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Ronson Europe N.V.

Directors’ report

Directors’ Report

General

Introduction

Ronson Europe N.V. (hereinafter “the Company”), atdd public company with its registered office lwmzh in
Rotterdam, the Netherlands, was incorporated odub@® 2007. The Company through its subsidiarie®fnefter “the
Group”), is active in the development and saleesfdential units, primarily apartments, in multiffidy residential real-
estate projects and single family or semi-detadtmaing to individual customers in Poland.

The shares of the Company are traded on the WaBsagk Exchange since 5 November 2007. As at 30eSdgmr
2012, 64.2% of the outstanding shares are heldTbRRI Dori B.V. (hereinafter “ITR Dori"), 15.3% dhe outstanding
shares are held by GE Real Estate CE Residen¥al(Bereinafter “GE Real Estate”) with the remamni?0.5% of the
outstanding shares being held by other investaduding Amplico Otwarty Fundusz Emerytalny and INEBwvarty
Fundusz Emerytalny with each party holding an edenf between 5% and 10% of the outstanding shBogsmajor
shareholders of the Company reference is madege p8. On 6 November 2012, the market price was BN per
share giving the Company a market capitalizatioRIldfl 209.7 million.

Company overview

The Company is an experienced residential reateedaveloper expanding its geographic reach to mmagiropolitan
areas across Poland. Leveraging upon its largéofiorof secured sites, the Company believes wédl positioned to
maintain its position as a leading residential dtgwment company throughout Poland.

The Company aims to maximize value for its shamésl through selective geographical expansion larféloand by
creating a portfolio of real estate developmentpprtes. Management believes the Company has @asdi itself
strongly to navigate the volatile economic enviremiin which the Company has found itself over plast several
years. On the one hand, the Polish economy appeaesnain stable, which potentially bodes well e Company’s
prospects. On the other hand, the debt and ewesgnhich continue to play out in much of Euromey roontinue to
have a negative impact on the Polish economy aedQbmpany’s overall prospects. As a result, the @om

continues to adhere to a development strategyatimats it to adjust quickly to these uncertain dtinds by spreading
risk through (i) closely monitoring its projectd) potentially modifying the number of projectsdatheir quality and
sizes, and (iii) maintaining its conservative finh policy compared to other regional residentievelopers.

As at 30 September 2012, the Group is in the naitldeveloping nine projects comprising a total @3B units, with a
total area of 69,400 MThe construction of 463 units, with a total am#a31,500 M, is expected to be completed
during the remainder of 2012. Moreover the Grouerafes five completed projects, in which as of 8pt&mber 2012,
130 units with a total usable area of 12,3G0wmre still available for sale.

In addition, the Group has a pipeline of 22 prgjantdifferent stages of preparation, represerdimgroximately 5,300
residential units with a total area of approximat®69,300 rfi for future development in Warsaw, Po#ns\Vroctaw
and Szczecin. The Group is considering commencavgldpment of one new project comprising 64 uniith & total
area of 5,600 frbefore the end of the year.

During the nine months ended 30 September 2012Ctmpany signed one preliminary agreement and ara fi
purchase agreement for purchasing two plots of ian@/arsaw, which will allow the Group to developot new
projects that will comprise approximately 1,200tsnith the total area of 74,500°nfFor additional information, see
“Business highlights during the nine months end@&8ptember 2012 - E. Land purchase” (page 6).

During the nine months ended 30 September 2012ales amounted to 261 units with the total valu&l RI05.6
million compared to net sales of 300 units witlotl value of PLN 168.5 million for the same periadt year, which
reflects deteriorating market conditions and insieg competition during 2012.
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Market overview

The Polish economy has proven to be relativelyngt@ven in the recent turbulent times, which in boration with the
general paucity of dwellings in Poland (in compamigo all other European countries) creates, whamhagement
believes to be, solid long term prospects for fertlevelopment of the residential real estate mdarkepite of the
volatility that has characterized the market foe thast four years. Management believes the Compmnyell

positioned to adapt to changing market conditiond & preparing new projects for development, whidgh be

distinguished in the market by their location, dyadnd attractive pricing.

In 2010, the construction of over 158,000 new apants was commenced, which was only 10% lower ithdime peak
year of 2008. The 2010 growth trend continued ii12@hen the construction of approximately 162,0@8vn
apartments was commenced. During the first halk@f2, growth slowed significantly when constructimin80,700
new apartments was commenced (higher than duregdme period in 2011by only 0.8%) and turned negan a
comparative basis during the third quarter of 2@Maring the nine months ended 30 September 201&twmtion of
117,000 apartments was commenced, which is low&ygompared to the same period during 2011.

Simultaneously, in the third quarter of 2012, tleelopers’ offer finally started to decline (i.aumber of units that
were added to the offer was lower than the numibamits sold during this period). This is the fitgne the net
available number of residential units decreasedesi009. . Moreover, the number of building perrigsied during
nine month period ended 30 September 2012 alseased — by 10% — in comparison to the same periadgl2011,
which suggests that the developers will continuémd their offerings for the foreseeable future.

Nevertheless, as a result of the development ofynmew projects during 2010 and 2011, developerspbeted a

record high number of new units during the firam®nth period of 2012 (41% higher than in corresprmpgberiod in

2011). This excess supply has resulted in increasetpetition among real estate developers, whigh inaurn, led to
increased customer demands and expectations elatiquality, advanced stage of construction amuketations for
lower priced apartments. Moreover, a growing nuntdeustomers have indicated interest in more “ectinal-sized”

apartments, i.e. the same number of rooms in alesmalea. This trend appears to be driven by rechahges in
borrowing regulations, which are limiting the sizemortgages offered to customers by the bankimtpsén Poland

(so called “Recommendation T” implemented by thésRAdFinancial Supervision Authority, imposing, amgoothers,

new criteria of evaluating customers) as well asdbcreased attractiveness of the governmentatgrogupporting
families buying their first apartment by subsidicosts of the mortgage loans taken for purchasecohomical

apartments (RNS program). It is important to notie the governmental RNS program is availablany event, only
until the end of 2012. As the vast majority of Bempany’s projects are categorized as rather naisischnd do not
benefit from this program, management believes élptration of RNS program may actually have rekdli positive

impact on the Company.

The Company’s management believes that, despitey mhanges and new challenges and in spite of thente
contraction in the market, the Polish residentiatket is still very attractive. The Company’s magragnt is aware of
shifting trends as well as increasing demands lkeyGbmpany’s customers and has implemented intgmoalesses
aimed at improving customer service and respongdositively to new customer requirements. The Comdaas also
prepared itself for the new requirements resulfnagn implementation of new legislation, which caméo force in
Poland in April 2012. The new legislation requiramongst other matters, that more detailed infdomdte provided
to customers and that the contract for apartmerdhagse must be concluded before a notary. Moreceastruction
processes (of new projects offered for sale affeA@ril 2012) must be financed through debt anditgqunly or by
additional bank guarantees or bank involvement amitoring the construction process in order to éase the security
of customers’ money, if such money is used for rftiag the project. The Company’s management isetfos
monitoring these new requirements and believes pbé&gntial difficulties that may occur should natcdease the
Company’s ability to arrange financing of its prdg In fact, management believes these new regaimes may
negatively impact the smaller and less experiertmalopers and thus increase the competitive adganfor more
experienced market players like Ronson.

In addition, to further minimize current marketiiishe Company is executing on its ongoing stratefgiyaking a very
selective approach when initiating new projectstHa preparation phase of all projects, great esiphia put on
splitting the projects into smaller parts. Managetrie also cognizant of the tightened credit markétccordingly,
when planning its newest projects, the Companyphegared for increased costs of debt financingelkag for more
demanding debt facility structures that are beimgpdsed by the lending banks especially anticipatimg new
developers’ law.
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Business highlights during the nine months ended 3®eptember 2012

A. Projects completed

The table below presents information on the prejélcat were completed (i.e. completing all condiomcworks and
receiving occupancy permit) during the nine momthded 30 September 2012:

Project name Location Number of units Area of units ()
Sakura [ Warsaw 120 8,100
Impressio I Wroctaw 70 4,400
Naturalis 11¢) Warsaw 60 3,400
Chilli 1 © Pozna 30 2,100
Total 280 18,000

(*) For additional information see section ‘B. Réts breakdown by projects’ below.

B. Results breakdown by project

Revenue from the sale of residential units is racagl upon the transfer to the buyer of signifiaasis and rewards of
the ownership of the residential unit, i.e. upansig of the protocol of technical acceptance dmdttansfer of the key
to the buyer of the residential unit. Total reveofi¢the Group recognized during the nine monthsedrgd September
2012 amounted to PLN 72.9 million, whereas costadés before write-down adjustment (related to @arssproject)

amounted to PLN 59.1 million and after write-dowdjustment amounted to PLN 61.5 million, which résdlin a

gross profit before write-down adjustment amountiod®LN 13.8 million with a gross margin of 19.0%daa gross
profit after write-down adjustment amounting to PLN.4 million with a gross margin of 15.7%.

The following table specifies revenue, cost of salgross profit and gross margin during the ninentim® ended 30
September 2012 on a project by project basis:

Information on the Revenue® Cost of saled™ Gross Gross
delivered units profit margin
Number Area of PLN PLN PLN

Project name of units units (m?) (thousand) % (thousand) % (thousand) %
Sakura | 74 4,635 35,555 48.9% 26,903 45.4% 8,652 24.3%
Impressio | 28 1,885 12,420 17.0% 11,402 %0.3 1,018 8.2%
Naturalis Il 22 1,180 6,592 9.0% 5,643 9.5% 949 14.4%
Chilli | 12 811 3,726 5.1% 3,410 5.8% 316 .5%
Imaginarium Il 9 750 7,497 10.3% 5,502 9.3% 1,995 26.6%
Imaginarium Il 1 73 749 1.0% 566 1.0% 183 4.42%
Galileo 2 139 896 1.2% 590 1.0% 306 34.2%
Constans 3 796 3,653 5.0% 3,653 6.2% - 0.0%
Gardenia 1 172 683 0.9% 680 1.2% 3 0.4%
Nautica | 1 72 604 0.8% 505 0.9% 99 16.4%
Other N.A N.A 548 0.8% 249 0.4% 299 54.6%
Total / Average 153 10,513 72,923 100.0% 59,103 100.0% 13,820 19.0%
Write-down
adjustment N.A N.A N.A N.A 2,395 N.A (2,395) N.A
Results after
write-down
adjustment 153 10,513 72,923 100.0% 61,498 100.0% 11,425 15.7%

(*) Revenue is recognized upon the transfer afii@nt risks and rewards of the ownership of thsidential unit to the buyer, i.e. upon signingtteé protocol of
technical acceptance and the transfer of the kehi@fesidential unit to the buyer.

