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Ronson Europe N.V.

Directors’ report

Directors’ Report

General

Introduction

Ronson Europe N.V. (“the Company”), is a Netherkafichited liability company with its statutory set
Rotterdam, the Netherlands, and was incorporatedl®nJune 2007. For a historical background and
restructuring of the Company in 2007, referencenagle to the Notes to the Condensed Consolidatethé&iad
Statements (Note 1 (b) on pages 23 and 24).

The Company (together with its Polish subsidiarige Group”) is active in the development and s#lenits,
primarily apartments, in multi-family residentiadal-estate projects to individual customers in Ralarhe
Group also leases real estate to third partiesghemthis is an insignificant activity.

The shares of the Company are traded on the WaBtawk Exchange since 5 November 2007. As at 30
September 2008, 64.2% of the outstanding sharededceby I.T.R. Dori B.V. (“ITR Dori"), 18.4% of th
outstanding shares are held by GE Real Estate GEl&gial B.V. (“GE Real Estate”) and the remainitg4%

of the outstanding shares are held by the public.1® November 2008, the market price was PLN 0&3 p
share giving the Company a market capitalizatioRIldfl 210.8 million.

Company overview

The Company is an experienced, fast-growing ancayn residential real estate developer rapidly aspa
its geographic reach to major metropolitan areassacPoland. Leveraging upon its large portfolicefured
sites, the Company is well positioned to becormeadihg residential development company througholari@l.

Up to and including the third quarter of 2008, Bmwup has completed eight projects, having delver®76
units with a total area of 73,102°nThe remaining 33 units in these completed prejesith a total area of
2,625 3, are expected to be delivered during the remaioti2008 (see page 11).

As of the date of this quarterly report, the Grasigleveloping six further projects comprising aataif 657
residential units, with a total area of approxiate8,325 i, of which 355 units, with a total area of
approximately 34,575 fare expected to be completed by the end of 2006.remaining 302 units will be
completed before the end of 2010. In addition, @reup has a pipeline of 21 projects in differerigss of
preparation with approximately 5,155 residentidtsufor future development in Warsaw, Poin@/roctaw and
Szczecin.

Market overview

Following a very strong 2006 and 2007 in which Bwalish residential market enjoyed unprecedentedtiro
and increased prices, since the beginning of 20@Bmarket dynamics have shifted towards slowewtjirand
price moderation. The Company’s management antesptoat the resultant oversupply of residentialsuin
the market should catch up with the demand cunabout two years.

Furthermore, in the opinion of the managementGbmpany is well positioned to cope with changingkat
conditions and is preparing new projects for dgwelent, which will be distinguished in the market their
location, quality and attractive pricing. Manageméelieves that the Company's profitable and effiti
business model, together with a healthy finanabsiitpon and a secured inventory comprising attvactilots of
land.
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Market overview (cont’d)

secured at attractive prices should allow the Caompa continue and develop its operations even arem
challenging markets.

The Company’'s management is also monitoring thesequrences of the recent tightening of the intesnati
credit markets, which may affect both customersmagplying for mortgage loans to finance the pusehaf
houses and apartments and the financial sectasiatiitude towards real estate companies and ertid
developers. In order to minimize the market ridke Company is taking a very selective approach when
initiating projects. Moreover, in the preparatidmpe of all projects, great emphasis is now pugpbitting the
projects into smaller parts.

As far as the relations with financial institutioage concerned, the Company is prepared for treséaable
future for increasing costs of debt financing adl as for more demanding debt facility structureattmay be
proposed by the lending banks.

Business highlights during the nine months ended 3Beptember 2008

Results breakdown by project

Revenue is recognized upon the transfer to therbofysignificant risks and rewards of the ownersbighe
residential unit, i.e., upon signing of the protioabtechnical acceptance and the transfer of thetk the buyer
of the residential unit. Total revenue of the Graoluping the nine months ended 30 September 2008 @exd to
PLN 63.8 million, whereas cost of sales amountedPtdN 34.3 million, which resulted in a gross profit
amounting to PLN 29.5 million and a gross margid©2%.

The following table specifies revenue, cost of salad gross profit on a project by project basis:

Gross Gross
Revenue Cost of sales profit margin
PLN PLN PLN

Project (thousands) % (thousands) % (thousands) %
Meridian 23,479 36.9% 12,273 35.7% 11,206 7% .
Mistral 8,000 12.5% 4,974 14.5% 3,026 37.8%
Imaginarium | 31,784 49.8% 16,875 49.2% 14,909 46.9%
Other 511 0.8% 192 0.6% 319 62.4%
Total / Average 63,774  100.0% 34,314 100.0% 29,460 46.2%

Meridian

The construction of the Meridian housing estate e@®pleted in the third quarter of 2007. This pcojeras
developed on a land strip of 5,196 tocated in the Wola district of Warsaw. The Meaigihousing estate
comprises 3 seven- and nine-storey buildings witbtal of 206 apartments (and 7 commercial unitgh &n
aggregate floor space of 15,000 ffhe size of the apartments varies from 4%ori.83 .

During the nine months ended 30 September 200&;tbep recognized revenue from the sale of 33 aymants
(also including parking places and storages) aconimercial unit.
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Business highlights during the nine months ended 3Beptember 2008 (cont'd)

Mistral

The construction of the Mistral housing estate wasipleted in the fourth quarter of 2007. This proj@as
developed on a land strip of 5,366 facated in the Ursynéw district of Warsaw. The s housing estate
comprises 4 two-storey detached houses of 10 t@daftments each, with a total of 54 apartments (no
comrr?%ercial units) with an aggregate floor spacd,d00 mi. The size of the apartments varies from Siton
113 nt.

During the nine months ended 30 September 200&;tbep recognized revenue from the sale of 11 ayments
(also including parking places and storages).

Imaginarium |

The construction of the Imaginarium housing estee completed in the first quarter of 2008. Thisjgrt was
developed on part of a land strip of 10,343 Iotated in the Bielany district in Warsaw. The gimarium
housing estate comprises two-storey buildings wittotal of 58 apartments (no commercial units) véth
aggregate floor space of 4,000. fihe size of the apartments varies from 3@arL10 .

During the nine months ended 30 September 200&;tbep recognized revenue from the sale of 44 aymants
(also including parking places and storages). élenues in this period were recognized in the thurdrter of
2008 as the necessary occupancy permit was obtaidatust 2008.

Other

Other revenues are mainly associated with saldheofarking places and storages in the projectsvikee
completed in previous years.

Land Purchases

The table below sets out the details of the thtepssof land purchased by the Group during thes nitonths
ended 30 September 2008:

Date of the  Acquisition

Land final Notarial price PLN
Subsidiary Project name Location strip m? Deed (thousands)
Ronson Development Skyline Sp. z 0.0.  Newton Pbzna 10,908 18/01/2008 8,181
Ronson Development Home Sp. z 0.0. Gardenia Warkzefoslaw 7,129 31/03/2008 4,300
Ronson Development North Sp. z 0.0. Osiedle Wislane  Warsaw, Lomianki 31,785 16/09/2008 21,000
Total 49,822 33,481
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Land Purchases (cont’d)

Newton

On 18 January 2008, Ronson Development Skyline ®p. signed the final notarial deed for the pasghof a
plot of land with an area of 10,908 acated in Pozna The Group is planning to build a housing projbett
will comprise 25 semi-detached units (50 apartmantstal) with an aggregate floor space of 5,660 m

Gardenia

On 31 March 2008, Ronson Development Home Sp.kesighe final notarial deed for the purchase dbaqf
land with an area of 7,129°nibcated in Warsaw’s suburbs, in Jozefoslaw. Thestaction of the Gardenia
project commenced in August 2008 (for more infoiorasee “Outlook for remainder of 2008 and for 2068
page 13).

Osiedle Wislane

On 16 September 2008, Ronson Development Nortlz 8m. signed the final notarial deed for the pasghof
a plot of land with an area of 31,785 tocated in Warsaw’s suburbs, in Lomianki. The Grdsi planning to
build multifamily buildings that will comprise 5Qfpartments with an aggregate floor space of 30000

Aurora

On 25 June 2007, Ronson Development West Sp. z(®RdD. West") concluded a preliminary sale and
purchase agreement in connection with the trardfemwnership rights to four plots of land with aggaegate
size of 31,933 m2 and right of perpetual usufroca plot of land with a size of 6,419 m2 in Paznghe final
sale and purchase agreement was expected to betekem or before 30 June 2008 and was subjedteto t
satisfaction or waiver of various conditions. Tkdles has not fulfilled the conditions and givertthhe seller
has also refused to return the advance paymentrginguto PLN 12.4 million, R.D. West has decided to
enforce its collateral rights (submission of thibesdo the enforcement proceeding under par 77/7adsh Civil
Proceeding Code and mortgage on the land up to ZLBI million, while the value of the land was agres
PLN 62 million). To that end, R.D. West has appliedhe local relevant court to affect the enforeatrclause,
which is a necessary first step in the debt callgcprocess. A decision by court is expected tadmeived
shortly.

Financial information

The Condensed unaudited Consolidated Financiaei@&its for the nine months ended 30 September 2008
have been prepared by management under Internationancial Reporting Standards as adopted by the
European Union (“IFRS"), applying the same accountirinciples as applied in the 2007 Annual Acceunt
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Overview of results

The Company’s net income for the nine months el@@e8eptember 2008 was PLN 14,551 thousand andecan b
summarized as follows:

For the nine months ended
30 September

2008 2007
PLN
(thousands, except per share data)

Revenue 63,774 40,769
Cost of sales (34,314) (23,756)
Gross profit 29,460 17,013
Selling and marketing expenses (691) (389)
Administrative expenses (11,096) (6,679)
Other income, net 427 157
Result from operating activities 18,100 10,102
Finance income 1,595 773
Finance expense (768) (872)
Net finance income/(expense) 827 (99)

Profit before taxation 18,927 10,003
Income tax expense (4,376) (2,390)
Profit before minority interests 14,551 7,613
Minority interests - 1,373

Profit attributable to equity holders of the parent company 14,551 6,240

Net earnings per share of EUR 0.02 each (basic adduted) * 0.064 0.039

* The calculation of the net earnings per shar@®@7 is done on a pro forma basis and takes intesic@ration the number of shares
issued from the date the Group achieved commondaiaftall of its subsidiaries (1 January 2006) iri#0 September 2007. For these
pro forma data, the issuance of the incorporatibares and of the shares paid out of share premieserve (see note 1 (b) on page 23
and 24) is assumed to have taken place as perateead gaining control of the contributed equitylBR Dori (1 January 2006).
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Overview of results (cont’'d)

Revenue

Total revenue increased by 56.4% from PLN 40.8iomllduring the nine months ended 30 September 2007
to PLN 63.8 million during the nine months endedSptember 2008, which is primarily explained byhleir
selling prices per ffor residential units sold and an increase insusiild and delivered (measured by total
area).

