Kroélikarnia proje 46,91« (24,191
Change in Trade and other payables and accrued expses in the

consolidated statement of cash flows 17,580 19,566
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Information about agreed-upon engagements of hCompany’s auditor

Information about audit agreements and the valums those agreements is disclosed below:

For the year ended 31 December 2020 2019
In thousands of Polish Zlotys (PL

Audit and reviewremuneratior 46( 461
Other service 4€ -
Audit remuneration for prior perio - 56
Reimbursed audit review cod? (127 (73)
Total remuneration for the expense of the Company 379 444

(1) Costs in respect of the audit review of them@any’s first and third quarter reports have beeximbursed in 50% to Main
Company’s shareholder. For an explanation refereisamade to Note 35 (under ‘Other’).

Events during the financial year

Bonds loans
More information about Bond loans and repayment8afd loans during 2020 was included in Note 25 and
Note 26.

Bank loans

In February 2019, the Company executed a loan agmeewith Santander Bank Polska S.A. related to the
Grunwald2 project in Pozhaup to a total amount of PLN 57.7 million. Finapagment of loan was made in
May 2020.

In September 2019, the Company executed a loarmgm with PKO Bank Polski S.A. relating to thefif
stage of the Panoramika project in Szczecin. Utldsrloan agreement PKO Bank Polski S.A. is to lev
financing to cover the costs of construction upatdotal amount of PLN 26.5 million. Under the loan
agreement, the final repayment date of the loaltitiais December 2021. Final repayment of loan weede

in August 2020.

In March 2020, the Company executed a loan agreemiéh Alior Bank S.A. related to the Nova
Krélikarnia 2c project in Warsaw. Under this loagreement Alior Bank S.A. is to provide financinglame-
financing to cover the costs of construction upatdotal amount of PLN 20.7 million. Under the loan
agreement, the final repayment date is Decembet.28Rat 31 December 2020 the bank loan is not.used

In May 2020, the Company executed a loan agreemigmtAlior Bank S.A. related to Joint Venture proije
— Wilanéw Tulip in Warsaw. Under the loan agreemglidr Bank is to provide financing and re-finangin
to cover the costs of construction up to total amad PLN 51.3 million. Under the loan agreemehg final
repayment date is December 2021.

Commencements of new projects

In January 2020, the Company commenced the saldeedirsus Centralny lla project comprising of 243
apartments and 8 commercial units with an aggreftde space of 13,500 n

In July 2020, the Company commenced the salesmdrBmika VI project comprising of 76 apartmentshwit
an aggregate floor space of 3,608 m

In September 2020, the Company commenced the sél®édiasto Moje V project comprising of 170
apartments with an aggregate floor space of 8,500 m

In September 2020, the Company commenced the saths Ursus Centralny Ib project comprising of 90
apartments and 7 commercial units with an aggreftmde space of 5,700 fn

In December 2020, the Company commenced construcfithe Nowe Warzymice Il project comprising of
66 apartments with an aggregate floor space o030
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Events during the financial year
Completions of projects

In April 2020, the Company completed the constarctdf Grunwald2 project comprising 267 apartments
and 1 commercial unit with an aggregate floor spzfci4,500 m.

In August 2020, the Company completed the constnuaf the Panoramika V project comprising 115 sinit
with an aggregate floor space of 6,000 m

In September 2020, the Company completed the eaigtn of the Nova Krélikarnia 2c project comprigin
18 houses with a total area of 3,600 m

In November 2020, the Company completed the coctstru of the Miasto Moje Ill project comprising 196
units with a total area of 10,200®m

Purchase of land

On 28 April 2020 Company (via its subsidiary) exedua final agreement, based on which it purchésed
ownership right of an undeveloped property locatedPozna, Grunwald district. According to the valid
zoning conditions, the plot is designated for depeient of residential multifamily project. The poase
price was agreed at PLN 3.0 million and paid. Thagigqet will comprise 72 units with an aggregateoflo
space of 3,300 fn

On 14 August 2020 Company (via its subsidiary) estteinto a conditional preliminary agreement
concerning the purchase of the perpetual usufigbt of a plot of land located in Warsaw, Wola digt
with an area of c.a. 1.6 thousand he final price of the Property will depend on tisable area of units to
be built on the Property and will be calculatedduaen the valid building permit obtained by thdisgl
entity. The final price for the Property shall bet migher than PLN 22 million. On 14 August 202@ th
Company paid an advance for the transaction imzouat of PLN 2.7 million.

On 27 October 2020 the Company (via its subsidia®gcuted an agreement concerning the purchase of
plots of land located in Warsaw, Mokotéw distriat, Gasociiska street. The purchase price was agreed at
PLN 13.9 million, but it may be reduced in the evehfailure to obtain specific permits for demuit of
buildings and road investments related to the Rtppeithin the prescribed period. Part of the pringhe
amount of PLN 13.0 million was paid. The projectlwomprise 80 units with an aggregate floor spate
4,800 n?.