(**) Cost of sales allocated to the delivered units prépnally to the expected total value of the pobje
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Business highlights during the nine months ended 3®eptember 2012 (cont'd)

B. Results breakdown by project (cont’d)

Sakura |

The construction of the Sakura | project was comeplén May 2012. The Sakura | project was developed part of a
land strip of 21,000 flocated in the Mokotéw district in Warsaw (Klobacktreet). The Sakura | project comprise
1 eleven-storey, multi-family residential buildingith a total of 99 apartments and 21 commerciatsuaind an
aggregate floor space of 8,106.m

Impressio |

The construction of the Impressio | project was ptated in June 2012. The Impressio | project waslbgped on a
part of a land strip of 14,500’ocated in the Grabiszyn district in Wroctaw. Tingpressio | project comprises 3 four-
storey, multi-family residential buildings with atal of 70 apartments and an aggregate floor spa4gl00 M.

Naturalis Il

The construction of the Naturalis 1l project wasnpdeted in August 2012. The Naturalis Il projectveieveloped on a
part of a land strip of 31,800°nbcated in Lomianki near Warsaw. The Naturalipribject comprise 1 four-storey,
multi-family residential building with a total of6apartments and an aggregate floor space of 3400

Chilli |
The construction of the Chilli | project was comtplé in July 2012.The Chilli | project was developmd a part of a

land strip of 39,604 flocated in Tulce near Poznalhe Chilli | project comprises 30 units with aggeegate floor
space of 2,100

Imaginarium I

The construction of the Imaginarium Il housingagstwas completed in November 2011. The Imaginatluproject
was developed on a land strip of 7,60Blotated in the Bielany district in Warsaw (Gudaista Street) and is situated
next to the Imaginarium | and Imaginarium Il prdgecThe project is a continuation of the Imaginariit and
Imaginarium Il concept in terms of quality and dgsi The Imaginarium Ill housing estate comprise®-storey,
multi-family buildings with total 45 apartments wian aggregate usable floor space of 3,880 m

Imaginarium ||

The construction of the Imaginarium Il housing &staas completed in August 2009. This project wagetbped on
part of a land strip of 7,042Tibcated in the Bielany district in Warsaw. The timarium |l housing estate comprises
3 four-storey, multi-family buildings with total 6&partments with an aggregate usable floor spade76D .

Galileo

The construction of the Galileo project was congdein March 2009. The Galileo project was developed land
strip of 8,598 rmlocated in the city centre district of Poanahe Galileo housing project comprises 5 six-stonaulti-
family residential buildings with a total of 226 aapments and 6 commercial units with an aggredatr Space of
16,700 .

Constans

The first, second and the third phases of the @msshousing project were completed in July 20104etber 2010
and June 2011, respectively. This project was dgeel on part of a land strip of 36,377 located in Konstancin near
Warsaw. The first, second and the third phaseseoonstans housing project comprise 8 semi-dedachi¢s (total 16
units) with an aggregate floor space of 4,471 3rsemi-detached units (total 10 units) with agragate floor space of
2,758 nf and 4 semi-detached units (total 8 units) wittaggregate floor space of 2,176, mespectively.

Gardenia

The Gardenia project was completed in December 2046 project was developed on a land strip of ¥ fi2located
in J6zefostaw near Warsaw. The Gardenia projesifagle family housing (houses in a row) projectnpoise 22 units
with an aggregate floor space of 3,683 m
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Business highlights during the nine months ended 3®eptember 2012 (cont'd)

B. Results breakdown by project (cont’d)

Nautica |

The construction of the Nautica | project was caetgrd in June 2010. The Nautica | project was d@esloon a land
strip of 9,698 M located in the Ursynéw district in Warsaw (Sthgkich Street). The project comprises 4 five-storey,
multi-family residential buildings with a total 4#8 apartments and 1 commercial unit and an agggréigar space of
10,648 M.

Other

Other revenues are mainly associated with salésegbarking places and storages in other projeetswere completed
in previous years, as well as rental revenues.

Write-down adjustment

During the nine months ended 30 September 2012,rasult of Net Realizable Value (NRV) analyses endews, a
write-down adjustment for the Constans project masle in the amount of PLN 2,395 thousand.

C. Units sold during the year

The table below presents information on the totalsusold (i.e. total number of units for which tBempany signed
the preliminary sale agreements with the cliertsjing the nine months ended 30 September 2012:

Units sold during

Units sold until the nine months ended Units for sale as at

Project name Location 31 December 2011 30 September 2012 30 September 2012 Total
Imaginarium 1) Warsaw 64 1 - 65
Imaginarium 1119 Warsaw 43 2 - 45
Constans” Warsaw 13 4 17 34
Sakura [ Warsaw 57 26 37 120
Impressio [ Wroctaw 22 19 29 70
Chilli 1 © Pozna 11 4 15 30

Naturalis 1) Warsaw 16 12 32 60
Gemini 11 Warsaw 137 21 24 182
Naturalis [ Warsaw 13 4 35 52
Naturalis 11 Warsaw - 13 47 60
Sakura If” Warsaw - 37 99 136
Verdis 1) Warsaw 60 31 48 139
Panoramika " Szczecin 9 9 72 90
Chilli 11 © Pozna - - 20 20

Espresso " Warsaw 21 59 130 210
Verdis 11 Warsaw - 14 64 78
Miody Grunwald I Pozna - 5 143 148

Total 466 261 812 1,539

(*) For information on the completed projects $8eisiness highlights during the nine months en88dSeptember 2012 — B. Results breakdown by ptdjeages 4
and 5).

(**) For information on current projects under cansction, see “Outlook for the remainder of 2012dafior 2013 — B. Current projects under constructiquages 14-
16).
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Business highlights during the nine months ended 3®eptember 2012 (cont'd)

D. Commencements of new projects

The table below presents information on the prgjéieat for which construction and/or sales commeraring the
nine months ended 30 September 2012:

Project name Location Number of units Area of units ()

Espresso () Warsaw 210 9,500
Chilli 11 © Pozna 20 1,600
Miody Grunwald | (previously named Eclipsé€) Pozna 148 8,500
Verdis 110 Warsaw 78 4,900
Belchatowska 28 | (previously named Newt6h) Pozna 24 1,700
Total 480 26,200

(*) For information on current projects under consttion, see “Outlook for the remainder of 2012 #0d 2013 — B. Current projects under constructidpages 14-16).

(**) For additional information, see “Outlook forhe remainder of 2012 and for 2013 — D. Projectsvitich the sales process commenced and the cofistruegork is
planned to commence in the near future” (page 17).

E. Land purchase

In March 2012, the Group acquired a parcel of laith an area of 2.6 thousandfocated in Wroclaw, Krzyki
District, at Jutrzenki Street (“Land 2”). Land 2ligated nearby a plot of land with an area of T4duisand rhwhich
the Group had purchased in the past (“Land 1")cdmbination, Land 1 and Land 2 shall allow the Graéo build
multifamily buildings that will comprise 300 unitsith an aggregate floor space of 16,100 The purchase price paid
is presented in the Interim Condensed Consolidateaincial Statements under Inventory.

In June 2012, the Group entered into preliminamcpase agreements with private individuals forghitland with an
area of 118.4 thousand’fiocated in Warsaw, district Mokotow atsdsinowa Street. Conclusion of the final purchase
agreements and transferring of the ownership opthperties is expected to be finalized duringfitst half of 2014. It

is assumed that the project planned in this platl sfomprise nearly 650 units with the total aggtegfloor space of
50,000 m; for additional information see the current repwt 5/2012 (7 June 2012). The advance paid iepted in
the Interim Condensed Consolidated Financial Statesnunder Trade and other receivables and prepagme

In August 2012, the Group, through a joint venteméty (Ronson IS Sp. z 0.0. sp.sk.), in which@reup holds a 50%
interest (“JV”), signed the final purchase agreenfen a plot of land with an area of 8.9 thousantl latated in
Warsaw, district Wola at Skierniewicka and Wolskee&ts. It is assumed that the project plannedim ilot shall
comprise nearly 550 units with the total aggrediater space of 24,500 The purchase price paid is presented in the
Interim Condensed Consolidated Financial Statemerdsr Inventory.

Financial information

The Interim Condensed Consolidated Financial Statgsnas included in this Interim Financial Repartpages 21
through 40 have been prepared in accordance wighniational Financial Reporting Standards (“IFR®)particular
in accordance with IAS 34 and IFRSs endorsed byEilmpean Union. At the date of authorisation @fsth Interim
Condensed Consolidated Financial Statements, it tff the current process of IFRS endorsement énEhropean
Union and the nature of the Group’s activitiesy¢his no difference between the IFRSs applied byGhoup and the
IFRSs endorsed by the European Union. IFRSs comptandards and interpretations accepted by tleenkdional
Accounting Standards Board (“IASB”) and the Intdroiaal Financial Reporting Interpretations Comnat{&iFRIC").

The Interim Condensed Consolidated Financial Stet¢sndo not include all the information and disales required
in annual consolidated financial statements, aralilshbe read in conjunction with the Group’s annc@hsolidated
financial statements as at 31 December 2011. Fditiathl information see Note 3 of the Interim Cended
Consolidated Financial Statements.
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Overview of results

The Company’s net profit for the nine months end®d September 2012 was PLN 299 thousand and can be
summarized as follows:

For the nine months ended
30 September
2012 2011
PLN
(thousands, except per share data)

Revenue 72,923 61,262
Cost of sales (61,498) (50,187)
Gross profit 11,425 11,075

Selling and marketing expenses (4,442) (3,650)
Administrative expenses (10,667) (10,561)
Other expenses (932) (1,367)
Other income 1,446 952
Result from operating activities (3,170) (3,551)

Finance income 2,839 3,863
Finance expense (898) (444)
Net finance income 1,941 3,419
Profit/(loss) before taxation (1,229) (132)
Income tax benefit 1,259 1,015
Net profit for the period before non-controlling interests 30 883
Non-controlling interests 269 32
Net profit for the period attributable to the equity holders of the

parent 299 915

Net earnings per share (basic) 0.001 0.003

Revenue

Total revenue increased by PLN 11.7 million (19%9)nf PLN 61.3 million during the nine months ended 3
September 2011 to PLN 73 million during the ninenthe ended 30 September 2012, as the Company idelineore
apartments to its customer, i.e. 153 units (tosable area of 10,513%rduring the nine months ended 30 September
2012, while in the same period of 2011 this nundapunted to 77 units (total usable area of 9,986 Tine increase

in revenues however is primarily explained by aréase in the average selling price pérdne to the decrease in the
number single family houses delivered to the custsmvhich had a significant lower selling price pércompared to
the average selling price in other projects.
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Overview of results (cont'd)

Costof sales

Cost of sales increased by PLN 11.3 million (22.5%)m PLN 50.2 million during the nine months endgd
September 2011 to PLN 61.5 million during the ninenths ended 30 September 2012, which is primasflained
by increase in average total cost of sales fedme to the decrease in the number single fanailyses delivered to the
customers which had lower total cost of sales pecampared to the average total cost of sales iergttojects. Cost
of sales was furthermore impacted by the write-dadjustment on the Constans project, which wasgrized during
the nine months ended 30 September 2012.

Gross margin

The gross margin during the nine months ended 3ReBwer 2012 was 15.7% which compares to a grosgima
during the nine months ended 30 September 2018.484. The decrease in gross margin is primarilyjarpd by the
impact of the write-down adjustment on the Constanagect, which was recognized during the nine mer@nded 30
September 2012. The gross margin before this widien adjustment during the nine months ended 3@eSdper 2012
was 19.0%.