Costof sales

Cost of sales increased by 44.4% from PLN 23.8igniltluring the nine months ended 30 September )07
PLN 34.3 million during the nine months ended 3pt8mber 2008, which is primarily explained by acréase
in units sold and delivered (measured by total)area

Gross profit

Gross profit increased by 73.2% from PLN 17.0 williduring the nine months ended 30 September 2007 t
PLN 29.5 million during the nine months ended 3@t8mber 2008. The relatively high increase is prilpa
explained by the higher selling prices for resid@ninits sold whereas the cost of sales incre&sex lesser
extent.

Administrative expenses

Administrative expenses increased by 66.1% from BN million for the nine months ended 30 September
2007 to PLN 11.1 million for the nine months en@®September 2008. The increase is primarily altresu
accruing for the long-term incentive plan of shaaed share options for management and key empl@tess
amount of PLN 2.3 million.

Operating profit

As a result of the factors described above, the fizmyis operating result increased by PLN 8.0 millimm an
operating profit of PLN 10.1 million for the nineomths ended 30 September 2007 to an operating fofi
PLN 18.1 million for the nine months ended 30 Segtter 2008.

Net finance income

Finance income/(expense) is accrued and capitafizeplart of the cost price of inventory to the ekthis is
directly attributable to the construction of resitlal units. Unallocated finance income/(expens#)aapitalized
is recognized in the income statement.

The table below shows the finance income/(expelnsiyre capitalization into inventories and the ltfiteance
income/(expenses) capitalized into inventories:
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Overview of results (cont’'d)

For the nine months ended 30 September 2008
PLN (thousands)

Total Amount Recognized as
amount capitalized profit or loss
Finance income 2,049 (454) 1,595
Finance expense (15,135) 14,367 (768)
Net finance income/(expense) (13,086) 13,913 827

For the nine months ended 30 September 2007
PLN (thousands)

Total Amount Recognized as
amount capitalized profit or loss
Finance income 1,014 (241) 773
Finance expense (6,032) 5,160 (872)
Net finance income/(expense) (5,018) 4,919 (99)

Net finance expenses increased by 160.8% from PONmlion for the nine months ended 30 Septeml@&72
to PLN 13.1 million for the nine months ended 3(Mt®mber 2008. The increase is primarily a result of
increasing balance of the loans and borrowingsedlsas increasing interest rates.

Minority interest

Minority interests for the period from 1 JanuaryoZo 30 September 2007 comprised the share ofrityino
shareholders (20.9%) in the results of subsididhaswere not 100% owned by the Company.

On 27 September 2007, GE Real Estate (the minshiyeholder) assigned and contributed its shaxsigints

in 34 Polish companies in exchange for 11,890 neaves with a par value of EUR 1 per share thatigeov
with the ownership of 20.9% of the Company's tathbres. Since that date there is no minority istere
remaining in the Company’s subsidiaries. For arohisal background and restructuring of the Company
reference is made to the Notes to the Condensedolidated Financial Statements (Note 1 (b) on pa@8esnd
24).
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Overview of selected details from the consolidatdahlance sheet

The following table presents selected details frtv® consolidated balance sheet in which materiahgbs had
occurred.

As at 30 As at 31
September December
2008 2007

PLN (thousands)

Inventories of residential units 539,422 457,774
Trade and other receivables 32,220 66,176
Loans and borrowings 282,868 250,844

Inventories of residential units

The balance of inventories of residential unit®idN 539.4 million as of 30 September 2008 as copp&
PLN 457.8 million as of 31 December 2007. The iaseeis primarily a result of the Group’s investrsent
associated with the purchase of new plots of lamdaftotal amount of PLN 33.5 million, direct camstion
costs for a total amount of PLN 60.1 million andet finance expense capitalized for a total amofifRLN
13.9 million. The increase is mitigated by cossales recognized for a total amount of PLN 34.3anil

Trade and other receivables

The balance of trade and other receivables is PRRR &illion as of 30 September 2008 as compared to
PLN 66.2 million as of 31 December 2007. The dexgda primarily a result of a decrease in advargengnts
made by the Group for land acquisition from PLN71illion as at 31 December 2007 to nil as at 3%&aber
2008, as well as a result of a decrease in valdedathx (VAT) receivables from PLN 29.9 million as31
December 2007 to PLN 16.1 million as at 30 Septerabes.

Loans and borrowings

The total of short-term and long-term loans andrdwings is PLN 282.9 million as of 30 September 00
compared to PLN 250.8 million on 31 December 200% increase is primarily the net effect of new lmak
loans taken by the Group for the purpose of finagciew projects for a total amount of PLN 37.2 imril] on
the one hand, and a redemption of shareholdensslm a total amount of PLN 7.7 million, on théet hand.

Of the mentioned PLN 282.9 million, an amount of\P186.0 million comprises facilities with maturitiates
not later than 30 September 2009. The maturityctira of the loans and borrowings reflects Company’
activities in the past 2-3 years to partially rafice some of its land acquisitions with short-tamd medium-
term banking facilities moreover part of the reasamstruction works costs was also financed by lohatit.

The Company intends to repay part of the short-terams and borrowings and also to extend some @f th
existing facilities.
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Overview of cash flows results

The Group funds its day-to-day operations prindyp&lom cash flows provided by its operating adtes,
shareholder loans and borrowings under its loaifitfes.

The following table sets forth the cash flows arpasolidated basis:

For the nine months ended
30 September
2008 2007
PLN (thousands)

Cash flows used in operating activities (31,668) (191,539)
Cash flows used in investing activities (392) (155)
Cash flows from financing activities 29,660 191,390

Cash flows used in operating activities totaled F3IN7 million for the nine months ended 30 Septan2088
as compared to cash flows used in operating detvibtaled PLN 191.5 million from the nine monémled 30
September 2007. The decrease is principally due to:

» a decrease in cash flow used in inventories oflesgial units and Advance for inventories of restis
units from PLN 253.4 million during the nine mon#rsded 30 September 2007 to PLN 64.4 million during
the nine months ended 30 September 2008;

« aincrease in cash flow from value added tax (VAdgeivables from PLN 2.6 million during the nine
months ended 30 September 2007 to PLN 13.9 miflimng the nine months ended 30 September 2008;

e an increase in income tax paid from PLN 1.8 millduring the nine months ended 30 September 2007 to

PLN 10.4 million during the nine months ended 3pt&mber 2008.

Cash flows from financing activities totaled PLN.2®nillion during the nine months ended 30 Septar2668,
as compared to PLN 191.4 million in the nine morgthded 30 September 2007. The decrease is pritycijued
to:

« adecrease in new bank loans taken by the Grouthndéopurpose of financing new projects from PLN.248
million during the nine months ended 30 Septemi@720 PLN 37.2 million during the nine months ehde
30 September 2008;

» shareholders’ loans taken by the Group for the gaef financing new projects which were assumedirfio

amount of PLN 42.2 million during the nine monthsded 30 September 2007 compared to a net

redemption amounting to PLN 7.7 million during tiiee months ended 30 September 2008.
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Selected financial data

Exchange rate of Euro versus the Polish Zloty

Average Minimum Maximum Period end
PLN/EUR exchange rate exchange rate exchange rate exchange rate
20C8 (9 months) 3.429 3.203 3.658 3.408
20C7 (9 months’ 3.832 3.744 3.939 3.777
Source: National Bank of Poland (“NBP”)
Selected financial data EUR PLN

Revenue:

Gross profit

Profit/(loss) before taxation

Profit attributable to equity holders of the pareompany
Cash flows used in operating activir

Cash flows used in investment activities

Cash flows from financing activities

Decrease in cash and cash equiva

Inventories of residential un

Total assets

Deferred income

Long term liabilitie:

Short term liabilitie

Shareholders’ equity

Share capital

Weighted verage number of equivalent shares (b *
Weighted average number of equivalent shares édijut
Net earnings per share (basic and diluted) *

* Refer to footnote on page 20

(thousands, except per share data and nhumber of stes)

For the nine months ended 30 September

2008 2007 2008 2007
18,596 10,64: 63,774 40,76¢
8,590 4,440 29,460 17,013

5,519 2,611 18,927 10,003

4,243 1,629 14,551 6,240
(9,234) (49,992 (31,668 (191,539
(114) (40) (392) (155)

8,649 49,953 29,660 191,390

(700, (145 (2,400) (555,
158,26° 97,44; 539,42 368,08
189,138 133,909 644,638 505,840
13,725 27,172 46,778 102,641
29,56( 60,26 100751 227,63
74,82 48,15¢ 255,02 181,91
84,753 25,489 288,862 96,285
4,539 57 16,953 217
226,774,35.  158,661,02 226,774,35 158,661,02

228,463,333 158,661,029 228,463,333 158,661,029
0.019 0.010 0.064 0.039

Selected financial data were translated from PLté IBUR in the following way:
(i) Balance sheet data were translated using treraye exchange rate published by the National BdriHoland for the last day of the year /

period.

(ii) Income statement and cash flows data weredi&ted using the arithmetical average of averaggharge rates published by the National

Bank of Poland for the last day of every monthiwithe reporting year / period.