On 6 November 2020 the Company (via its subsidientered into a conditional preliminary agreement
concerning the purchase of the perpetual usufigist of a plot of land located in Pozanat Swierzawskiego
street, with an area of c.a. 2,908. Mhe final price for the Property shall be notidgthan PLN 5.0 million.
On 18" of February 2021 the company announce of withdrdngan the transaction due to failure to fulfill
condition precedents for conclusion of the finadlde

On 23 November 2020 the Company (via its subsifliemyered into a preliminary agreement concerrireg t
purchase of the ownership rights of a plot of liowhted in Warsaw, Biatgka district, at Epopei street, with
an area of c.a. 27,500°nThe price for the property was established at RDN) million. As at 31 December
2020 the Company paid PLN 1.0 million advance a8d énillion notary deposit.

On 3 December 2020 the Company (via its subsidiantgred into a conditional preliminary agreement
concerning the purchase of the ownership righta pfot of land located in PozfaGrunwald district, at
Smardzewska street, with an area of c.a. 20,000rhe final price for the property was establisla¢dLN
26.0 million. Final purchase agreement was sigmedi® of February 2021.
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Purchase of land

On 18 December 2020 the Company (via its subsiflieoycluded (through the special purpose vehicle,
immediately after its acquisition) the final agresrhand became (through the acquisition of shardke
same special purpose vehicle) a party to the pirding agreement, which agreements jointly concam t
acquisition of the ownership title to the land pedy located in Warsaw, Wola district, at Studzigistreet,
with a total area of 2,7153n The total price of the property net amounts t&A.3.5 million, wherein the
net amount of PLN 4 million will be paid upon siggithe final contract for the part of the Propewvith an
area of 1,042 fwhich is to be signed until 9 August 2021.

Share buyback program

The total number of own shares held by the Compamgt 31 December 2020 was equal to 1,489,235sshare
which constitute 0.91% of the share capital of @menpany and votes at the General Meeting, out dathlwh
814,335 were acquired during 2020. More informatibout Buyback Program was presented in note 23.

Changes in the Management Board and Supervisory Boa
On 20 December 2019, Mr Rami Geris submitted hegyration as Finance Vice President and as meniber o
the Management Board of the Company with effedfiate as of 31 January 2020.

On 16 January 2020, the Supervisory Board of theafizmy appointed Mr Yaron Shama to the position of
member of the Management Board of the Company amhEe Vice President as of 1 February 2020 for a
five-year joint term of office of the Managementdsd, which commenced on 1 April 2020.

There were no changes in Supervisory Board duhiag/ear ended 31 December 2020.
Dividend

The dividend in the total amount of PLN 9,787 themub was paid on 24 August 2020. More information
about dividend was presented in note 23.

COVID-19

During the period of 12 months ended on 31 Decen2020, like the rest of Poland and the world, the
Company was facing a challenging period in whigh @OVID-19 pandemic outbreak was a risk in terms of
operations of the Company as well as its effecttlmm business environment in which the Company is
operating.

The Company identifies few areas of business rigkish could significantly influence the Companytsest-
and long-term operational activity. The followingp&cts have been recognized and have been thedbcus
the Management Board efforts to minimize their effen the Company’s operations:

» potential decrease in Company’s sales due to lowerand, as a result of tightening the accessilidity
mortgages from banks or increase of unemployment;

« potential risk of delay in completing the Companpi®jects (on time or on budget), which could be
caused by shortage of construction personal, siwaéraw materials or prolongation of administrati
procedures and delays with obtaining building p&rand occupancy permits;

e potential problems with obtaining bank financing fbe Company or issuance of bonds for further
development of the Company projects and land bank;

» all of the above could potentially affect the compaash standing and liquidity;
* potential effect on the covenants requirementsitdoond’s holders.
The above points were monitored on a daily basithbyManagement Board of the Company, together with

the hard work of the Company’s employees. Durinig theriod the Management Board adopted and
implemented counter measuring precautions in dladdress each of the above potential risk.
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Events during the financial year
COVID-19

As a result, the current cash position of the camgpand its financial standing was stable and uctdf by
the impact of Covid-19 pandemic. The Company maintary good net debts to equity ratios which aggyv
important factors to our investors and bond’s hade

The sale results of the Company during the pandgeriod reached to 918 units (which is a new redord
the company history), outperform the Company exgignis and projections for this year and signifiban
better than the results in year 2019. The Compaiivated a record high number of units during 2020
reaching to 966 units comparing to 658 units in201

The Company managed also to issue bond in the anafuRLN 100 million which was exceeding the
Company initial requirements and show the trustwfinvestors and bondholders in the Company ariis in
activity.