Selling and marketing expenses

Selling and marketing expenses increased by PLNn@l®&n (21.7%) from PLN 3.6 million for the ninmonths ended
30 September 2011 to PLN 4.4 million for the ninentihs ended 30 September 2012. The increase ofisgpeeflects
the changing market dynamics, which demand thatldpers undertake a more proactive sales and naglkeffort in
a more competitive environment. The Company in@eédts selling and marketing budget mainly durihg three
month period ending on 30 September 2012 (incrbage9% comparing to 2011), while during the six tfoperiod
ending on 30 June 2012 selling and marketing exgewere higher by 5% compared to the same perig@’id.

Administrative expenses
Administrative expenses increased by PLN 0.1 mmll{@%) from PLN 10.6 million for the nine monthsded 30
September 2011 to PLN 10.7 million for the nine therended 30 September 2012.

Other expenses

Other expenses decreased by PLN 0.4 million frol\ RL4 million for the nine months ended 30 Septem#fH 1 to
PLN 1 million for the nine months ended 30 Septenafd 2, which is primarily explained by a decremsmaintenance
expense of unsold units.

Other income

Other income increased by PLN 0.5 million from PLN million for the nine months ended 30 Septenfi¥rl to
PLN 1.5 million for the nine months ended 30 Sefften2012, which is primarily explained by increasdhe net
profit on sale of property and equipment.
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Overview of results (cont'd)

Net finance income/(expense)

Finance income/(expense) is accrued and capitalisguart of the cost price of inventory to the ektéis is directly
attributable to the construction of residentialtsnUnallocated finance income/(expense) not cligeth is recognized
in the statement of comprehensive income.

The table below shows the finance income/(expehsfdre capitalization into inventories and the ltdtaance
income/(expenses) capitalized into inventories:

For the nine months ended 30 September 2012

PLN (thousands)

Amount Recognized as profit or
Total amount capitalized loss
Finance income 2,899 (60) 2,839
Finance expense (14,892) 13,994 (898)
Net finance (expense)/income (11,993) 13,934 1,941

For the nine months ended 30 September 2011

PLN (thousands)

Amount Recognized as profit or
Total amount capitalized loss
Finance income 3,863 - 3,863
Finance expense (12,632) 12,188 (444)
Net finance (expense)/income (8,769) 12,188 3,419

Net finance expenses before capitalization incetagePLN 3.2 million (36.8%) from PLN 8.8 milliorudng the nine

months ended 30 September 2011 to PLN 12.0 mifliming the nine months ended 30 September 2012Zhwhias a

result of an increase in finance expense due ia@ease in loans and borrowing that related mamlithe issuance of
the bonds during April 2011, as well as a decréadgmance income due to a decrease in short-texposits kept by
the Company in bank accounts.

Income tax benefit

During the nine months ended 30 September 201Zthep realized a tax benefit of PLN 1.3 milliordg6 of the net

loss before tax) in comparison to a tax beneffPbiN 1.0 million (769% of the net loss before tam) the nine months
ended 30 September 2011. The high effective taxdating the nine months ended 30 September 20di2hwesulted

in a tax benefit, is explained by the recognitidriax assets created during the nine months en@egeptember 2012.
The recognition of the tax assets took place aterorganizational restructuring of the Group, whadlowed the

Company to utilize certain tax losses that in pperiods were deemed not to be usable.

Non-controlling interests

Non-controlling interests comprise the share ofarity shareholders in losses from subsidiaries #rat not 100%
owned by the Company and amounted to PLN 269 tmali§zositive) for the nine months ended 30 Septergba&?2,
as compared to PLN 32 thousand (positive) for the months ended 30 September 2011.
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Overview of selected details from the Interim Condaated Statement of
Financial Position

The following table presents selected details ftbm Interim Consolidated Statement of FinancialitRwsin which
material changes had occurred.

As at As at
30 September 31 December
2012 2011

PLN (thousands)

Inventory 714,803 631,317

Advances received 142,694 87,391

Loans and borrowings 215,996 211,284
Inventory

The balance of inventory is PLN 714.8 million as3&f September 2012 as compared to PLN 631.3 midoof 31
December 2011.Inventory increased primarily assalt®f the Group’s investments associated witbaiconstruction
costs for a total amount of PLN 104.3 million, acrease in land and related expense for a totalatraf PLN 19.7
million and a net finance expense capitalized ftotal amount of PLN 13.9 million. The increase wéfset by cost of
sales recognized for a total amount of PLN 59.Tionil

Advances received

The balance of advances received is PLN 142.7anibis of 30 September 2012 as compared to PLNn@ilidn as of
31 December 2011. The increase was a result ohadsaeceived from clients regarding sales of esdidl units for a
total amount PLN 128.2 million, which increase widfset by revenues recognized from the sale oflezgial units for
a total amount of PLN 72.9 million.

Loans and borrowings

The total of short-term and long-term loans anddaings is PLN 216.0 million as of 30 September28admpared to
PLN 211.3 million as of 31 December 2011. The insg2was primarily the effect of proceeds from blmaks net of
bank charges for a total amount of PLN 22.9 milleord proceeds from loans received from third psutp@rties in the
joint venture entity (Ronson IS Sp. z 0.0. sp.gk.)which the Group holds a 50% interest) for alt@mount of PLN
5.2 million. The increase was offset in part byaympents of bank loans for the total amount PLN 26illon. Of the
mentioned PLN 216.0 million, an amount of PLN 8Bilion comprises facilities maturing no later tha@ September
2013.

The maturity structure of the loans and borrowirgftects the Company’s activities in the past % tgears to partially

refinance some of its land acquisitions with sherth and medium-term banking facilities. In additior the majority

of projects where construction works have alreadypnmenced, the Company also entered into loan agmsm
regarding the financing of construction costs. Toenpany intends to repay its loans and borrowibhgth received for

land purchases as well as for construction wortimfthe proceeds expected from customers buyingrapats in the

projects co-financed with the particular loans.
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Ronson Europe N.V.

Directors’ report

Overview of selected details from the Interim Condaated Statement of
Financial Position (cont’d)

Loans and borrowings (cont'd)

The loans and borrowings may be split into fouregaties: 1) floating rate bond loans, 2) bankinank related to
residential projects which are completed or undmstruction, 3) banking loans granted for the foiag of land
purchases related to projects where the Companynbtaieentered into loan facilities regarding theafining of
construction works, and 4) loans from third parties

Floating rate bond loans as at 30 September 20b2iaed to PLN 90.4 million comprising a loan pripadi amount of
PLN 87.5 million plus accrued interest of PLN 3.8llion minus one-time costs directly attributed tioe bond

issuances which are amortized based on the eféeictierest method (PLN 0.9 million). The bonds rawésecured and
mature in April 2014.

The bank loans supporting completed projects ojept® under construction are tailored to the paceoastruction
works and of sales. As at 30 September 2012, limathés category amounted to PLN 48.1 million.

The bank loans granted to finance the land purchasat 30 September 2012 amounted to PLN 66.tbmiii total.
Loans from third parties as at 30 September 201duated to PLN 11.4 million.

Overview of cash flow results

The Group funds its day-to-day operations prin¢ypbm cash flow provided by its operating actie, loans and
borrowings under its loan facilities.

The following table sets forth the cash flow oroasolidated basis:
For the nine months ended
30 September
2012 2011

PLN (thousands)

Cash flow from/(used in) operating activities &) 13,894
Cash flow from/(used in) investing activities (7,332) (33,335)
Cash flow from/(used in) financing activities 1,454 24,198

Operating activities

The Company'’s net cash outflow used in operatintyities for the nine months ended 30 Septembe22frhounted
to PLN 34.5 million which compares to a net cadftoim from operating activities during the nine mositended 30
September 2011 amounting to PLN 13.9 million. Therdase is principally explained by:

- a net cash outflow used in inventory amounting toNF2.1 million during the nine months ended 30
September 2012 as compared to a net cash outfled insinventory amounting to PLN 37.6 million dugin
the nine months ended 30 September 2011; the reason for increasing cash outflow used in inventeay
increasing the number and the volume of projecdeurconstruction as well as increasing expenses for
purchase of new lands (including plots at Skierig&wa Street in Warsaw and at Jutrzenki Street iodhéw),
and

- anet cash outflow used in trade and other reckisadnd prepayments amounting to PLN 24.5 milliarird)
the nine months ended 30 September 2012 as comfaeedet cash inflow from trade and other recdesb
and prepayments amounting to PLN 3.3 million during nine months ended 30 September 2011; the main
reason for the increase in the cash outflow idribeease advance for land purchase (plot @hilmwa Street
in Warsaw).
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Ronson Europe N.V.

Directors’ report

Overview of cash flow results (cont’d)

Operating activities (cont'd)

This effect was offset in part by:

a net cash inflow from trade and other payablesammdued expenses amounting to PLN 16.4 millionnguthe nine
months ended 30 September 2012 as compared tacasteinflow from trade and other payables andusttexpenses
amounting to PLN 9.8 million during the nine monérxied 30 September 2011;

- a net cash inflow from advances received from tdigrgarding sales of residential units from cadtow
PLN 108.8 million during the nine months ended 3&pt&mber 2011, which were offset by revenue
recognized for a total amount of PLN 61.3 milliam,advances received in the amount of PLN 128.Hamil
during the nine months ended 30 September 2012Zhwiére offset by revenue recognized for a totaduamh
of PLN 72.9 million.

Investing activities

The Company’s net cash outflow used in investinyvdies amounting to PLN 7.3 million during thenei months
ended 30 September 2012 compared to a net casbvoutfed in investing activities totaling PLN 33r8llion during
the nine months ended 30 September 2011. The seisg@rimarily explained by:
- the investment in securities in an open end investrfund amounting to PLN 20.8 million during thimen
months ended 30 September 2011 compared to niigithie nine months ended 30 September 2012;
- a net cash outflow used in collateralized shomatéank deposits amounting to PLN 4.3 million durthe
nine months ended 30 September 2011 compared sbtaaflow used in collateralized short-term bank
deposits of PLN 2.6 million during the nine monémsled 30 September 2012.

Financing activities

The Company’s net cash inflow from financing adidés totaled PLN 1.5 million during the nine mongrsded 30

September 2012 compared to a net cash inflow ngf&iLN 24.2 million in the nine months ended 30t8ejber 2011.

The decrease is primarily due to:

- the proceeds from the issuance of bonds (net d)asnounting to PLN 85.7 million during the ninemths
ended 30 September 2011 compared to nil duringitreemonths ended 30 September 2012,and

- the proceeds from loans received from third paréieswounting to PLN nil during the nine months endd
September 2011 compared to PLN 5.2 million durhgriine months ended 30 September 2012 ,and

- arepayment of secured bank loans amounting to ®@BNnillion during the nine months ended 30 Septm2®11
compared to a repayment of secured bank loans amguo PLN 26.7 million during the nine months edd30
September 2012.