1C
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Outlook for remainder of 2008 and for 2009
A. Completed projects
The table below presents information on the togsidential units in the three completed project the

Company expects to sell and deliver during the redes of 2008:

Number of residential Number of residential

units sold (*) units delivered (*) residgrn?;ltls:li?;
Until 31 During the nine Until 31 During the nine expected to be
Total December  months ended 30 December  months ended 30 delivered (*) until
Project name Location units 2007 September 2008 Total 2007 September 2008  Total 31 December 2008
Meridiar Warsav 20€ 181 16 197 157 33 19C 16
Mistral Warsaw 54 51 3 54 40 11 51 3
Imaginarium | Warsaw 58 50 7 57 - 44 44 14
Total 318 282 26 308 197 88 285 33

(*) For the purpose of disclosing information redd to the particular projects, the word “sell” (48d”) is used, that relates to signing
the preliminary sale agreement with the client floe sale of the apartment; whereas the word “deli&delivered”) relates to
transferring the key for the apartment to the dijevhich is the moment of revenue recognition eyGbmpany as stated below:

Revenue is recognized upon the transfer to therbafysignificant risks and rewards of the ownersbipthe residential unit, i.e.,
upon signing of the protocol of technical acceptaand the transfer of the key to the buyer of ésédential unit.

Meridian

The Meridian project was completed in the third rteraof 2007. The Meridian housing estate comprides
seven- and nine-storey buildings with a total 06 Zpartments and 7 commercial units. Until 30 Septs
2008, the Company recognized revenue from the &falt90 apartments (also including parking placed an
storages) and 7 commercial units. The Company ¢xpedeliver the remaining 16 apartments of whiamits
have already been sold, (also including parkinggdaand storages) prior to 31 December 2008.

Mistral

The Mistral project was completed in the fourth meraof 2007. The Mistral housing estate compriéeg/o-
storey detached houses of 10 to 17 apartments wébha total of 54 apartments. Until 30 Septem2@08, the
Company recognized revenue from the sale of 51tmpats (also including parking places and storagds
Company expects to deliver the remaining 3 apartsnah of which have already been sold, (also idicig
parking places and storages) prior to 31 Decemb@8.2

Imaginarium |

The Imaginarium project was completed in the fipsarter of 2008. The Imaginarium housing estaterm®s
two-storey buildings with a total of 58 apartmentdntil 30 September 2008, the Company recogniegdmnue
from the sale of 44 apartments (also including marlplaces and storages). Although all constructi@nks
have been completed in the first quarter of 2008, €ompany awaited the occupancy permit which was
obtained in August 2008 and triggered delivery pitas The Company expects to deliver the remairiidg
apartments of which 13 units have already been, ¢algo including parking places and storages)rpno31
December 2008.

11
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Outlook for remainder of 2008 and for 2009 (cont’'d)

B. Current projects under construction

The table below presents information on six pragjgfor which completion is scheduled in the remainafe
2008, in 2009 and in 2010. The Company has obtagmttruction permits for all six projects and has
commenced construction.

Number of
Expected Total area  residential units
completion of Area of Total of units sold as at 30
Project name Location construction plot (m2) units (m2)  Seplember 200¢
Galileo Pozna 2008 8,598 232 16,100 63
Konstancil Warsav 200¢ 36,377 36 10,10( 4
Gardenia Warsaw 2009 7,129 22 3,683 *
Imaginarium Il Warsaw 2009 12,743 *65 4,692 32
Gemini | Warsaw 2010 3,933 152 13,250 *
Nautica Warsaw 2010 10,749 150 10,500 ** o
Total 79,529 657 58,325 99

* In the first phase of the project, 65 apartrieewere offered to the clients and are currentlgemconstruction. The management is
still working on preparation of the next phase coisipg 60 apartments.

**  Sales of apartments in Gardenia project comoezhin September 2008, while Gemini | began sal€ctober 2008 and Nautica
will be offered to Ronson’s customers in Novemio@82

Galileo

Stage of development

Construction of the Galileo project commenced ibrbary 2007 and is expected to be completed iridinth
quarter of 2008. The Company expects to recogezenues and costs from this project in 2009.
Description of project

The Galileo housing project is being developed dand strip of 8,598 fmlocated in the city center district of
Pozna and will comprise 5 six-storey apartment buildinvgsh a total of 226 apartments and 6 commercial
units with an aggregate floor space of 16,160TFhe size of the apartments varies from $52a1112 .

Konstancin

Stage of development

Construction of the Konstancin project commencedraebruary 2008 and is expected to be completetdn t
third quarter of 2009, whereby some units are ebguet be completed still in course of first hal2609.
Description of project

The Konstancin housing project is being developedadand strip of 36,377 Mocated in Konstancin near
Warsaw and will comprise 18 semi-detached unital(f®6 apartments) with an aggregate floor spacddf00

m?.

12
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Outlook for remainder of 2008 and for 2009 (cont’'d)

B. Current projects under construction (cont'd)

Gardenia

Stage of development

Construction of the Gardenia project commenced ugust 2008 and is expected to be completed inhting t
quarter of 2009.

Description of project

The Gardenia project is being developed on a larig sf 7,129 m located in J6zefostaw near Warsaw. The
Gardenia project, a single family housing (housesa irow) project, will comprise 22 units with angaggate
floor space of 3,683 mThe size of each unit varies from 160 to 175 m

Imaginarium Il
Stage of development

The Imaginarium Il project is divided into two pleas The construction of the first phase commenoetlly
2008 and is expected to be completed by the endeo$econd quarter of 2009. The Management hagehot
decided about the timing of commencing the secdtrd@ of the project.

Description of project

The Imaginarium Il project is being developed ort p&a land strip of 12,743 ftocated in the Bielany district
in Warsaw (Gwiazdzista Street) and is situated teite Imaginarium | project. The project is athamation of
the Imaginarium | concept in terms of quality arabidn. The project is divided into two phases cosimy a
total of 125 apartments. The first phase of theggtds divided into 3 multifamily buildings withnaaggregate
usable floor space of 4,692 nomprising 65 apartments with sizes varying frontel@15 m.

Gemini |

Stage of development

Construction of th&semini | project commenced in October 2008 and is expectéx tcompleted in the third
quarter of 2010.

Description of project

The project is being developed on a land stri3,683 nf located in the Ursynéw district in Warsaw (KEN
street) very well situated next to the subway statmielin. The project will comprise one multifdgnbuilding

of 11 levels with a total of 152 units with an aggmte floor space of 13,250°nThe ground floor will be
reserved for commercial units.
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Outlook for remainder of 2008 and for 2009 (cont’'d)

B. Current projects under construction (cont'd)

Nautica
Stage of development

Construction of thdNauticaproject commenced in November 2008.The projechvisled into two phases. The
first phase is expected to be completed in the §jtarter of 2010 and the second phase (assumatglita
Company does not withdraw from the constructiorthié phase) is expected to be completed in thenskeco
quarter of 2010.

Description of project

The Nauticaproject is being developed on a land strip of 19,4 located in the Ursynéw district in Warsaw
(Stryjenskich Street). Management believes thatpiteximity of the forest in Kabaty and other redi@aal
areas as well as the connections to the Warsawaguand the availability of other public facilitiase attractive
features of this project. The project will comprééive-storey, multi-family residential buildingsith a total of
150 units with an aggregate floor space of 10,580 m

C. Other projects

Plejada

Plejada is a project situated in Tulce in the shbwf Pozna The project will comprise about 146 single family
houses and will be developed on a land strip B®®nf. A building permit has been obtained for 51 of 146
houses. The Company is now considering launchirggptioject. Assuming the Company determines to move
ahead, the first phase of the project, comprisBigriits, may be commenced soon.

Copernicus

The Copernicus project is situated in Poznan atcitsa Street and will be developed on the stripaafl of
9,700 mi. It is assumed that the project, with an aggregéissable floor space estimated at c.a. 15,600m
comprising c.a. 285 units, will be divided into twtages of similar size. The first stage will be,a large
extent, dedicated for commercial space (office ratail). This project is in an advanced stage eppration.

Mozart

Mozart is a project is situated in Szczecin atifka Street and will be developed on the strip od laf 30,200
m2. It is assumed that the project, with an agdeegd usable floor space estimated at c.a. 33,50an®2
comprising c.a. 500 units, will be divided intodb& stages. The project is in advanced stage papation.
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Additional information to the report

Major shareholders

To the best of the Company’s knowledge, as of tite df publication of this short report for the enimonths
ended 30 September 2008 (11 November 2008), tteMaly shareholders are entitled to exercise o%rdd
the voting rights at the General Meeting of Shalddrs in the Company:

Shares
As of As of As of
11 November 2008 Increase 30 September 2008 Increase 31 December 2007
Number of shares / Number Number of shares / Number Number of shares /
% of shares of share: % of shares of share: % of shares
TR, Dori B.V. 145,746,77 - 145,746,77 1,324,77. 144,422,00
64.2% 64.2% 63.7%
GE Real Estate CE 41,800,00 - 41,800,00 - 41,800,00
Residential B.V. 18.4% 18.4% 18.4%

Changes in ownership of shares and rights to shalys Management Board members in the nine months
ended 30 September 2008 and until the date of mattion of the report

Shares

On 24 June 2008, the Company issued 300,000 nevsshéth a nominal value of EUR 0.02 each, to MoiD
Kerem, the former president of the Management Baard the former ‘Chief Executive Officer’ of the
Company. These shares were issued at nominal iralecordance with the right to these shares asepao
Mr. Kerem in 2007. Subsequently, the shares wesigred by Mr. Dror Kerem to Elgindat Holdings Liet, a
limited liability company of which Mr. Dror Kerens ia managing director and co-owner. No furtheresharere
issued to Mr. Kerem until the date of publicatidrttis report. Other members of the Management & olial
not individually own or receive shares in the Compaluring the period from 31 December 2007 until 11
November 2008.