The Company did not have any problem with obtaiiagk financing to its on-going projects if suchuleb
be needed.

During 2020, the Company signed number of finalchase agreements and entered into numbers of
preliminary purchase agreements securing a purabfagiots in order to secure its midterm and loegrt
operations.

The Company managed to obtain on time, in mostopioject, all the administrative permits incluglin
building permits and occupancy permits which atal\or its daily operations.

The Management Board is aware of the fact thabalth the good results presented by the Comparhein t
year 2020, there is still uncertainty prevailingHoland due to the COVID-19 pandemic. The Managémen
Board will continue monitoring the situation on @m-going basis, and adopt further actions, if neags in
order to reduce as much as it is possible the teffethe COVID-19 on the company operations anategy.

Subsequent events
Buy-back of own shares

From 31 December 2020 until 9 March 2021, the Commcquired 78,719 own shares for a total price of
PLN 118.2 thousand. As at 9 March 2021, the Competg 1,567,954 own shares representing 0.96% of
total shares issued by the Company.

Bond loans

On 1 February 2021, the Company repaid 15% of andéhg series U bonds with value of PLN 4,848
thousand. After this repayment, the nominal valwes wet as PLN 850 per bond and the total amount of
outstanding series U bonds amounted to PLN 27 A&®stand.

Purchase of land

On 27 January 2021 the Company (via its subsidianggred into preliminary agreement concerning the
purchase of the perpetual usufruct right of a pfaand located in Warsaw, Ursus district. The grid the
Property was established at PLN 1,500 net per PdWeler not higher than PLN 150 million. Accordirmg t
initial evaluation it shall be feasible to construn the Property a complex of multi-family resitieh
buildings with underground car parks, commerciaharon the ground floors and the necessary inficiste
with a total area of 100 thousancf.nThe conclusion of the final agreement will takace only upon
fulfillment of conditions precedent, including carding by the Company satisfactory due diligencecpss

of the Property and after such a change in theqaermnd permitted use of the Property to enable the
development project to be carried out on it, ascidlesd above. The parties also reserved the right t
withdraw from the Agreement by either party if tREIM is lower than 90 thousand®nThe conclusion of
the final agreement shall take place not later Bihibecember 2027. The Company paid PLN 10.0 millio
deposit to the notary.
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Subsequent events

Purchase of land

On 11 February 2021 entered into final agreemesniserning the purchase of the ownership rights bt

of land located in Poznhiaat Smardzewska street, with an area of c.a. By®) which was announced on 3
December 2020. The final price was PLN 26 million & fully paid.

On 3 March 2021 the Company (via its subsidiaryleed into preliminary agreement concerning the
purchase of the perpetual usufruct right of a pfdand located in Warsaw, Ursynéw district, with area of
c.a. 2.4 thousand inThe price of the property was established at RSN million net. According to the
Company’s initial evaluation it shall be feasible ¢onstruct on the property a multifamily residaehti
building with underground car parks, commercialaarand the necessary infrastructure with a totables
area of approx. 5.7 thousand.m

Conclusion of a material agreement for General comactors

On the 11 February 2020 the Company (via its stdogiplexecuted an option to mandate Karmar S./4e (th
General contractor) with the execution of stageahd Ilb of Viva Jagodno investment, constructicorks
will commence no later than 31 March 2021. Comptetf substage lla is envisaged within 18.5 moaths
of commencement and of substage Ilb within 26.5 timanViva Jagodno Il consists of residential bunitdi
(226 units) with three above-ground parts connebted common underground part. The fee for the @éne
contractor under this agreement will amount to FA2ND million.

Nova Krélikarnia 3b and Vitalia 11l - occupancy per mit

On 16 February 2021 the Company has obtained #iyegdid occupancy permit for Nova Krélikarnia 3b
property developed in Warsaw.

On 2 March 2021 the Company has obtained a legallid occupancy permit for Vitalia Il property
developed in Wroctaw.

Commencements of new projects

On 1 March 2021, the Company has obtained a legalliyl building permit for Grunwaldzka project in
Poznan comprising of 72 units with an aggregatedrfspace of 3,300

On 2 March 2021, the Company has obtained a legalig building permit for Ursus Centralny Ilb peajt
comprising of 206 units with an aggregated flooasp of 11,800 fand for Ursus Centralny lic project
comprising of 195 units with an aggregated flocacgpof 11,100 fa

Boaz Haim Yaron Shama

President of the Management Board VicepresidetttoManagement Board, CFO
Andrzej Gutowski Alon Haver

Vicepresident of the Management Board, MembehefManagement Board

Sales and Marketing Director

Anna Rzeczkowska
Person responsible for the accounting records

Warsaw, 10 March 2021
69