The decrease is partly offset by the effects &payment of related parties loans amounting to B2I9 million during

the nine months ended 30 September 2011 comparedduring the nine months ended 30 September 284 vell as

effects of the proceeds from bank loans amountngltN 0.5 million during the nine months ended 3ptBmber

2011 compared to PLN 24.1 million during the ninents ended 30 September 2012.
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Ronson Europe N.V.

Directors’ report

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
2012 (9 months) 4.209 4.047 4514 4.114
2011 (9 months) 4.021 3.840 4.490 4.411
Source: National Bank of Poland (“NBP”)
Selected financial data EUR PLN

(thousands, except per share data and number of stes)
For the nine months ended 30 September or as at 3@ptember

2012 2011 2012 2011
Revenues 17,325 15,236 72,923 61,262
Gross profit 2,714 2,754 11,425 11,075
Profit/(loss) before taxation (292) (33) (1,229) (132)
Profit for the period 7 228 30 915
Cash flows (used in)/from operating activities (8,208) 3,455 (34,547) 13,894
Cash flows (used in) investment activities (1,742) (8,290) (7,332) (33,335)
Cash flows from financing activities 345 6,018 1,454 24,198
(Decrease)/Increase in cash and cash equivalents (9,604) 1,183 (40,425) 4,757
Inventory 173,749 137,518 714,803 606,592
Total assets 204,636 173,815 841,871 766,699
Advances received 34,685 20,833 142,694 91,895
Long term liabilities 32,579 33,210 134,032 146,488
Short term liabilities (including advances received 67,903 44,803 279,352 197,628
Equity attributable to owners of the parent company 103,185 94,829 424,502 418,292
Share capital 5,054 5,054 20,762 20,762
Average number of equivalent shares (basic) 272,360,000 272,360,000 272,360,000 272,360,000
Net earnings per share (basic) 0.0002 0.001 0.001 0.003

* Information is presented in EUR solely for presgion purposes. Due to changes in the Polish Zafginst the Euro exchange rate over the past
period, the Statement of Financial Position dataymat accurately reflect the actual comparativeafinial position of the Company. The reader
should consider changes in the PLN / EUR exchaagefrom 1 January 2011 to 30 September 2012, wgewing this data.
Selected financial data were translated from PLtd IBUR in the following way:
(i) Statement of financial position data were triamed using the period end exchange rate publishethe National Bank of Poland for the last
day of the period.
(ii) Statement of comprehensive income and cas¥sfltata were translated using the arithmetical agerof average exchange rates published
by the National Bank of Poland
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Ronson Europe N.V.

Directors’ report

Outlook for the remainder of 2012 and for 2013

A. Completed projects

The table below presents information on the totaidential units in the completed projects/stapes the Company
expects to sell and deliver during the remaindeétif2 and 2013:

Number of residential Number of residential
units sold®) units delivered®
During the During the 9 Number of
9 months months residential
Until 31 ended 30 Until 31 ended 30 units expected
Total December  September December September to be delivered
Project name Location units 2011 2012 Total 2011 2012 Total (*)
Constan$™ Warsaw 34 13 4 17 12 3 15 19
Sakura (7 Warsaw 120 57 26 83 - 74 74 46
Impressio [ Wroctaw 70 22 19 41 - 28 28 42
Chilli | ¢ Pozna 30 11 4 15 - 12 12 18
Naturalis 11 Warsaw 60 16 12 28 - 22 22 38
Nautica 11" Warsaw 3 3 - 3 2 - 2 1
Total 317 122 65 187 14 139 153 164

©  For the purpose of disclosing information relatemthe particular projects, the word “sell” (“soldy is used, that relates to signing the
preliminary sale agreement with the client for #ade of the apartment; whereas the word “deliveiti€livered”) relates to the transferring of
significant risks and rewards of the ownershiphef tesidential unit to the client.

™ For information on the completed projects see $Bess highlights during the nine months endedeffietnber 2012 — B. Results breakdown
by project” (pages 3 to 5).

B. Current projects under construction

The table below presents information on projectsaoich completion is scheduled in the remainde2@f2, 2013 and
2014. The Company has obtained construction pefoitall projects/stages and has commenced cottistnuc

Expected

Total area of Total Units sold until 30 completion of
Project name Location units (m?) units September 2012 construction
Naturalis | Warsaw 2,900 52 17 2013
Naturalis 111 Warsaw 3,400 60 13 2013
Sakura Il Warsaw 8,300 136 37 2013
Verdis | Warsaw 9,400 139 91 2012
Panoramika | Szczecin 5,300 90 18 2012
Gemini Il Warsaw 13,900 182 158 2012
Chilli Il Poznaa 1,600 20 - 2013
Verdis Il Warsaw 4,900 78 14 2013
Miody Grunwald | Poznéa 8,500 148 5 2014
Espresso | Warsaw 9,500 210 80 2014

Total 67,700 1,115 433
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Directors’ report

Outlook for the remainder of 2012 and for 2013 (cord)

B. Current projects under construction (cont'd)

Naturalis | and 11l
Description of project

The first and the third phases of the Naturaliggmare being developed on a part of a land sfip1,800 M located
in Lomianki near Warsaw. These two phases are aint@tion of Naturalis I, which was completed iigust 2012.
The first and the third phase of this project wiimprise 1 four-storey, multi-family residentialilding with a total of
52 apartments and an aggregate floor space of 28@hd 1 four-storey, multi-family residential buitdj with a total
of 60 apartments and an aggregate floor space46D3yf, respectively. In total the Naturalis project stamprise
approximately 490 units with a total estimated fisable area of 30,200°m

Stage of development

The construction of the first and the third phasiethe Naturalis project commenced in Septembe0201d December
2011, respectively, while completion is expectedttie first quarter of 2013 and the second quarfe2@i3,
respectively.

Sakura Il

Description of project

The Sakura Il project is being developed on a pam land strip of 21,000 Trlocated in the Mokotéw district in
Warsaw (Ktobucka Street) the project is a contiimmbf Sakura I, which was completed in May 201Be Sakura Il
project will comprise 1 seven and eleven-storeyitiffamily residential building with a total of 13&partments and an
aggregate floor space of 8,306.im total, the Sakura project shall comprise atb&@0 units with a total estimated flat
usable area of 30,800°m

Stage of development

The construction of the Sakura Il project commenice@ctober 2011 and is expected to be completatigrsecond
quarter of 2013.

Verdis I and Il

Description of project

The first and the second phases of the Verdis graje being developed on a part of a land strip6e800 M located

in the Wola district in Warsaw (Soigikiego Street). The first phase and the secondepbfathis project will comprise
3 seven, eight and ten-storey, multi-family restagrbuildings with a total of 128 apartments adidcbmmercial units
and an aggregate floor space of 9,40Damd 2 seven-storey, multi-family residential binifgs with a total of 78
apartments and an aggregate floor space of 4,90@espectively. In total, the Verdis project shamprise around
380 units with a total estimated flat usable arfe260100 m.

Stage of development

The construction of the first and the second pludiséerdis project commenced in November 2011 angusii 2012,
respectively, while completion is expected in therth quarter of 2012 and the fourth quarter of0&spectively.
Panoramika |

Description of project

The first phase of the Panoramika project is beiegeloped on a part of a land strip of 30,300enated in Szczecin
at Duaska Street. The first phase of this project wililngwise 2 four and five-storey, multi-family residiah buildings
with a total of 90 apartments and an aggregate pace of 5,300 min total, the Panoramika project shall comprise
around 514 units with a total estimated flat usaiosa of 36,700

Stage of development

The construction of the first phase of the propwnhmenced in November 2010 and is expected to impleted in the
fourth quarter of 2012.
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Outlook for the remainder of 2012 and for 2013 (cord)

B. Current projects under construction (cont’d)

Gemini Il
Description of project

The second phase of the Gemini project is beingldged on a land strip of 4,703 focated in the Ursynéw district in
Warsaw (KEN Avenue) situated next to the subwatistadmielin. The project is a continuation of Geninl, which
was completed in 2010. The Gemini Il project wihngprise 2 eight and eleven-storey, multi-familyidestial
buildings with a total of 167 apartments and 15 c@rcial units and an aggregate floor space of T80

Stage of development

The construction of the second phase of the praj@ectmenced in March 2011 and is expected to be ledatpin the
fourth quarter of 2012.

Chilli 1l
Description of project

The second phase of the Chilli project is beingettyed on a part of a land strip of 39,60%latated in Tulce near
Pozna, the project is a continuation of Chilli I, whietas completed in July 2012. The Chilli Il projeatlvwomprise
20 units with an aggregate floor space of 1,6G0Imtotal the Chilli project shall comprise aroud4 units with a
total estimated usable area of 17,800 m

Stage of development

The construction of second phase of Chilli promthmenced in May 2012, while completion is expedtethe third
quarter of 2013.

Espresso |
Description of project

The first phase of the Espresso project is beingldped on a part of a land strip of 16,192located in Warszawa at
Jana Kazimierza Street. The first phase of thigegtowill comprise 210 units with an aggregate flepace of 9,500
m’. In total, the Espresso project shall compriseiado688 units with a total estimated usable are25¢§00 m,

Stage of development

The construction of the first phase of the promhmenced in March 2012 and is expected to be aietpin the first
quarter of 2014.

Miody Grunwald | (previously named Eclipse)
Description of project

The first phase of the Miody Grunwafitoject is being developed on a part of a land sifi 15,449m? located in
Pozna at Jeleniog6rska Street. The first phase of thajept will comprise 3 six-storey, multi-family reential
buildings with a total of 136 apartments and 12 em@rtial units and an aggregate floor space of 86800n total, the
Mtody Grunwald project shall comprise around 428swith a total estimated usable area of 25,060 m

Stage of development

The construction of the first phase of the profmnhmenced in September 2012 and is expected torbpleted in the
second quarter of 2014.
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Outlook for the remainder of 2012 and for 2013 (cord)

C. Projects for which construction work is plannéd commence during the remainder of 2012

As the Company is aware of increasing competitiothe market, the Company has been careful to neattegnumber
of new projects and the makeup of such projectsrier to best satisfy consumer demand. During ¢éimeamder of
2012, the Company is considering the commencenfatgv@lopment of one new project.

Tamka

The Tamka project will be developed on a land siifi2,515 M located in Warsaw city centre at Tamka Street. The
project will comprise around 64 units with an aggre floor space of 5,600°mThe Company is considering
commencing construction of the project before the @f 2012.