Rights to Shares

The members of the Management Board did not indallgl receive rights to shares or options on shiarése
Company during the period from 31 December 200# LihtNovember 2008. Rights to shares that weratgth

to individual members of the Management Board leeffk December 2007 but which have not been exdrcise
as of the date of publication of this report arédolews:

> Mr. Dror Kerem: a right to subscribe for 240,00@uss in the capital of the Company with a nomirsiie
of EUR 0.02 each, per year annually on each arsaverdate of 5 November 2007 for five successiwsje
being in total 1,200,000 shares, for an issue grézeshare equal to 5.75 PLN, provided, howevett, iftthe
consulting agreement between Mr. Kerem and the @omjs terminated (for any reason), Mr. Kerem’s
entittement to the vesting of the options on theiersary date of the year of such termination Isbhal
relative to the proportion of the year (to the aersary date) he was employed by the Company and,
thereafter, any remaining options granted in acoed with the above are automatically cancelledMAs
Kerem stepped down as President of the ManagenwartBand ‘Chief Executive Officer’ as of 10 October
2008 and will further resign from all his other @tions within the Group as of 31 March 2009, 336,00
from the above-mentioned rights will vest as of Barch 2009. The right to subscribe to the remaining
864,000 shares will be cancelled.
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>

Mr. Andrzej Gutowski: a right to subscribe to aalatumber of 150,000 shares in the capital of tham@any
with a nominal value of EUR 0.02 each, for an isgtiee per share equal to PLN 5.75, one third par yn
the anniversary date of the date of 5 November 200three successive years; and

Mr. Ariel Bouskila: a right to subscribe to a totaimber of 150,000 shares in the capital of the @om
with a nominal value of EUR 0.02 each, for an isgriee per share equal to PLN 5.75, one third gar pn
the anniversary date of the date of 5 November Z00Three successive years. As Mr. Bouskila stdppe
down as Management Board member as of 23 June &0@8esigned from all his functions within the
Group as the end of July 2008, the above-mentioigats have been cancelled.

Changes in ownership of shares and rights to shatgs Supervisory Board members in the nine months
ended 30 September 2008 and until the date of mation of the report

The members of the Supervisory Board did not imtligily own any shares and/or rights to shares én th
Company during the period from 31 December 200 LhtNovember 2008.

Changes in the Management Board in the nine montbaded 30 September 2008 and until the date of
publication of the report

The Annual General Meeting of Shareholders that tok place on 23 June 2008 adopted a resolution:

» Appointing Mr. Tomasz tajski as managing director A and member of the Mamage Board for a term

of four years and granting him the title ‘Chief &ntial Officer’. His appointment came into forcecdighe
day of the adoption of the resolution.

Between 2000 and 2008, Mr. tapki worked in the investment banking division ofiOredit Group in
Warsaw (formerly of HVB and of Bank Austria Credisialt) — in UniCredit CA IB Poland (formerly CA IB
Financial Advisers). His experience in investmeahking includes mainly M&A transactions as well as
other corporate finance related assignments. He alss responsible for equity capital market (ECM)
transactions, including the initial public offerird Ronson Europe N.V. Before joining CA IB Finaaici
Advisers, from 1998 to 2000, Mr. taki worked for the consulting company Central Egrdpust. Mr.
tapinski graduated from Warsaw School of Economics (fdraand Banking Faculty).

Mr. Lapinski replaced Mr. Ariel Bouskila, who stepped dovennaanaging director A and ‘Chief Financial
Officer’ effective on the day of the adoption oethesolution. By the end of July 2008, Mr. Ariel Bkila
ended all his functions within the Group withouyauditional significant costs for the Group.

The General Meeting of Shareholders that took placen 10 October 2008 adopted resolutions as follows:

» Appointing Mr. Shraga Weisman as managing diredtand President of the Management Board effective

the day of the meeting, for a term of four yeard granting him the title ‘Chief Executive Officeiis
appointment came into force as of the day of theptidn of the resolution.

Mr. Weisman served as ‘Chief Executive Officer’ Aghdar Building Company Ltd. from 1997 until May
2008. Ashdar Building Company Ltd., listed on thed-Aviv Stock Exchange since May 2007, is one &f th
largest real estate development companies in I§paaking on residential and commercial projectiels
and protected accommodation projects. From 199098Y, he was ‘Chief Executive Officer’ of Natanya
Tourism Development Company, which developed regideand infrastructure development projects in
Israel. Mr. Weisman holds a BA title from Tel-Avlvniversity, an MSC title from Technion, the Israeli
Institute of Technology, and is a certified reabés appraiser in Israel.
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Mr. Weisman replaced Mr. Dror Kerem who stepped mi@g President of the Management Board and
‘Chief Executive Officer’ of the Company as of tbay of the General Meeting of the shareholders30n
September 2008, the Company, its subsidiary RorBewelopment Management Sp. 0.0. (“Ronson
Management”), Mr. Kerem and Elgindat Holdings Ltekhich is a company owned by Mr. Kerem
(“Elgindat”) concluded termination agreements whgrparties mutually agreed to terminate the coimsult
agreement entered into between the Company anddalgion 1 January 2008 and the employment
agreement entered into between Mr. Kerem and Roltsoragement on 1 January 2008. The termination of
both agreements will be effective as of 31 MarcB2Mr. Kerem has agreed to continue to rendereagre
upon services to the Company during the termingiienind and to cooperate with the new ‘Chief Exieut
Officer’ of the Company to ensure a smooth traositiMr. Kerem shall be entitled to receive his
remuneration as specified in the original employnaem consulting agreements.

» Appointing Mr. Karol Pilniewicz as managing direct® and member of the Management Board effective
the day of the meeting, for a term of four yearss Bbpointment came into force as of the day of the
adoption of the resolution.

Mr. Pilniewicz is employed by GE Real Estate Cdrarad Eastern Europe. Before joining GE Real Estate
in 2003-2008 Mr. Pilniewicz was employed by AarBaink A.G. In 2002-2003 Mr. Pilniewicz worked in
ING Real Estate Investment Management Poland. NMiieWicz is graduated from Academy of Economics
in Katowice.

Mr. Pilniewicz replaced Mr. Karim Habra who resignieom his position as Management Board member
(Director B) on the 3 September 2008. The resignaty Mr. Karim Habra is connected with his restipra

as managing director of GE Real Estate CentralEastern Europe, which company is an affiliate of GE
Real Estate CE Residential B.V., one of the prialcgiareholders of the Company.

» Appointing Mr. Andrzej Gutowski as managing direc® and member of the Management Board and
granting him the title ‘Sales and Marketing Diretteffective the day of the meeting, for a termfoéir
years. The resolution came into force on the datsafdoption.

Mr. Gutowski has been employed by Ronson Developrivanagement Sp. z o.o. for five years as the
‘Sales and Marketing Manager’. Mr. Gutowski is alBomember of the management boards of many
subsidiaries of the Company. Before joining RonBavelopment Group, Mr. Gutowski worked in 1994-
2003 for Emmerson Sp. z 0.0. (leading real estgémey and advisory company in the Polish market) as
Director of Primary Markets and member of the mamnagnt board.

From 1988 until 1993, Mr. Gutowski studied at Wars&chool of Economics (Foreign Trade). Mr.
Gutowski does not perform any activities other tfmrthe Company.
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Changes in the Supervisory Board in the nine montbaded 30 September 2008 and until the date of
publication of the report

The Annual General Meeting of Shareholders hel@®dune 2008 adopted a resolution appointing MuvBe
Sharoni as a member of the Board of Supervisorgdbirs. His appointment came into force as of theaf the
adoption of the resolution.

Mr. Sharoni’'s recent positions include Deputy Masragnd head of Non Life Arieh Insurance Company. Ltd
from 1980 to 1984. In the years 1984 to 2000, hedaas Deputy General Managing Director and froid020
until 2002 as the General Managing Director of Arlasurance Company Ltd. Since 2003, Mr. Sharasi h
been an active chairman of Shirbit Insurance Comdad. and since 2006 also a Chairman of Millenium
Pension Savings Ltd. The activity of both of thesenpanies is related to the financial sector andadt
competitive to Ronson Europe N.V.

Mr. Sharoni graduated from Hebrew University Jelersa— Middle East Studies, International Affaire Hlso
accomplished MBA studies at Sehiller UniversityParis.

Other

As of 30 September 2008, the Company has issuadgeas for bank loans granted to subsidiaries atimmu
to a total of PLN 45,738 thousand.

As of 30 September 2008, the Group had no litigatior claims or liabilities that in total would@eed 10% of
the Group’s equity.

The only net movement in the Group’s main provisiavhich took place during the nine months ended 30

September 2008 was a decrease in the provisioddfarred tax liabilities of PLN 5,839 thousand (et
movement during the third quarter of 2008 was aneiase of PLN 760 thousand).

The Management Board

Shraga Weisme Tomasz tapiski
President of the Management Board Management Board Member
Chief Executive Officer Chief Financial Officer

Rotterdam, 11 November 2008
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CONDENSED CONSOLIDATED BALANCE SHEET

As at 30 As at 30 As at 31 As at 30
September June December September
200¢ 200¢ 2007 2007
Restated®

In thousands of Polish Zlotys (PL (Unaudited) (Unaudited)  (Audited )  (Unaudited)
Assets
Property, equipment and intangible assets 1,095 171,2 807 844
Long-term finance lease receiva 55¢ 504 59C 62¢
Deferred tax assets 1,913 2,080 1,348 1,471
Total non-current assets 3,567 3,801 2,745 2,943
Inventories of residential units 539,422 501,088 457,774 368,086
Trade and other receivables 32,220 44,310 66,176 96,246
Cash and cash equivale 69,42¢ 64,68 71,82¢ 38,56¢
Total current assets 641,071 610,096 595,779 502,897
Total assets 644,638 613,897 598,524 505,840
Equity
Shareholders’ equity 288,862 276,563 271,973 96,285
Liabilities
Loans and borrowing 96,84: 165,836 145,66¢ 225,39:
Deferred tax liabilitie 3,91( 3,15( 9,74¢ 2,24t
Total non-current liabilities 100,751 168,986 155,418 227,636
Loans and borrowiny 186,02 90,21( 105,17! 55,88t
Trade and other payab 21,29 10,96¢ *10,23: * 2279E
Incometax payabl 42F 1,94¢ * 317 *97
Provisions 501 501 501 501
Deferred income 46,778 64,720 54,907 102,641
Total current liabilities 255,02! 168,34 171,13: 181,91¢
Total equity and liabilities 644,63t 613,89 598,52« 505,84(

@) Extracted from the 2007 Annual Accounts.
@ For the restatement of Intangible assets (Goodlaiild Shareholders’ equity as per 30 September 2&@Tence is made to note 3.