D. Projects for which the sales process commencad te construction work is planned to
commence in the near future

Betfchatowska 28 (previously named Newton)

The Belchatowska 28 project will be developed dana strip of 10,908 fmlocated in Poznaat Belchatowska Street.
The project will comprise 50 units with an aggreghivor space of 3,700 ‘min April 2012, the Company started the
sales process of the first phase of this projeaprésing 24 units with an aggregate floor spacel @00 mi. The
construction work is planned to commence in that fjuarter of 2013.
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Outlook for the remainder of 2012 and for 2013 (cord)

E. Value of the preliminary sales agreements signeith clients for which revenue has not
been recognized in the Consolidated Statement aih@rehensive Income

The current volume and value of the preliminargsagreements signed with the clients do not imihecStatement
of Comprehensive Income account immediately buy affter final settlement of the contracts with thestomers (for
more details see under “A — Completed projects”vabon page 14). The table below presents the vaiuihe
preliminary sales agreements executed with the @oyip clients in particular for units that have been recognized
in the Consolidated Statement of Comprehensivenhgco

Value of the preliminary sales

agreements signed with clients in Completed / expected
Project name Location thousands of PLN completion of construction
Nautica 11? Warsaw 1,444 Completed
Constang’ Warsaw 2,460 Completed
Gemini 1) Warsaw 117 Completed
Sakura Warsaw 4,921 Completed
Impressio [ Wroctaw 4,720 Completed
Chilli 1 © Pozna 754 Completed
Naturalis 11 Warsaw 1,620 Completed
Verdis 1) Warsaw 40,460 2012
Gemini 11 Warsaw 98,452 2012
Panoramika {* Szczecin 5,444 2012
Naturalis I Warsaw 4,202 2013
Naturalis 111¢ Warsaw 3,381 2013
Sakura 1™ Warsaw 14,024 2013
Verdis 11 Warsaw 5,474 2013
Espresso " Warsaw 21,644 2014
Miody Grunwald I Pozna 1,560 2014
Total 210,677

) For information on the completed projects see ‘iBass highlights during the nine months ended 3eBeber 2012 — B. Results breakdown by
project” (pages 3 to 5).

) For information on current projects under constiogi, see under “B” above (pages 14-16).

During the fourth quarter of 2012, the Company plém deliver to its customers all units which werdd and for
which the construction process was completed ath@fend of September 2012, as well as all soldsunitthe

Panoramika project (the occupancy permit was reckim October) as well as the majority of sold sinit projects
Gemini 2 and Verdis 1, which are expected to beptetad by the end of November 2012. Successfulemphtation
of this plan (especially delivery of units in theofitable projects Gemini and Verdis) is expectedranslate into very
positive financial results during the fourth quaded in entire 2012.

F.  Main risks and uncertainties during the remairal of 2012
The economic situation in Europe and in Poland tmedongoing uncertainties in the housing market emidkvery
difficult to predict results for 2012 more precigelhe level of development of the Polish econothg,performance of

the banking industry and consumers’ interest in hewsing projects, as well as increasing compaetitiothe market
are considered to be the most significant unceigairfior the financial year ending 31 December 2012
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Additional information to the report

To the best of the Company’s knowledge, as of tite df publication of this short report for the @imonths ended 30
September 2012 (6 November 2012), the followingednziders are entitled to exercise over 5% of thténg rights at
the General Meeting of Shareholders in the Company:

Shares
As of As of As of
6 November 2012 Increase in 30 September 2012 Increase in 31 December 2011
Number of shares / number of Number of shares / number Number of shares /
% of shares shares % of shares of shares % of shares
Shares issued 272,360,000 - 272,360,000 - BI2OB0
Major shareholders:
LT.R. Dori B.V. 174,898,374 - 174,898,374 - 174,898,374
64.2% 64.2% 64.2%
GE Real Estate CE 41,800,000 - 41,800,000 - 41,800,000
Residential B.V. 15.3% 15.3% 15.3%
Amplico Otwarty Fundusz N/A N/A N/A N/A N/A
Emerytalny
Between 5%-10%. Between 5%-10%. Between 5%-:10
ING Otwarty Fundusz N/A N/A N/A N/A N/A
Emerytalny Between 5%-10%. Between 5%-10%. Between 5%:10

Changes in ownership of shares and rights to shabysManagement Board members in the nine months
ended 30 September 2012 and until the date of pa#tion of this report

Shares

The following members of the Management Board olares in the Company:

- Mr Ronen Ashkenazi as at 30 September 2012 and the alay of publishing this report, indirectly tiel
18.5% of the shares and voting rights in a 50% edf@der of I.T.R Dori B.V. and, as a result, thus
indirectly held a 5.9% interest in the Company.

- Mr Israel Greidinger, as at 30 September 2012 andtdahe day of publishing this report, indiredtigid
40.8% of the shares and 43.8% of the voting righisrael Theatres Ltd, a 50% shareholder of |.Ddi
B.V. and, as a result, thus indirectly held 13.1%th®e shares and 14.1% of the voting rights in the
Company.

Changes in ownership of shares and rights to shabgsSupervisory Board members in the nine months
ended 30 September 2012 and until the date of mation of the report

The members of the Supervisory Board did not irlligily own any shares and/or rights to shares enGbmpany
during the period from 1 January 2012 until 6 Noleen2012.

Changes in the Management Board in the nine monthsded 30 September 2012 and until the date of
publication of the report

Karol Pilniewiczstepped down as managing director B effective erdey of 31 October 2012. For more details please
see the current report no. 12/2012 (dated 31 OcibiE?).
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Additional information to the report (cont’d)

Other

As of 30 September 2012, the Company has issuexhgpeas for bank loans granted to subsidiaries atimauto
a total of PLN 26,876 thousand.

As of 30 September 2012, the Group had no litigatifor claims or liabilities that in total would @ed 10% of the
Group’s equity.

The following net movements in the Group’s mainygmns took place during the nine months ende®8ptember
2012:
- adecrease in the provision for deferred tax litiedl of PLN 459 thousand (a decrease of PLN 428ghAnd
during the nine months ended 30 September 2011).

Responsibility statement

The Management Board confirms that, to the bestsoknowledge, these Interim Condensed Consolid&tedncial
Statements have been prepared in accordance w@mational Financial Reporting Standards (“IFR®1)particular
in accordance with IAS 34 and IFRSs endorsed byEilmpean Union. At the date of authorisation @fsth Interim
Condensed Consolidated Financial Statements, it tff the current process of IFRS endorsement énEhropean
Union and the nature of the Group’s activitiesyé¢his no difference between the IFRSs applied byGhoup and the
IFRSs endorsed by the European Union. IFRSs comptendards and interpretations accepted by tleenktional
Accounting Standards Board (“IASB”) and the Intdimaal Financial Reporting Interpretations Comnat(&lFRIC").
The Interim Condensed Consolidated Financial Statgsngive a true and fair view of the state ofiedfaf the Group
at 30 September 2012 and of the net result fopénmd then ended.

The Directors’ report in this Interim Financial Repgives a true and fair view of the situationtbe balance sheet
date and of developments during the nine monthegeogether with a description of the principapoptunities and

risks associated with the expected developmertefQ@roup for the remaining months of the finangedr. The nine

months management board report gives a true andié&v of the important events of the past nine-thgueriod and

their impact on the interim financial statements,weell as the principal risks and uncertainties tfa three-month

period to come, and the most important relatedygeahsactions.

The Management Board

Shraga Weisman Tomasz taiski Andrzej Gutowski
Chief Executive Officer Chief Financial Officer Sales and Marketing Director
Israel Greidinger Ronen Ashkenazi

Rotterdam, 6 November 2012
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Interim Condensed Consolidated Financial Statemerfor the nine months ended 30 September 2012

Interim Consolidated Statement of Financial Position

As at 30 September 31 December
2012 2011
(Reviewed/ (Audited)
In thousands of Polish Zlotys (PLN) Note Unaudited)
Assets
Property and equipment 8,288 8,949
Investment property 9,249 9,249
Loans granted to third parties 1,014 928
Loans granted to related parties 5,298 -
Deferred tax assets 6,675 5,843
Total non-current assets 30,524 24,969
Inventory 9 714,803 631,317
Trade and other receivables and prepayments 36,860 12,354
Income tax receivable 351 187
Short-term bank deposits - collateralized 5,136 2,512
Cash and cash equivalents 54,197 94,622
Total current assets 811,347 740,992
Total assets 841,871 765,961
Equity and liabilities
Share capital 20,762 20,762
Share premium 282,873 282,873
Retained earnings 120,867 120,568
Equity attributable to equity holders of the parent 424,502 424,203
Non-controlling interests 3,985 4,254
Total equity 428,487 428,457
Liabilities
Floating rate bond loans 10 86,611 86,180
Secured bank loans 11 29,455 21,746
Loans from third parties 11,402 5,726
Other payables 714 384
Deferred tax liability 5,850 6,309
Total non-current liabilities 134,032 120,345
Trade and other payables and accrued expenses 47,870 31,832
Floating rate bond loans 10 3,759 1,667
Secured bank loans 11 84,769 95,965
Advances received 142,694 87,391
Income tax payable 26 43
Provisions 234 261
Total current liabilities 279,352 217,159
Total liabilities 413,384 337,504
Total equity and liabilities 841,871 765,961

The notes included on pages 25 to 40 are an intg@na
of these interim condensed consolidated finanta&ksments
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Interim Condensed Consolidated Financial Statemerfor the nine months ended 30 September 2012

Interim Consolidated Statement of Comprehensive Ineme

For the 9 For the 3 For the 9 For the 3
months months months months
ended ended ended ended
30 30 30 30
September September  September  September
2012 2012 2011 2011
(Reviewed/  (Unreviewed/ (Unreviewed/  (Unreviewed/
PLN (thousands, except per share data and numbshases) Note  Unaudited) Unaudited) Unaudited) Unaudited)
Revenue 72,923 31,054 61,262 21,328
Cost of sales (61,498) (28,613) (50,187) (17,701)
Gross profit 11,425 2,441 11,075 3,627
Selling and marketing expenses (4,442) (1,780) (3,650) (1,118)
Administrative expenses (10,667) (3,482) (10,561) (3,694)
Other expenses (932) (269) (1,367) (572)
Other income 1,446 754 952 430
Result from operating activities (3,170) (2,336) (3,551) (1,327)
Finance income 2,839 656 3,863 1,476
Finance expense (898) (452) (444) (69)
Net finance income 1,941 204 3,419 1,407
Profit/(loss) before taxation (1,229) (2,132) (132) 80
Income tax benefit/(expense) 12 1,259 438 1,015 240
Profit/(loss) for the period 30 (1,694) 883 320
Other comprehensive income - - - -
Total comprehensive income for the period, net ofaix 30 (1,694) 883 320
Total comprehensive income attributable to:
Owners of the parent company 299 (1,610) 915 352
Non-controlling interests (269) (84) (32) (32)
30 (1,694) 883 320
Weighted average number of equivalent shares € basi 272,360,000 272,360,000 272,360,000 272,360,000
Net earnings/(loss) per share - basic 0.001 (0.006) 0.003 0.001

The notes included on pages 25 to 40 are an intggnd
of these interim condensed consolidated finanda&kesments

22



Ronson Europe N.V.

Interim Condensed Consolidated Financial Statemerfor the nine months ended 30 September 2012

Interim Consolidated Statement of Changes in Equity

Attributable to the Equity holders of parent

Share Share Retained Total % Total
. capital premium earnings ota coptro g o_ta
In thousands of Polish Zlotys (PLN) interests equity
Balance at 1 January 2012 20,762 282,873 120,568 4.2P3 4,254 428,457
Comprehensive income:
Profit/(loss) for the nine months
ended 30 September 2012 - - 299 299 (269) 30
Other comprehensive income - - - - - -
Total comprehensive income - - 299 299 (269) 30
Balance at 30 September 2012
(Reviewed/ Unaudited) 20,762 282,873 120,867 424,502 3,985 428,487
Attributable to the Equity holders of parent
| Non-
Cihﬁ;? re;?ﬁrf E::ili:eg Total controlling Total
In thousands of Polish Zlotys (PLN) B B 4 interests equity
Balance at 1 January 2011 20,762 282,873 113,742 7.38%7 - 417,377
Non-controlling interest arising on a
acquisition of subsidiary - - - - 4,323 4,323
Comprehensive income:
Profit/(loss) for the nine months
ended 30 September 2011 - - 915 915 (32) 883
Other comprehensive income - - - - - -
Total comprehensive income - - 915 915 (32) 883
Balance at 30 September 2011
(Unreviewed/ Unaudited) 20,762 282,873 114,657 418,292 4,291 422,583

The notes included on pages 25 to 40 are an intg@na
of these interim condensed consolidated finan¢akments.
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Interim Consolidated Statement of Cash Flows

For the 9 months

For the 9 months

ended ended
30 September 2012 30 September 2011
(Reviewed/ (Unreviewed/

In thousands of Polish Zlotys (PLN) Unaudited) Unaudited)
Cash flows from/(used in) operating activities
Profit for the perio 30 88¢
Adjustments to reconcile profit for the period &t nash used in operating activities
Depreciation 567 433
Finance expense 898 444
Finance income (2,839) (3,863)
Profit on sale of property and equipment (239) (1)
Write-down of inventory 2,395 -
Income tax benefit (1,259) (1,015)
Subtotal (447) (3,129)
Decrease/(increase) in inventory (72,144) (37,599)
Decrease/(increase) in trade and other receivabléprepayments (24,506) 3,346
Increase/(decrease) in trade and other payableaconded expenses 16,368 9,755
Increase/(decrease) in provisions 27) (1,392)
Increase/(decrease) in advances received 55,303 47,548
Subtotal (25,453) 18,529
Interest paid (11,634) (8,456)
Interest received 2,753 3,306
Income tax paid (213) 515
Net cash (used in)/from operating activities (34,547) 13,894
Cash flows from/(used in) investing activities
Acquisition of property and equipment (230) (769)
Acquisition of investment property - (509)
Investment in other current financial assets - (20,772)
Acquisition of newly consolidated subsidiary, nétash acquired - (1,341)
Short-term bank deposit — collateralized (2,624) (4,320)
Loans granted to related parties (5,238) -
Loans granted to third parties - (5,635)
Proceeds from sales of property and equipment 760 11
Net cash from/(used in) investing activities (7,332) (33,335)
Cash flows from/(used in) financing activities
Proceeds from bank loans 24,141 539
Bank charges (1,270) (563)
Proceeds from bond loans, net of charges - 85,775
Repayment of loans received from third parties - (2,317)
Loans received from third parties 5,239 -
Repayment of loans received from related parties - (52,948)
Repayment of bank loans (26,656) (6,288)
Net cash from/(used in) financing activities 1,454 24,198
Net change in cash and cash equivalents (40,425) 4,757
Cash and cash equivalents at beginning of period 94,622 94,888
Cash and cash equivalents at end of period 54,197 99,645

The notes included on pages 25 to 40 are an intggnd of these interim condensed consolidatedrioia statements.
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Notes to the Interim Condensed Consolidated Finanal Statements

Note 1 — General and principal activities

Ronson Europe N.V. (hereinafter “the Company”), atdd public company with its registered office lwmzh in
Rotterdam, the Netherlands, was incorporated odut® 2007. The Company (together with its Polidbsisliaries,
“the Group”) is active in the development and sHleesidential units, primarily apartments, in mfgmily residential
real-estate projects and single family or semi-cigd housing projects to individual customers itaRd. Moreover,
the Group leases real estate to third parties.

The shares of the Company are traded on the WaBsagk Exchange since 5 November 2007. As at 30eSdysr
2012, 64.2% of the outstanding shares are heldTBy Dori, 15.3% of the outstanding shares are hgldsk Real
Estate with the remaining 20.5% of the outstandihgres being held by other investors, including AcopOFE and
ING OFE with each party holding an interest of betw 5% and 10% of the outstanding shares.

The Interim Condensed Consolidated Financial Statesnof the Group have been prepared for the nogths ended

30 September 2012 and contain comparative datddonine months ended 30 September 2011 and dsze@mber
2011. The Interim Condensed Consolidated Finar8tatements of the Company for the nine months ergfed
September 2012 have been reviewed by the Compagrnal auditors. The Interim Condensed Consdiiat
Statement of Comprehensive Income, Interim Conatdidl Statement of Changes in Equity and the Interim
Consolidated Statement of Cash Flows and respeutites for the nine months ended 30 September 2Qhése data
were not subject to review or audit by an indepehdriditor. The Interim Condensed ConsolidatedeBtant of
Comprehensive Income and respective notes cover thks three months ended 30 September 2012 andircont
comparative data for the three months ended 3Ce8dy@r 2011 — these data were not subject to remieaudit by an
independent auditor.

The information about the companies from which fhmancial data are included in these Interim Corsgéen
Consolidated Financial Statements and the exteoivoErship and control are presented in Note 7.

The Interim Condensed Consolidated Financial Statésnfor the nine months ended 30 September 20X2 we
authorised for issuance by the Management Boafl davember 2012.

Note 2 — Basis of preparation of Interim Condense@onsolidated Financial Statements

These Interim Condensed Consolidated FinancialeBbts have been prepared in accordance with &itenal
Financial Reporting Standards (“IFRS”), in partemuin accordance with IAS 34 and IFRSs endorsethbyEuropean
Union. At the date of authorisation of these Imte€ondensed Consolidated Interim Financial Statésném light of
the current process of IFRS endorsement in the geao Union and the nature of the Group’s activitikere is no
difference between the IFRSs applied by the Groupthe IFRSs endorsed by the European Union. IkRS8gprise
standards and interpretations accepted by thenktienal Accounting Standards Board (“IASB”) aneé thternational
Financial Reporting Interpretations Committee (“IER).

The Interim Condensed Consolidated Financial Stet¢sndo not include all the information and disales required
in annual consolidated financial statements, armlshbe read in conjunction with the Group’s annemsolidated
financial statements as at 31 December 2011.

The Consolidated Financial Statements of the Gfouphe year ended 31 December 2011 are availgiie vequest
from the Company’s registered office at Weena 218;28012 NJ Rotterdam, the Netherlands or at theg@amy’s

website:www.ronson.pl

These Interim Consolidated Financial statements Haeen prepared on the assumption that the Groapgsing
concern, meaning it will continue in operation fbe foreseeable future and will be able to readiggets and discharge
liabilities in the normal course of its operations.
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Interim Condensed Consolidated Financial Statemerfor the nine months ended 30 September 2012

Notes to the Interim Condensed Consolidated Finanal Statements

Note 3 — Summary of significant accounting policies

Except as described below, the accounting poligigdied by the Company in these Interim Condenseas@lidated
Financial Statements are the same as those afiipliftte Company in its consolidated financial statets for the year
ended 31 December 2011.

The following new standards and amendments to atasdare mandatory for the first time for the ficiah year
beginning 1 January 2012.

e Amendment to IFRS Financial Instruments — Disclosures: Transfer oh&ncial Assets- effective for financial
years beginning on or after 1 July 2011,

Adoption of the above new standards and amendntergtandards did not have impact on the finanoisitpn or
performance of the Group.

Note 4 — The use of estimates and judgments

The preparation of financial statements in conftyrmmith IFRS requires management to make judgmesgtmates

and assumptions that affect the application of asting policies and the reported amounts of assadsliabilities, the

disclosure of contingent assets and liabilitieghatdate of the financial statements, and the ted@mounts of income
and expenses during the reporting period. Actuallte may differ from these estimates.

In preparing these Interim Condensed Consolidatedn€ial Statements, the significant judgements enbg the
Management Board in applying the Group’s accounpiolicies and the key sources of estimation unggstavere the
same as those applied to the consolidated finastzEisdments for the year ended 31 December 2011.

Note 5 — Functional and reporting currency

Items included in the financial statements of eawtity in the Group are measured using the curr@fdie primary
economic environment in which the entity operatés (functional currency”). The consolidated finaicstatements
are presented in thousands of Polish Zloty (“PLMbjch is the Group’s functional and presentatianrency.

Transactions in currencies other than the functionerency are accounted for at the exchange m@siling at the
date of the transactions. Gains and losses reguhim the settlement of such transactions and fileentranslation of

monetary assets and liabilities denominated inetwies other than the functional currency are neizegl in the
statement of comprehensive income.

Note 6 — Seasonality

The Group’s activities are not of a seasonal nailinerefore, the results presented by the Groupoddiuctuate
significantly during the year due to the seasoyalit
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Notes to the Interim Condensed Consolidated Finanal Statements

Note 7 — Composition of the Group

The details of the Polish companies whose finansialements have been included in these Consdlidéatencial
Statements, the year of incorporation and the pémge of ownership and voting rights directly hetdindirectly by
the Company as at 30 September 2012, are predegitad and on the following page.

Entity name

Year of

incorporation

Share of ownership & voting
rights
at the end of

©COeNOOrWNRED

39.
40.
41.
42.

43.
44.
45.
46.

47.

held directly by the Company :

Ronson Development Management Sp. z 0.0.
Ronson Development 2000 Sp. z o.0.
Ronson Development Warsaw Sp. z 0.0.
Ronson Development Investment Sp. z o0.0.
Ronson Development Metropol Sp. z o.0.
Ronson Development Properties Sp. z 0.0.
Ronson Development Apartments Sp. z 0.0.
Ronson Development Enterprise Sp. z 0.0.
Ronson Development Company Sp. z 0.0.
Ronson Development Creations Sp. z 0.0.
Ronson Development Buildings Sp. z 0.0.
Ronson Development Structure Sp. z 0.0.
Ronson Development Pozn&p. z 0.0.

E.E.E. Development Sp. z 0.0.

Ronson Development Innovation Sp. z o.0.
Ronson Development Wroctaw Sp. z 0.0.
Ronson Development Capital Sp. z 0.0.
Ronson Development Sp. z o0.0.

Ronson Development Construction Sp. z 0.0.
Ronson Development City Sp. z 0.0.

Ronson Development Village Sp. z d™.
Ronson Development Conception Sp. z 0.0.
Ronson Development Architecture Sp. z 0.0.
Ronson Development Skyline Sp. z 0.0.
Ronson Development Continental Sp. z 0.0.
Ronson Development Universal Sp. z 0.
Ronson Development Retreat Sp. z 0.0.
Ronson Development South Sp. z o0.0.
Ronson Development West Sp. z &'b.
Ronson Development East Sp. z o.0.
Ronson Development North Sp. z 0.0.
Ronson Development Providence Sp. z o0.0.
Ronson Development Finco Sp. z 0.0.
Ronson Development Partner 2 sp. z 0.0.(previooegerRRonson Development Nautica Sp. z 0.0.)
Ronson Development Skyline 2010 Sp. z 0.0.
Ronson Development Partner 3 Sp. z o0.0.
held indirectly by the Company

. AGRT Sp. z o.0.