* Reclassified for comparison purposes.
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CONDENSED CONSOLIDATED INCOME STATEMENT

For the 9 For the 3 For the 9 For the 3
months ended months ended months ended months ended
30 Septembe 30 Septembe 30 Septembe 30 Septembe

200¢ 200¢ 2007 2007
PLN (thousands, except per share data and numbshares (Unaudited) (Unaudited) (Unaudited) (Unaudited)
Revenu 63,77 40,84¢ 40,76¢ 28,10:
Cost of sales (34,314) (22,219) (23,756) (14,939)
Gross profit 29,46( 18,62° 17,01 13,16
Selling and marketing expenses (691) (215) *(389) * (105)
Administrative expenses (11,096) (3,807) *(6,679) *(2,542)
Other income, net 427 244 * 157 * 27
Result from operating activities 18,100 14,849 12 10,543
Finance income 1,595 617 773 45
Finance expense (768) (190) (872) (142)
Net finance income/(expens 827 427 (99) (97)
Profit before taxation 18,927 15,276 10,003 10,446
Income tax expense (4,376) (3,212) (2,390) (2,641)
Profit for the period 14,551 12,064 7,613 7,805
Attributable to:
the equity holders of the parent company 14,551 062, 6,240 6,466
minority interests - - 1,373 1,339
Profit for the period 14,551 12,064 7,613 7,805
Weighted average number of equivalent shares (} 226,774,35 226,966,66 ** 158,661,02 ** 159,578,02

Weighted average number of equivalent shares édijut 228,463,333 227,656,666 ** 158,661,029 ** 159,922,

Net earnings per share of EUR 0.02 each (basic and
diluted) 0.06¢ 0.05: ** 0.039 ** 0.041

* Reclassified for comparison purposes.

** The calculation of the weighted average numbahafes and net earnings per share in 2007 is dona pro forma basis and
takes into consideration the number of shares héuen the date the Group achieved common confrall @f its subsidiaries

(1 January 2006) until 30 September 2007. For thedorma data, the issuance of the incorporasbiares and of the shares paid out
of share premium reserve (see note 1 (b) on pagmd?4) is assumed to have taken place as patateeof gaining control of the
contributed equity by ITR Dori (1 January 2006).
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Ronson Europe N.V.

CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN

SHAREHOLDERS' EQUITY

For the 9 For the 3 For the 9 For the 3
months months months months
ended 30 ended 30 ended 30 ended 30
September September September September
2008 2008 2007 2007
Restated"” Restated”
In thousands of Polish Zlotys (PLN) (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)
Balance at the beginning of the perio 271,97: 276,56: 124,74 110,79!
Profit/(loss) for the peric 14,55 12,06 7,61 7,80E
Net contribution in kind of assets and liabiliteesd issue of
shares upon establishment of the Compan - - (13,760 -
Net contribution in kind of assets and issue of sbares (2) - - 45 45
Exclusion of a subsidiary from consolidation (3) - - (22,360) (22,360)
Shar-based payments (see not 2,31¢ 23t - -
Issue of ordinary shares (4) 20 - - -
Balance at the end of the period 288,862 288,862 96,285 96,285

® For the restatement of the Shareholders’ equitgexs30 September 2007 reference is made to note 3.

(1) On 29 June 2007, the Company issued 45,00@sliestablishment shares) with a par value of EyRrishare (PLN 172 thousand) to ITR Dori, that

were subsequently split on 29 September 2007 i2®X000 shares with a par value of EUR 0.02 paresh

Following the incorporation of the Company, theessthareholder and founder of the Company, ITR R2assjgned and contributed to the Company, on 29
June 2007, its shares and rights to shares in BéhRmmpanies, which amounted to PLN 105,810 tandsas well as a liability under a loan agreement
between ITR Dori and Ronson Development ResideBtirlz 0.0., one of the Polish entities in which #fhares were transferred to the Company. The
principal amount under the loan agreement of witheh liability was contributed plus accrued interastat 29 June 2007, amounted to PLN 13,932
thousand. The net effect of the contribution igerdase of PLN 13,760 thousand as presented above.

(2) On 27 September 2007, the Company issued 15B&@s with a par value of EUR 1 per share (PLXhéEsand) to GE Real Estate, the minority
shareholder that split these shares on 29 Septe20b&rinto 594,500 shares with a par value of EUR @er share.

As part of the process of combining the Ronson @ractivities under Ronson Europe, GE Real Estatgenaacontribution in kind of its shares held in
certain Polish Ronson subsidiaries, which amouttedLN 20,084 thousand. The net effect of the diomtion is an increase of PLN 45 thousand as
presented above.

(3) Excluding Brighton Tec from the consolidation:
Initially, Brighton Tec owned the land at KlobucKdreet in district Mokotéw in Warsaw. On 26 SeptemB007, the land was sold to Landscape, a
wholly-owned subsidiary of the Company. Subseqyetite Group ceased to consolidate Brighton Tecrfore information see note 1(c)).

(4) On 24 June 2008, the Company issued 300,000ndwary shares with a nominal value of EUR 0.82heto Mr. Dror Kerem, former member of the

Company's Management Board. The shares were igsubtt. Kerem at nominal value for a total amount&d§R 6 thousand (PLN 20 thousand) in
accordance with the rights to shares in the Comgaayted to Mr. Kerem in 2007.
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CONDENSED CONSOLIDATED STATEMENT OF CASH FLOWS

For the 9 For the 3 For the 9 For the 3
months months months months
ended 30 ended 30 ended 30 ended 30
September September September September
2008 2008 2007 2007
In thousands of Polish Zlotys (PLN) (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)
Cash flows used in operating activities (31,668) 1,424) (191,539) (156,145)
Cash flows used in investing activities (392) (303) (155) (14)
Cash flows from financing activities 29,660 26,458 191,390 180,218
Net cash effect due to exclusion of a subsidiasynfr
consolidation - - (251) (251)
(Decrease)/increase in cash and cash equivalents A@) 4,731 (555) 23,808
Cash and cash equivalents at the beginning of theeriod 71,829 64,698 39,120 14,757
Cash and cash equivalents at the end of the period 69,429 69,429 38,565 38,565
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATE MENTS

Note 1 — General and principal activities

(@)

(b)

The accompanying Condensed Consolidated FimaBtatements present the financial position A8Gat
September 2008, results of operations, changdsairekolders' equity, and cash flows for the ninethm
ended 30 September 2008 of Ronson Europe N.V. Ctirapany") and its subsidiaries (together referred
to as “the Group”). The 30 September 2008 Conde@setsolidated Financial Statements were authorized
for issuance by the management board members bloidmber 2008.

Ronson Europe N.V. (“the Company”), a Nethedtimited liability company with its statutory $ea
Rotterdam, the Netherlands, was incorporated oduh®& 2007. The Company (and together with its Polis
subsidiaries, “the Group”) is active in the devel@mt and sale of units, primarily apartments, iftimu
family residential real-estate projects to indiatlaustomers in Poland. The Group also leasesstale to
third parties; however it is a very insignificamtigity.

The shares of the Company are traded on the W&Bsagk Exchange since 5 November 2007. As at 30
September 2008, 64.2% of the outstanding sharelseddeby I.T.R. Dori B.V. (“ITR Dori”), 18.4% of th
outstanding shares are held by GE Real Estate Gkiétdial B.V. (“GE Real Estate”) and the remaining
17.4% of the outstanding shares are held by thégub

The Ronson Group was originally set up in 2000 lgyaup of investors to develop residential progsrti
Poland. At the time, Israel Theatres Ltd. and UriEngineering Works Corp Ltd., formed a Dutch
holding company called ITR Dori to subscribe foP&0f the Ronson Group. Both Israel Theatres Ltd. an
U. Dori Engineering Works Corp Ltd. held 50% of teares in ITR Dori. Within the Ronson Group, for
each project a separate company domiciled in Palaglestablished. Each of these companies, in which
ITR Dori directly owned 50% of the shares, heldth# assets and liabilities of the relevant projétie
remaining 50% ownership in those companies was Ineldon-related parties and, accordingly, ITR Dori
had no control over the Ronson entities.

On 19 January 2006, ITR Dori acquired the remaiiigo of the equity in each of the Polish companies
from the other shareholders, after which ITR Da@téme the sole shareholder of each Polish company
within the Ronson Group.

In November 2006, General Electric Company Ingquigh its wholly-owned subsidiary Gator Investments
Sp. z 0.0, invested in the Ronson Group in cash2@9% of the shares in a number of the Polish
companies, specifically in those companies thatewdirectly related to the development of residéntia
projects.

Following the incorporation of the Company, theessthareholder and founder of the Company, ITR Dori,
assigned and contributed to the Company, on 29 200&, its shares and rights to shares in 36 Polish
companies as well as a liability under a loan agm# between ITR Dori and Ronson Development
Residential Sp. z 0.0., one of the Polish compainieghich the shares were transferred to the Compan
The principal amount under the loan agreement a€hwthe liability was contributed plus accrued et

as at 29 June 2007, amounted to PLN 13,932 thousand

On 26 September 2007, the 20.9% minority inteneghé Polish companies was transferred from Gator
Investments Sp. z 0.0. to GE Real Estate, a Dubbdliig company. Both of these companies are wholly
owned by General Electric Company Inc.
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(©)

(d)

Note 1 — General and principal activities (cont'd)

On 27 September 2007, GE Real Estate contribugeshires in the Polish companies to the Company, in
exchange for 11,890 new shares with a par valuEWR 1 per share. Following this contribution,
as of 27 September 2007, ITR Dori held 79.1% of ¢haity in the Company and GE Real Estate the
remaining 20.9%.

On 29 September 2007, the General Meeting of ttereBlolders of the Company resolved to split the
56,890 shares with a par value of EUR 1 per sheced,844,500 shares with a par value of EUR 042 p
share.

On 10 October 2007, the General Meeting of Shadehsl of the Company resolved to issue
197,155,500 shares with a par value of 0.02 EURhw existing shareholders in proportion to their
individual shareholding. The share capital was pgicthrough a charge to the available share premium
reserve.

On 24 October 2007, the Company completed a suatdegtial public offering of its shares on the
Warsaw Stock Exchange, having sold 26.6 million sénares at an offering price of PLN 5.75 per share,
whereas ITR Dori sold 13.7 million existing shaatsan offering price of PLN 5.75 per share. Follogvi
the initial public offering, the Company had a tatsarket capitalisation of over PLN 1,303 milliohhe
Company’s shares trade under the symbol “RON”".

The net proceeds from the shares issued duriniitied public offering on 24 October 2007 are uded

() the realization of the Company's developmemtnpl throughout Poland, including the building of a
portfolio of real estate properties through thechase of real estate for future projects and (g t
repayment of a portion of existing bank debt arateholder loans.

The condensed consolidated financial statementhefRonson Group for the nine months and three
months ended 30 September 2007 include the accofiittee Company and its subsidiaries taking into
account minority interests in the individual emiitiof the Group until 27 September 2007. The firghnc
statements of subsidiaries have been included fraranuary 2007 reflecting the fact that controlthy
Group and its owners effectively existed throughbetnine months ended 30 September 2007.

Brighton Tec Sp. z 0.0. ("Brighton"), a Polistmpany and a wholly-owned subsidiary of ITR Duaiiich
owned the Group’s investment property, was inclugiethe Company’s Consolidated Interim Financial
Statements until 30 June 2007. On 26 September, 200Transfer of the legal ownership of the inwesit
property from Brighton to Ronson Development Larmghec Sp.k., a limited partnership and part of the
Group, was completed. After the sale of assetighBm does not perform any operating activitied,an
accordingly, is no longer consolidated in the Cdidated Financial Statements. Once the acquisitibn
this property was completed, the use of this prypess changed — Ronson Development Landscape Sp.k.
initiated activities aimed at preparing the acqulipeoperty for development in a real-estate project
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Note 2 — Summary of significant accounting policies
A. Basis of preparation

The Condensed Consolidated Balance Sheets as &eptember 2008, as of 30 June 2008 and as of 30
September 2007, the Condensed Consolidated Incdaten®nt, the Condensed Consolidated Statement of
Changes in Shareholders’ Equity and the Condenseddlidated Statements of Cash Flows for the niosths

and for the three months ended 30 September 20D&arthe nine months and for the three months eérafe
September 2007 have not been audited. The Cond€wmesblidated Balance Sheet as of 31 December 2007
has been extracted from the 2007 Annual Accounts.

The Condensed Consolidated Financial Statements haen prepared in accordance with IAS IBt#rim
Financial Reporting In the preparation of these financial statemetite, Company has followed the same
accounting policies used in the Company's 2007 AhrAccounts, which financial statements have been
prepared in accordance with IFRS adopted by thet&elle used for preparation of consolidated findncia
reporting. The 30 September 2008 Condensed Coasadid-inancial Statements should be read in cotigumc
with the Company’s audited Condensed Consolidatedn€ial Statements as at 31 December 2007. Iriaddi
the Company has adopted the standards and inttipret with an effective date before 30 SeptembéB2

B. Functional and reporting currency

Items included in the financial statements of eawotity in the Group are measured using the currefidpe
primary economic environment in which the entityemgies (the “functional currency”). The consolidate
financial statements are presented in thousandlidh Zloty (“PLN"), which is the Group’s functiahand
presentation currency.

Transactions in currencies other than the functionerency are accounted for at the exchange @®&iling
at the date of the transactions. Gains and logssdting from the settlement of such transactiars faom the
translation of monetary assets and liabilities deinated in currencies other than the functionaltenoy are
recognized in the income statement.

C. Use of estimates and judgments

The preparation of financial statements requiresagament to make judgments, estimates and assuns phiat
affect the application of accounting policies ahe teported amounts of assets, liabilities, incam expenses.
Actual results may differ from these estimates.

Estimates and underlying assumptions are revieweanoongoing basis. Revisions to accounting estisnate
recognized in the period in which the estimateeigsed and in any future periods affected.



Ronson Europe N.V.
Condensed Consolidated Financial Statements
for the nine months ended 30 September 2008

Note 2 — Summary of significant accounting policiecont’d)
D. Inventories of residential units

Inventories consist of multi-family residential feastate projects to individual customers. Invee®rare
measured at the lower of cost and net realizabligeva he cost of inventories includes expenditureuired
relating to the construction of a project. Net izdile value is the estimated selling price indhdinary course
of business, less the estimated costs of complatidrselling expenses.

Costs relating to the construction of a projectiackuded in inventories of residential units akofes:

»  costs incurred relating to projects or a phasembgect which are not available for sale (worlphogress),
e costs incurred relating to units unsold associat#td a project or a phase of a project that is latéé
for sale (finished goods).

Project construction costs include:

a) land or leasehold rights for land,

b) construction costs paid to subcontractors for titestruction of residential units,

c) planning and design costs,

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

e) selling expenses to the extent they are reasoretgigcted to be recovered from the sale of the giroje
or from incidental operations,

f)  borrowing costs to the extent they are directlsilaitable to the development of the project,

g) professional fees attributable to the developmétiteproject,

h) construction overheads and other directly relatesisc

E. Revenues and cost of sales of residential units
() Revenue from the sale of residential units

Revenues from the sale of residential units aregmized upon transfer to the buyer of the signifiaégsks and
rewards of ownership of the residential unit (u@on signing of the protocol of technical acceptaand
transfer of the key to the residential unit), paing that a valid building occupancy permit hasrbebtained by
the Group.

Advances received related to pre-sales of resiaemtiits, which represent deferred income, arerdedeto the
extent that they do not meet the criteria to begaized as revenue.

(i) Cost of sales of residential units

Cost of sales is recognized as a reduction of tats capitalized to inventory based on the pitigrorof
residential units sold.

Construction costs relating to unsold units areitalped as inventory within current assets, eitagrwork in
progress or finished goods depending on the stdgeompletion. Any expected loss on a sale, if aisy,
recognized as an expense immediately. Inventogtingl to units sold is expensed as cost of salékersame
period as the related sale.

2€



Ronson Europe N.V.
Condensed Consolidated Financial Statements
for the nine months ended 30 September 2008

Note 2 — Summary of significant accounting policiecont’d)

F. Principles of consolidation

These Condensed unaudited Consolidated Finana&trSents include the accounts of the Company and it
subsidiaries. Subsidiaries are those enterpriséshvdre controlled by the Company. Control existemw the
Company has the power, directly or indirectly, twern the financial and operating policies of ategsrise so

as to obtain benefits from its activities. The fin&l statements of subsidiaries are included énGbnsolidated
Financial Statements from the date that contradatffely commences until the date that control ctitely
ceases. The Consolidated Financial Statementsdedlie Company’s proportionate share of the erisegr
assets, liabilities, revenues and expenses withsitef similar nature on a line-by-line basis, frtime date that
joint control commences until the date that joiomtrol ceases.

All inter-company accounts and transactions arenieiited when preparing the Consolidated Financial
Statements. Unrealised gains arising from transastivith associates are eliminated against thestment to
the extent of the Group’s interest in the assocldtgealised losses are eliminated in the sameasaynrealised
gains, but only to the extent that there is no ewvig of impairment.

A list of the companies whose financial statemerts included in these Condensed Consolidated Hadanc
Statements and the extent of ownership and coasypqméars in Note 10.

Note 3 — Restatement of shareholders’ equity as p80 September 2007

As part of the completion of combining Ronson Grauwfivities under Ronson Europe in 2007, GE RetdtEs
made a contribution in kind of its shares helderntain Ronson Polish subsidiaries.

As at 30 September 2007, the Company calculatedahe of the contribution based on the fair vadfiehe
Company as at 30 September 2007.

After additional analysis, the Company concludeat the value of the contribution should be caladabased
upon the carrying value.

The following line items in the balance sheet a30aBeptember 2007 have been restated as foll@asily in
mind that this restatement has no impact on thenigcstatement):

As at 30 September 2007 Before After
In thousands of PLN Restatement Restatement Restatement
Goodwill 293,416 (293,416)

Shareholders’ equity 389,701 (293,416) 96,285
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Note 4 — Changes in Consolidated Entities

A. Changes in consolidated and associated entitidaring the nine months ended 30 September 2008
None.
B. Changes in consolidated entities during the yeanded 31 December 2007

The table below presents the companies that wéablished during the year ended 31 December 2007:

Entity name Consolidation %
1. Ronson Development Village Sp. z o.0. 100%
2. Ronson Development Conception Sp. z 0.0. 100%
3. Ronson Development Architecture Sp. z o0.0. 100%
4. Ronson Development Skyline Sp. z 0.0. 100%
5. Ronson Development Continental Sp. z 0.0. 100%
6. Ronson Development Universal Sp. z 0.0. 100%
7. Ronson Development Retreat Sp. z 0.0. 100%
8. Ronson Development South Sp. z 0.0. 100%
9. Ronson Development West Sp. z 0.0. 100%
10. Ronson Development East Sp. z 0.0. 100%
11. Ronson Development North Sp. z 0.0. 100%
12. Ronson Development Providence Sp. z 0.0. 100%
13. Ronson Development Destiny Sp. z 0.0. 100%
14. Ronson Development Millennium Sp. z o.0. 100%
15. Ronson Development Community Sp.k. 100%
16. Ronson Development Estate Sp.k. 100%
17. Ronson Development Home Sp.k. 100%
18. Ronson Development Horizon Sp.k. 100%
19. Ronson Development Landscape Sp.k. 100%
20. Ronson Development Town Sp.k. 100%

Brighton Tec Sp. z o.0. ("Brighton"), a Polish cang and a wholly-owned subsidiary of ITR Dori, whic
owned the Group’s investment property, was includedhe Company's Consolidated Interim Financial
Statements until 30 June 2007. On 26 September, 2087ransfer of the legal ownership of the inmresit
property from Brighton to Ronson Development Largec Sp.k., a limited partnership and part of theu@y
was completed. After the sale of assets, Brighlimes not perform any operating activities and, atiogly, is
no longer consolidated in the Consolidated Findrstatements. Once the acquisition of this properas
completed, the use of this property has changedrséh Development Landscape Sp.k. initiated aigtsvit
aimed at preparing the acquired property for dgualent in a real-estate project.
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Note 5 — Share capital

The authorized share capital of the Company caneifs800,000,000 shares of EUR 0.02 par value &duh.
number of issued and outstanding ordinary sharas 3@ September 2008 amounted to 226,966,666 &s a
December 2007: 226,666,666 shares).

On 24 June 2008, the Company issued 300,000 newapydshares with a nominal value of EUR 0.02 each
(PLN 20 thousand), to Mr. Dror Kerem, former membéthe Management Board of the Company. The
shares were issued to Mr. Kerem at hominal valua fiotal amount of EUR 6 thousand (PLN 20 thousand
in accordance with the rights to shares in the Gomgranted to Mr. Dror Kerem in 2007.