1999
2000
2000
2002
2002
2002
2003
2004
2005
2005
2005
2005
2005
2005
2006
2006
2006
2006
2006
2006
2007
2007
2007
2007
2007
2007
2007
2007
2007
2007
2007
2007
2009
2010
2010
2012

2007

Ronson Development Partner 2 Sp. z 0.0.- PanoraBgka (previous name Ronson Development sp. z 0.0.

Community Sp.k.)

Ronson Development Sp z o.0. - Estate Sp.k.

Ronson Development Sp. z 0.0. - Home Sp.k.

Ronson Development Sp z 0.0 - Horizon Sp.k.

Ronson Development Partner 3 Sp. z 0.0- Sakura §pédvious name Ronson Development Sp. z 0.0.-

Landscape sp.}
Ronson Development Sp z 0.0 -Town Sp.k.

Ronson Development Destiny Sp. z 0.0.
Ronson Development Millenium Sp. z o.0.
Ronson Development Sp. z 0.0. - EEE 2011 Sp.kvigue name Ronson Development Sp. z 0.0. - Eclipse

Sp.k.
Ronson Development Sp. z 0.0. - Apartments 201k §mevious name Ronson Development Sp. z 0.0. -

Magellan Sp.k.)

2007
2007
2007
2007

2007
2007
2007
2007

2009

2009

30 September
2012

100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%

100.0%

100.0%
100.0%
100.0%
100.0%

100.0%
100.0%
100.0%
100.0%

100.0%

100.0%

31 December
2011

100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%

n.a.

100.0%

100.0%
100.0%
100.0%
100.0%

100.0%
100.0%
100.0%
100.0%

100.0%

100.0%

(1) The Company has the power to govern the financidl@erating policies of this entity and to obthenefits from its activities, whereas Kancelaria

Radcy Prawnego Jarostaw Zubrzycki holds the Iegeltb the shares of this entity.
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Note 7 — Composition of the Group (cont’d)

Share of ownershij &

Year of voting rights
Entity name incorporation at the end of
30
September 31 December
2012 2011
b.  held indirectly by the Company :
48. Ronson Development Sp. z 0.0. - Idea Sp.k. (previmume Ronson Development Sp. z 0.0. - Monet Sp.k.) 2009 100.0% 100.0%
49. Ronson Development Sp. z 0.0. - Destiny 2011 Sprkvious name Ronson Development Sp. z 0.0. 1(Bjmk.) 2009 100.0% 100.0%
50. Ronson Development Partner 2 Sp. z 0.0. - Enter@@41 Sp.k. (previous name Ronson Developmert 8. -
Osiedle Hrabskie Sp.k.) 2009 100.0% 100.0%
51. Ronson Development Partner 2 Sp. z 0.0. - Retf¥et 3p.k. (previous name Ronson Development Sm.z o
Plejada Sp.k. and Ronson Development Sp. z o.etre® 2011 Sp.k) 2009 100.0% 100.0%
52. Ronson Development Sp. z 0.0. - Wroctaw 2011 Sprievious name Ronson Development Sp. z 0.0. -iReno 2009 100.0% 100.0%
53. Ronson Development Sp. z 0.0. - 2011 Sp.k. (previmme Ronson Development Sp. z 0.0. - RenaisSmkeg 2009 100.0% 100.0%
54. Ronson Development Sp. z 0.0. - Gemini 2 Sp.kv{pus name Ronson Development Sp. z 0.0. - TamKa)Sp 2009 100.0% 100.0%
55. Ronson Development Sp. z 0.0. - Verdis Sp.k. (oevhname Ronson Development Sp. z 0.0. - CoperSigLs) 2009 100.0% 100.0%
56. Ronson Espresso Sp. z 0.0. (previous name Landex&p.) 2006 68.4% 68.4%
57. Ronson Development Apartments 2010 Sp. z 0.0. 2010 100.0% 100.0%
58. Ronson Development 2010 Sp. z 0.0. 2010 100.0% 100.0%
59. Ronson Development Retreat 2010 Sp. z 0.0. 2010 100.0% 100.0%
60. Ronson Development Enterprise 2010 Sp. z o0.0. 2010 100.0% 100.0%
61. Ronson Development Wroctaw 2010 Sp. z 0.0. 2010 100.0% 100.0%
62. E.E.E. Development 2010 Sp. z 0.0. 2010 100.0% 100.0%
63. Ronson Development Nautica 2010 Sp. z 0.0. 2010 100.0% 100.0%
64. Ronson Development Gemini 2010 Sp. z o0.0. 2010 100.0% 100.0%
65. Ronson IS sp. z 0.0. (previous name Ronson Develnpemini Sp. z 0.0. and Ronson Development Invest 2010
70.0 50.0% 100.0%
66. Ronson Development Sp. z 0.0. - Naturalis Sp.k. 2011 100.0% 100.0%
67. Ronson Development Sp. z 0.0. - Impressio Sp.k. 2011 100.0% 100.0%
68. Ronson Development Sp. z 0.0. - Continental 2q1k.S 2011 100.0% 100.0%
69. Ronson Development Sp. z 0.0. - Providence 2014 Sp 2011 100.0% 100.0%
70. Ronson Development Partner 2 Sp. z 0.0. - Capithl Bp. k.( previous name Ronson Development 8m.z 2011
Capital 2011 Sp.k 100.0% 100.0%
71. Ronson Development Sp. z 0.0. - Architecture 28fk. 2011 100.0% 100.0%
72. Ronson IS sp. z 0.0. Sp.k. 2012 50.0% n.a.
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Note 8 — Segment reporting

The Group’s operating segments are defined as atepantities developing particular residential ect§, which for
reporting purposes were aggregated. The aggregdtiomeporting purpose is based on geographicahtions
(Warsaw, Pozng Wroctaw and Szczecin) and type of activity (depehent of apartments, development of houses).
Moreover, for one particular entity the reportingsabased on type of income: rental income fromstment property.

According to the Management Board’'s assessment, ojherating segments identified have similar ecowomi
characteristics. Aggregation based on the typesg€lbpment within the geographical location hasbeeplied since
primarily the location and the type of developmdatermine the average margin that can be realinegoh project
and the project’s risk factors. Considering the faat the production process for apartments ieifit from that for
houses and considering the fact that the charatteriof customers buying apartments slightly diffem those of
customers interested in buying houses, aggreghatialype of development within the geographical tmrahas been
used for segment reporting and disclosure purposes.

Segment results, assets and liabilities includmstalirectly attributable to a segment as well asséhthat can be
allocated indirectly based on reasonable critdsizallocated items mainly comprise head office espsrand income
tax assets and liabilities, unallocated cash ast eguivalents, other financial assets and floatug bond loans.

Data presented in the table below are aggregatégpleyof development within the geographical lomaiti

In thousands of Polish Zlotys

(PLN) As at 30 September 2012 (Reviewed)/(unaudited)

Warsaw Poznai Wroctaw Szczecin Unallocated Total

Apartments Houses Rental \partments Houses Apartments Houses Apartments  Houses

Segment assets 455,656 58,379 9,249 97,364 - 85,816 2,508 24,037,624 - 790,628
Unallocated assets - - - - - - - - - 51,243 83,2
Total assets 455,656 58,379 9,249 97,364 - B5,8 2,508 74,032 7,624 51,243 841,871
Segment liabilities 269,477 13,557 - 14,985 - 1,967 - 14,147 - - ,Bpz2
Unallocated
liabilities - - - - - - - - - 99,251 99,251
Total liabilities 269,477 13,557 - 14,985 - 5D - 14,147 - 99,251 413,384

In thousands of Polish Zlotys

(PLN) As at 31 December 2011 (Audited)

Warsaw Pozna Wroctaw Szczecin Unallocated  Total

Apartments Houses Rental Apartments Houses Apartments Houses Apartments  Hses

Segment assets 347,600 63,405 9,195 94,050 - 90,068 3,606 @3,587,373 - 678,879
Unallocated
assets - - - - - - - - - 87,082 87,082
Total assets 347,600 63,405 9,195 94,050 - &®,0 3,606 63,5682 7,373 87,082 765,961
Segment liabilities 181,636 14,844 - 31,714 - 5,912 - 17,279 - - .28
Unallocated
liabilities - - - - - - - - - 86,119 86,119
Total liabilities 181,636 14,844 - 31,714 - 32 - 17,279 - 86,119 337,504
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Note 8 - Segment reporting (cont’d)

In thousands of Polish Zlotys (PLN)

For the nine months ended 30 September 2012 (Revied)/(unaudited)

Warsaw Poznai Wroctaw Szczecin Unallocated Total
Apartments  Houses  Rental Apartments Houses Apartments  Houses \partments  Houses
Revenue 51,073 4,336 472 4,622 12,420 - - - - 72,923
Segment result 9,555  (2,850) 168 195 916 (3) (158) @) - 1,82
Unallocated result - - - - - - - - (10,991)  (10,991)
Result from
operating activities 9,555  (2,850) 168 195 916 3) (158) 2) (10,991) (3,170)
Net finance
income/(expense) 299 1 - 39 25 - 2 - 9,57 1,941
Profit/(loss) before
taxation 9,854  (2,849) 168 234 941 3) (160) 2) ( (9,412) (1,229)
Income tax
benefit/(expense) 1,259
Profit/(loss) for the
period 30
Capital expenditure - - - - - - - - 230 230
In thousands of Polish Zlotys (PLN) For the nine months ended 30 September 2011 (Unrewed)/(unaudited)
Warsaw Poznai Wroctaw Szczecin Unallocated Total
Apartments Houses  Rental Apartments Houses Apartments  Houses Apartments  Houses
Revenue 17,281 28,344 472 15,165 - - - - - 61,262
Segment result 2,730 68 354 4,962 (106) 1 (144) 1 - 7,866
Unallocated result - - - - - - - - (11,417) (11,417)
Result from
operating
activities 2,730 68 354 4,962 (106) 1 (144) 1 (11,417) (3,551)
Net finance
income/(expense) (50) 42 136 (8) - 13 - ,288 3,419
Profit/(loss)
before taxation 2,680 110 354 5,098 (114) 1 30 1 (8,131) (132)
Income tax
benefit/(expense) 1,015
Profit/(loss) for
the period 883
Capital
expenditure - - - - - - - - 769 769
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Note 8 - Segment reporting (cont’'d)

In thousands of Polish Zlotys (PLN) For the three months ended 30 September 2012 ( Umiewed )/(unaudited)