For the incorporation details and further histdricackground of the Company, reference is madeote
(b) on pages 23 and 24.
Note 6 — Commitments and contingent liabilities

Commitments and commitments liabilities to the gaheontractor for construction services to be szad in
the future amounted to PLN 112,055 thousand a6 &eptember 2008 and relate to the following ptejec

As at
In thousands of Polish Zlotys (PL 30 September
Subsidiary Project 2008
Ronson Development Company Sp. z 0.0. Galileo 5,402
Ronson Development Metropol Sp. z o.0. Konstancin 21,830
Ronson Development Home Sp.k. Gardenia 7,528
Ronson Development Properties Sp. z 0.0. Imagimatiu 11,848
Ronson Development Buildings Sp. z 0.0. Gemini | 4853
Total 112,055

Note 7 - Segment reporting

Segment information is presented in respect ofGheup’s geographical segments (primary segmentd) an
business segments (secondary segments).

Inter-segment pricing is determined on an arm’stlerasis.

Segment results, assets and liabilities includastdirectly attributable to a segment as well aséhthat can be
allocated on a reasonable basis. Unallocated itmgprise loans and borrowings and related expehses
office expenses, and income tax assets and liabilit

Segment capital expenditure is the total cost meliduring the period to acquire property, plamt aquipment,
and intangible assets other than goodwill.
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Note 7 - Segment reporting (cont’d)

Geographical segments

The Group operates in four geographical segments:

e \Warsaw
e Pozna
«  Wroctaw

e Szczecin

The most developed geographical segment is the alWansarket, in which the Group has completed several
residential projects. In the other geographicalnsmys (cities), the Group has not completed (arsl i
recognized any profits from) any project.

Business segments

Until 30 June 2007 the Group operated in two bissirsegments within Poland:
» Development and sale of residential units (“Redidé

 Rental of office space (“Rental”) — the operationsthis segment were discontinued in 2007 (see
Note 1 (d))

Data presented in the table below is based on d¢logrgphical location of the Group’s companies drairt
assets:

In thousands of Polish Zlotys (PLN) For the nine months ended 30 September 2008
Warsaw Poznai Wroctaw Szczecin Unallocated Eliminations Total
Total external revenues
Residentie 63,77¢ - - - - - 63,77¢
Rental - -

Inter-segment revenue

Total segment revenue 63,774 - - - - - 63,774

Segment result

Residentie 24,09« (2,017 32 (362) - - 21,74.
Rental - - -
Unallocated expense - - - - (3,647) - (3,647)
Result from operating activities 24,094 (2,017) 32 (362) (3,647) - 18,100
Net finance incomr 827
Income tax expense (4,376)
Profit for the period 14,551
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Note 7 - Segment reporting (cont’d)

In thousands of Polish Zlotys (PLN) As at 30 September 2008

Warsaw Poznai Wroctaw Szczecin Unallocated Eliminations Total
Segment assets
Residential 327,911 161,624 73,319 61,626 - - 624,480
Rental - - - - - - -
Unallocated assets - - - - 20,158 - 20,158
Total assets 327,911 161,624 73,319 61,626 20,158 - 644,638

Segment liabilities

Residential 199,369 110,811 18,401 16,714 - - 345,295
Rental - - - - - - -
Unallocated liabities - - - - 10,48: - 10,48:
Total liabilities 199,369 110,811 18,401 16,714 10,481 - 355,776
Capital expenditui - - - - 42t - 42F
Depreciation and amortization 180 - - - 208 - 388
In thousands of Polish Zlotys (PLN) For the nine months ended 30 September 2007
Warsaw Poznai Wroctaw Szczecin Unallocated Eliminations Total

Total external revenues

Residential 40,320 - - - - - 40,320

Rental 449 - - - - - 449

Inter-segment revenue - - - - - - -
Total segment revenue 40,769 - - - - - 40,769

Segment result

Residential 10,793 (726) (234) (38) - - 9,795

Rental (530) - - - - - (530)
Unallocated expenses - - - - 837 - 837
Result from operating activities 10,263 (726) (234) (38) 837 - 10,102
Net finance expen (99)
Income tax benefit (2,390)
Profit for the period 7,613
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Note 7 - Segment reporting (cont’d)

In thousands of Polish Zlotys (PLN) As at 30 September 2007

Warsaw Poznai Wroctaw Szczecin Unallocated Eliminations Total
Segment assets
Residential 295,590 61,060 113,314 29,291 - - 499,255
Renta - - - - - - -
Unallocated assets - - - - 6,585 - 6,585
Total assets 295,590 61,060 113,314 29,291 6,585 - 505,840

Segment liabilities

Residential 275,828 38,870 70,937 18,325 - - 403,960
Rental - - - - - - -
Unallocated liabilitie - - - - 5,59¢ - 5,59¢
Total liabilities 275,828 38,870 70,937 18,325 5,595 - 409,555
Capital expenditul - - - - 141 - 141
Depreciation and amortization 180 - - - 161 - 341

Note 8 — Share-based payments

During the fourth quarter of 2007, a new long-ténwentive plan (the “Plan”) was implemented. Thespas
eligible for participation in the Plan are the eoydes of the Group, including the members of thedgament
Board. Under the Plan, share options are grantetetabers of the Management Board and selected gegdo
The exercise price of the granted options deterthinethe Supervisory Board on the date of grarifiregshare
options and shall not be less than the fair maviahte at the time of the grant of the options. Qi are
conditional on the employee being employed or Baaminbers being in office at the time the Optiors ar
exercisable (vesting period). Options granted skedt over three and five years, one third andfifttein each
year after one year from the date of grant, respsigt

On 5 November 2007, a total number of 1,900,00000ptwith an exercise price of PLN 5.75 each were
granted: 700,000 options that vest in three yeaxsnly an option term of five years were grantecetected
employees and 1,200,000 options that vest in fe@rs having an option term of seven years weretgpiaio
Mr. Dror Kerem, the former President of the ManagatrBoard and the former ‘Chief Executive Officétie
Company. The vesting dates of the options arelbsvia

Number of options

vest over vest over five

Vesting dates three years years Total

5 November 2008 233,333 240,000 473,333
5 November 2009 233,333 240,000 473,333
5 November 2010 233,334 240,000 473,334
5 November 2011 - 240,000 240,000
5 November 2012 - 240,000 240,000
Total 700,000 1,200,000 1,900,000
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Note 8 — Share-based payments (cont’d)

After stepping down of few Management Board memldrghe Group, 1,114,000 options from the above-
mentioned options were cancelled. The vesting d#td®e remaining 786,000 options are as follows:

Number of options

vest over vest over five

Vesting dates three years years Total

5 November 2008 183,333 240,000 423,333
5 November 2009 133,333 96,000 229,333
5 November 2010 133,334 - 133,334

5 November 2011 - - -
5 November 2012 - - -

Total 450,000 336,000 786,000

The weighted average fair value of options grarite@007 using the Black-Scholes valuation model was
approximately PLN 2.75 per option. The significdata input into the model were the weighted aveshgee
price of PLN 5.75 at the grant date, the exercisgpnentioned above, a volatility of 50%, a divideyield of
0%, an option life of five years and seven yeansarmnual risk free rate of 6% and the estimatian 79% from
the employees will exercise the options that hanteyat vested.

The costs impact of the share-based payment ofirtliecial statements of the Company was an expefise
PLN 1,124 thousand for the nine months ended 3@8dper 2008 recognized in the income statement avith
corresponding increase in equity.

In addition, Mr. Dror Kerem, the former Presidefittte Management Board and the former ‘Chief Exeeut
Officer’ of the Company, received the right to abt800,000 shares in the capital of the Company wit
a nominal value of EUR 0.02 each, for nominal valwhich right was exercised on 24 June 2008 (See
Condensed Consolidated Statement of Changes inel8fiders’ Equity), this right was granted by the
Supervisory Board and measured at fair market vatidiee time of the grant.

The costs impact of the right granted to Mr. Draré&m on the financial statements of the Company avas
expense of PLN 1,194 thousand for the nine montidee 30 September 2008 recognized in the income
statement with a corresponding increase in equity.
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Note 9 — Related party transactions

During the nine months ended 30 September 2008Gthep repaid loans and accrued interests froneetla
parties amounting to PLN 8,901 thousand. Furtheemtbre Company issued 300,000 new shares at hominal
value to Mr. Dror Kerem (see note 8 above).

Note 10 — Details of corporations in the Group

Detailed below are the Polish companies whose (iaaistatements have been included in these calaset
financial statements, the year of incorporation dredpercentage of ownership and voting rightsctliydeld by
the Company at 30 September 2008.

Year of Share of ownership
Entity name incorporation & voting rights (end of year)
A. Held directly by the Company :
1. Ronson Development Management Sp. z 0.0. 1999 100.0%
2. Ronson Development 20 Sp. zo.o. 200c 100.0%
3. Ronson Development Warsaw Sp. z 0.0. 2000 100.0%
4. Ronson Development Investments Sp. z 0.0. 2002 100.0%
5. Ronson Development MetropSp. z 0.c 200z 100.0%
6. Ronson DevelopmeiPropertie Sp. z 0.c 2002 100.0%
7. Ronson Development Apartments Sp. z 0.0. 2003 100.0%
8. Ronson Development Residential Sp. z 0.0. 2003 100.0%
9. Ronson Development EnterpriSp. z 0.c 200 100.0%
10. Ronson Development Company Sp. z 0.0. 2005 100.0%
11. Ronson Development Creations Sp. z 0.0. 2005 100.0%
12. Ronson Development Buildings Sp. z 0.0. 2005 100.0%
13. Ronson Development Structure Sp. z 0.0. 2005 100.0%
14. Ronson Development Pozn&p. z 0.0. 200t 100.0%
15. Ronson Development Innovation Sp. o. (*) 200¢ 100.0%
16. Ronson Development Wroclaw Sp. z o.0. 2006 100.0%
17. Ronson Development Capital Sp. z o0.0. 2006 100.0%
18. EEE Development Sp. z 0.0. 2006 100.0%
19. Ronson Development Habitat Sp. z o0.0. 2006 100.0%
20. Ronson Development Sp. z 0. (General partner, see “B” below) 2006 100.0%
21. Ronson Development ConstructiSp. z o.c (Limited partner, see “B” beloy 200¢ 100.0%
22. Ronson Development City Sp. z 0.0. (no activitie3September 2008) 2006 100.0%
23. Ronson Development Village Sp. z 0.0. (¥) 2007 100.0%
24. Ronson Development Conception Sp. z 0.c 2007 100.0%
25. Ronson Development Architecture Sp. z « 2007 100.0%
26. Ronson Development Skyline Sp. z 0.0. (*) 2007 100.0%
27. Ronson Development Continental Sp. z 0.0. (¥) 2007 100.0%
28. Ronson Development Universal Sp. z 0.0 2007 100.0%
29. Ronson Development Retreat Sp. z 0.0. 2007 100.0%
30. Ronson Development South Sp. z 0.0. (¥) 2007 100.0%
31. Ronson Development West Sp. z 0.0 2007 100.0%
32. Ronson Development East Sp. z 0.0. (no activiti30 Septembe 200¢) (*) 2007 100.0%
33. Ronson Development North Sp. z 0.0. (*) 2007 100.0%
34. Ronson Development Providence Sp. z 0.0. 2007 100.0%
35. Ronson Development Destiny Sp. z 0.0. (no actwiéit30 Septembe 200¢) (*) 2007 100.0%
36. Ronson Development Millenium Sp. z 0.0. (no adgegitat 30 September 2008) (*) 2007 100.0%

@ Changed its name in 2007. Formerly known as RoBsarelopment Venture Sp. z 0.0.
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Note 10 — Details of corporations in the Group (cdid)

B. Held indirectly by the Company :

1. Ronson Development Community Sp.k. (**) 2007 100.0%
2. Ronson Development Estate Sp.k. (no activitieDe8&tember 2008) (**) 2007 100.0%
3. Ronson Development Home Sp.k. ( 2007 100.0%
4. Ronson Development Horizon Sp.k. (no activitie8@&September 2008) (**) 2007 100.0%
5. Ronson Development Landscape Sp.k. 2007 100.0%
6. Ronson Development Town Sp.k. (no activities aB8@tember 2008) (**) 2007 100.0%

The projects managed by the above companies ar&rious stages of development ranging from projbetag
in the process of acquiring land for developmengrigjects which are completed or nearly completed.

(*) The Company has the power to govern the fin@inehd operating policies of this entity and toaibtbenefits from its activities,
whereas Kancelaria Radcy Prawnego Jaroslaw Zubrhptits the legal title to the shares of this gntit

(**) The companies above are held by Ronson Dewatg Construction Sp. z 0.0. a limited partner imgda 99% and Ronson
Development Sp. z 0.0., a general partner holdibga

Note 11 — Impairment losses and provisions
During the nine months ended 30 September 200Bnpairment losses were charged.
The only net movement in the Group’s main provisiavhich took place during the nine months ended 30

September 2008 was a decrease in the provisioddfarred tax liabilities of PLN 5,839 thousand (et
movement during the third quarter of 2008 was aneiase of PLN 760 thousand).
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Note 12 — Condensed unconsolidated financial statemts of Ronson Europe N.V.

Condensed unconsolidated balance sheet

As at 30 As at 30 As at 31 As at 30
September June December September
2008 2008 2007 2007
In thousands of Polish Zlotys (PLN) (Unaudited) (Unaudited)  (Audited®)  (Unaudited)
Assets
Investment in subsidiaries 235,965 218,428 187,490 110,744
Loan granted to subsidiaries 55,484 69,538 55,900 -
Total non-current asset: 291,44¢ 287,96t 243,39( 110,74«
Trade and other receivab 612 58¢ 465 1,80«
Receivable from subsidiaries 29 18 4 -
Cash and cash equivalents 12,659 3,269 44,809 18
Total current assets 13,300 3,870 45,276 1,822
Total asset: 304,74¢ 291,83t 288,66t 112,56¢
Shareholders’ equity
Share capital 16,953 16,953 16,933 217
Share premium 215,105 215,105 215,105 89,602
Retained earnings 56,804 44,505 39,935 6,466
Total shareholders’ equity 288862 276,56 271,97 96,28¢
Liabilities
Non-current liabilities
Loans from subsidiaries 14,981 14,770 14,353 13,932
Total non-current liabilities 14,981 14,770 14,353 13,932
Current liabilities
Trade and other payables 906 503 1,457 2,349
Creditors from subsidiaries - - 883 -
Total current liabilities 906 503 2,340 2,349
Total Shareholders’ equity and liabilities 304,749 291,836 288,666 112,566

@ Extracted from the 2007 Annual Accounts.
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Ronson Europe N.V.

Note 12 — Condensed unconsolidated financial statemts of Ronson Europe N.V. (cont'd)

Condensed unconsolidated income statement

For the 9 For the 3 For the 9 For the 3
months months months months
ended 30 ended 30 ended 30 ended 30
September September  September September
2008 2008 2007 2007
In thousands of Polish Zlotys (PLN) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
Revenue 31 10 - -
General and administrative expenses (4,094) (1,182) (47) (47)
Operating loss (4,063) (1,172) (Y] 47
Finance income 2,940 1,022 3 3
Finance expen: (651 (223 - -
Net finance incomu 2,28¢ 79¢ 3 3
Loss before taxatior (1,774 (373 (44) (44)
Incometax - - - -
Loss before result from subsidiarie (1,774 (373 (44) (44)
Result from subsidiaries after taxation 16,325 12,437 6,510 6,510
Net income 14,551 12,064 6,466 6,466
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Ronson Europe N.V.

Note 12 — Condensed unconsolidated financial statemts of Ronson Europe N.V. (cont'd)

Condensed unconsolidated statement of changes ireséholders’ equity

For the 9 For the 3 For the 9 For the 3
months months months months
ended 30 ended 30 ended 30 ended 30
Septembe Septembe Septembe Septembe
2008 2008 2007 2007
Restated” Restated”
In thousands of Polish Zlotys (PLN) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
Balance at the beginning of the perio 271,97 276,56: - 92,05(
Net contribution in kind of assets and liabiliteasd issue of
shares upon establishment of the Compan - - 92,05( -
Net contribution in kind of assets and issue of skares (2 - - 20,12¢ 20,12¢
Exclusion of a subsidiary (3) - - (22,360) (22,360)
Profit for the perio 14,55 12,06 6,46¢€ 6,46¢€
Shar-based payments (see not 2,31¢ 23t - -
Issue of ordinary shares (4) 20 - - -
Balance at the end of the period 288,862 288,862 6,285 96,285

® For the restatement of the Shareholders’ equitpexrs30 September 2007 reference is made to note 3.

(1) On 29 June 2007, the Company issued 45,00@sl(establishment shares) with a par value of EpRrishare (PLN 172 thousand) to ITR Dori, that

were subsequently split on 29 September 2007 2802000 shares with a par value of EUR 0.02 paresh

Following the incorporation of the Company, theessthareholder and founder of the Company, ITR R2assjgned and contributed to the Company, on 29
June 2007, its shares and rights to shares in B€hRmmpanies, which amounted to PLN 105,810 thndsas well as a liability under a loan agreement
between ITR Dori and Ronson Development ResideBjrlz 0.0., one of the Polish entities in whica #hares were transferred to the Company. The
principal amount under the loan agreement of witheh liability was contributed plus accrued interastat 29 June 2007, amounted to PLN 13,932
thousand. The net effect of the contribution igardase of PLN 92,050 thousand as presented above.

(2) On 27 September 2007, the Company issued 15@&@s with a par value of EUR 1 per share (PLkhébsand) to GE Real Estate, the minority

shareholder that split these shares on 29 Septe20b&rinto 594,500 shares with a par value of EUR @er share.

As part of the process of combining the Ronson @ractivities under Ronson Europe, GE Real Estatdenaacontribution in kind of its shares held in

certain Polish Ronson subsidiaries, which amoutaeRLN 20,084 thousand. The net effect of the doution is an increase of PLN 20,129 thousand as
presented above.

(3) Excluding Brighton Tec from the consolidation:
Initially, Brighton Tec owned the land at KlobucEireet in district Mokotéw in Warsaw. On 26 SeptemB007 the land was sold to Landscape, a
wholly-owned subsidiary of the Company. Subseqyetite Group ceased to consolidate Brighton Tecrfore information see note 1(c)).

(4) On 24 June 2008, the Company issued 300,000nginary shares with a nominal value of EUR 0.82heto Mr. Dror Kerem, former member of the

Company's Management Board. The shares were igsubtt. Kerem at nominal value for a total amount&d§R 6 thousand (PLN 20 thousand) in
accordance with the rights to shares in the Compaaryted to Mr. Kerem in 2007.
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Note 12 — Condensed unconsolidated financial statemts of Ronson Europe N.V. (cont'd)

Condensed unconsolidated cash flow statement

For the 9 For the 3 For the 9 For the 3
months months months months
ended 30 ended 30 ended 30 ended 30
Septembe Septembe Septembe Septembe
2008 2008 2007 2007
In thousands of Polish Zlotys (PL (Unaudited) (Unaudited) (Unaudited) (Unaudited)
Cash flows used in operating activities (2,820) 1005 (199) (299)
Cash flows (used in)/provided by investing actesti (29,350) 9,900 - -
Cash flows from financing activities 20 - 217 45
(Decreasy)/increasein cash and cash equivalen (32,150 9,39( 18 (154,
Cash and cash equivalents at the beginning of theepod 44,80¢ 3,26¢ - 172
Cash and cash equivalents at the end of the period 12,659 12,659 18 18

Additional information to the condensed unconsolidted financial statements of Ronson Europe N.V.

The accounting principles and measurement badisese Condensed Unconsolidated Financial Stateraemts
consistent with those applied with respect to th@72Annual Accounts and have remained unchangetheln
preparation of these financial statements, the Gomas followed the same accounting policies ad for the
Condensed Consolidated Financial Statements asa@fe in note 2A. The Company’s 2007 Annual Actsu
have been prepared in accordance with IFRS addpteitie EU to be used for preparation of consolidiate
financial reporting. The 30 September 2008 Condseconsolidated Financial Statements should be irea
conjunction with the audited 2007 Annual Accounitsaddition, the Company has adopted the IAS staisda
and interpretations with an effective date befdre&s@ptember 2008.

As significant events for the Group also applylte €ompany on an unconsolidated basis, referenoade to
the Directors’ Report where the highlights durihg hine months ended 30 September 2008 are dekcribe