Warsaw Poznai Wroctaw Szczecin Unallocated Total
Apartments Houses  Rental Apartments Houses Apartments Houses Apartments Houses
Revenue 21,832 2,357 140 3,726 - 2,999 - - - - 31,054
Segment result 4,414 (2,595) - 150 4 1) (41) 1) - 1,930
Unallocated result - - - - - - - - - (4,266) (4,266)
Result from
operating activities 4,414 (2,595) - 150 - 4 1) (41) 1) (4,266) (2,336)
Net finance
income/(expense) 18 () - 5 - 4 - 2) - 186 042
Profit/(loss) before
taxation 4,432 (2,602) - 155 - 8 1) (43) 1) ,@80) (2,132)
Income tax
benefit/(expense) 438
Profit/(loss) for the
period (1,694)
Capital expenditure - - - - - - - - - 9 9
In thousands of Polish Zlotys (PLN) For the three months ended 30 September 2011 (Uniiewed)/(unaudited)
Warsaw Poznai Wroctaw Szczecin Unallocated Total
Apartments Houses  Rental Apartments Houses Apartments  Houses Apartments Houses
Revenue 4,700 12,500 172 3,956 - - - - - - 21,328
Segment result 1,494 410 172 1,086 - 58 4 51 4 - 3,279
Unallocated result - - - - - - - - - (4,606) (4,606)
Result from
operating
activities 1,494 410 172 1,086 - 58 4 51 4 (€60 (1,327)
Net finance
income/(expense) (260) (54) - 9 - - - 4 - 0B7 1,407
Profit/(loss)
before taxation 1,234 356 172 1,095 - 58 4 55 4 (2,898) 80
Income tax
benefit/(expense) 240
Profit/(loss) for
the period 320
Capital
expenditure - - - - - - - - - 454 454
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Note 9 — Inventory

Movements in Inventory during the nine months engi@®eptember 2012 were as follows:

Transferred to

Opening balance 01 property and Transferred to Closing balance 30
In thousands of Polish Zlotys (PLN) January 2012 equipment finished units Additions September 2012
Land and related expense 399,143 (55) (25,434) 319,7 393,385
Construction costs 104,839 (122) (64,459) 104,275 144,533
Planning and permits 21,872 (5) (2,815) 4,119 2B,17
Borrowing costs” 61,438 (13) (4,466) 13,934 70,893
Other 3,627 (2) (1,564) 2,196 4,257
Work in progress 590,919 (197) (98,738) 144,255 636,239

Recognized in the
statement of

Opening balance 01 Transferred from comprehensive  Closing balance 30
In thousands of Polish Zlotys (PLN) January 2012 work in progress income September 2012
Finished goods 40,497 98,738 (59,729) 79,506
Revaluation write down recognized ir Closing balance30
Opening balance 01 statement of comprehensive income September 2012
In thousands of Polish Zlotys (PLN) January 2012 Increase Releas
Write-down® (99) (2,395) 1,552 (942)
Total inventories at the lower
of cost or net realizable value 631,317 71038

1) Borrowing costs are capitalized to the value okimory with 9.15% average effective capitalizafioterest rate.

2) During the nine months ended 30 September 2012, @sult of Net Realizable Value (NRV) analyses m@wikws, a write-down
adjustment for the Constans project was made iratheunt of PLN 2,395 thousand.
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Note 9 — Inventory (cont’d)

Movements in Inventory during the year ended 31dbduer 2011 were as follows:

Share in work in

Opening balance 1 progress of a joint Transferred to Closing balance 31
In thousands of Polish Zlotys (PLN) January 2011 venture finished goods Additions December 2011
Land and related expense 380,257 12,711 (11,033) ,2087 399,143
Construction costs 23,069 85 (25,570) 107,255 88,
Planning and permits 17,845 230 (1,055) 4,852 21,87
Borrowing cost$” 47,419 211 (2,874) 16,682 61,438
Other 2,216 38 (563) 1,936 3,627
Work in progress 470,806 13,275 (41,095) 147,933 590,919

Recognized in the
statement of

Opening balance 01 Transferred from comprehensive  Closing balance 31
In thousands of Polish Zlotys (PLN) January 2011 work in progress income December 2011
Finished goods 74,610 41,095 (75,208) 40,497

Opening balance 01

Revaluation write down recognized in
statement of comprehensive income

Closing balance 31

In thousands of Polish Zlotys (PLN) January 2011 Increase Utilization December 2011
Write-down (1,887) - 1,788 (99)
Total inventories at the lower of

cost or net realizable value 543,529 631,317

1) Borrowing costs are capitalized to the value okimory with 8.1% average effective capitalizatioterest rate.
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Note 10 — Floating rate bond loans

The table below presents the movement in Floatitgy lbond loans during the nine months ended 3G 8dyetr 2012
and during the year ended 31 December 2011:

For the nine For the

months endel year

30 September 2012 endec

(Reviewed 31 Decembe

In thousands of Polish Zloty (PL Unaudited) 2011 (Audited)
Opening balance 87,847 -
Proceeds from bond loans - 87,500
Issue cost - (1,724)
Issue cost amortization 431 404
Accrued interest 6,204 5,633
Interest repayment (4,112) (3,966)
Total closing balance 90,370 87,847

Closing balance includes:

Current liabilities 3,759 1,667
Non-current liabilities 86,611 86,180
Total closing balance 90,370 87,847

Note 11 — Secured bank loans

The following non-current and current Secured baaks were issued and repaid during the nine manttled 30
September 2012 and during the year ended 31 Decetthé:

For the nine For the

months endet year

30 September201z endec

(Reviewed 31 Decembe

In thousands of Polish Zloty (PL Unaudited) 2011 (Audited)

Opening balance 117,71: 123,914

New bank loan drawdov 24,14: 1,946

Bank loans repayments (26,656 (8,150)

Bank charges (1,270 (631)

Bank charges amortization 33¢ 487

Accrued interest/(interest repayment) on bank lpaat (41) 145

Total closing balance 114,22. 117,711
Closing balance includes:

Current liabilities 84,76¢ 95,965

Non-current liabilities 29,45! 21,746

Total closing balance 114,22. 117,711

The maturity dates of the loans have been presémttégk annual consolidated financial statementsHe year ended
31 December 2011. The majority of loans maturing?@12 shall be extended until 2013, 2014 and 20dSle
management plans to repay part of the loans. Foe rdetails please see Note 17 Events during thiec€éBank
Loans) and Note 18 Subsequent events (Bank Loans).
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Note 12 — Income tax

For the 9 For the 3 For the 9 For the 3
months ended months ended months ended months ended
30 September 30 September 30 September 30 September

2012 2012 2011 2011
(Reviewed/ (Unreviewed/ (Unreviewed/ (Unreviewed/

In thousands of Polish Zlotys (PLN) Unaudited) Unaudited) Unaudited) Unaudited)
Current tax expense/(benefit) 32 33 30 27
Deferred tax expense/(benefit)
Origination and reversal of temporary differences 239 775 2,559 1,189
Expense/(benefit) of tax losses recognized (2,214)  (1,246) (3,604) (1,402)
Total deferred tax expense/(benefit) (1,291) (471) (1,045) (213)
Total income tax expense/(benefit) (1,259) (438) ,015) (240)

Note 13 — Investment commitments, Contracted proces not yet received and Contingencies

() Investment commitments:

The amounts in the table below present unpaid tmest commitments of the Group in respect of casion
services to be rendered by the general contractors:

As at 30 As at 31

In thousands of Polish Zlotys (PLN) September 2012 December 2011
(Reviewed/
Unaudited) (Audited)

Espresso | 30,796 -
Miody Grunwald | 26,480 -
Verdis Il 15,354 -
Sakura Il 8,984 26,188
Naturalis IlI 6,057 11,917
Verdis | 5,821 20,103
Gemini Il 5,737 33,141
Chilli 1l 3,331 -
Panoramika | 1,553 9,973
Naturalis | 1,108 5,972
Naturalis Il 618 2,779
Sakura | 294 5,303
Chilli I 180 3,673
Impressio | - 622
Constans - 184
Imaginarium 111 - 178
Total 106,313 120,033

35



Ronson Europe N.V.

Interim Condensed Consolidated Financial Statemerfor the nine months ended 30 September 2012

Notes to the Interim Condensed Consolidated Finanal Statements

Note 13 — Investment commitments, Contracted proces not yet received and Contingencies (cont'd)

(i) Contracted proceeds not yet received:

The table below presents amounts to be received fhe customers having bought apartments from tfeigsand
which are based on the value of the sale and psechgreements signed with the clients until 30e3apér 2012 after
deduction of payments received at the reporting datich payments being presented in the Interims@lated

Statement of Financial Position as Advances redgive

As at 30 As at 31
In thousands of Polish Zlotys (PLN) September 2012 December 2011
(Reviewed/
Unaudited) (Audited)
Gemini ll 18,801 41,100
Verdis | 5,997 15,020
Sakura | 2,699 9,981
Espresso | 15,016 5,540
Sakura Il 7,858 -
Impressio | 3,676 5,446
Chilli 1 271 2,699
Naturalis Il 666 2,145
Panoramika | 1,677 1,611
Naturalis Il 2,499 -
Nautica Il 1,167 1,528
Naturalis | 1,800 1,877
Verdis Il 4,144 -
Imaginarium IlI - 1,095
Nautica | 17 565
Gardenia - 675
Gemini | 47 36
Constans 1,340 1,165
Mtody Grunwald | 1,558 -
Galileo - 946
Total 69,233 91,429

(iif) Contingencies:
None.
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Note 14 — Financial risk management

() Financial risk factors

The Group’s activities expose it to a variety afdiincial risks: market risk (including real estatarket risk and fair
value interest rate risk), credit risk and liquditsk. The interim condensed consolidated findnsiatements do not
include all financial risk management informationdadisclosures required in the annual financiatestents, and
should be read in conjunction with the group’s atritnancial statements as at 31 December 201 lreTHeve been no
changes in the risk management department sinceepezor in any risk management policies.

(i) Liquidity risk

Compared to year end, there was no material changke contractual undiscounted cash out flows fieancial
liabilities, except for the assumption of new loansl redemption of existing loans during the nirmnths period ended
30 September 2012 as described in Note 11.

(iii) Market (price) risk
The Group’s exposure to marketable and non-marletdzurities price risk did not exist because@neup had not
invested in securities during the nine months pkeinded 30 September 2012.

(iv) Fair value estimation

The investment in the marketable securities is omegisat fair value based on daily quotations andlassified as
Level 1.The Investment property is valued at faiue.

During the nine months ended 30 September 2012 thvere no significant changes in the business onauic
circumstances that affect the fair value of theugte financial assets and financial liabilities.

(V) Interest rate risk
All the loans and borrowings of the Group are begriariable interest rate, which creates an exgosua risk of
changes in cash flows due to changes in interted.ra

Note 15 — Related party transactions

During the nine months ended 30 September 201Ztoeip granted PLN 10.6 million loan to joint verguentity
(Ronson IS Sp. z o0.0. sp.sk.), in which the Groaidd a 50% interest (“JV”), after eliminating intempany
transactions PLN 5.3 million remained in InterimnSolidated Statement of Financial Position undansogranted to
related party. On the other hand the partner hgldire remaining 50% interest in the JV granted all the same
amount of loans (PLN 10.6 million) to the JV, afediminating intercompany transactions PLN 5.3 imillremained in
Interim Consolidated Statement of Financial Positioder loans from third parties.

Note 16 — Impairment losses and provisions

During the nine months ended 30 September 2012,rasult of Net Realizable Value (NRV) analyses endews, a
write-down adjustment for the Constans project wasle in the amount of PLN 2,395 thousand (durirey rime
months ended 30 September 2011, no material impatrtosses were incurred).

The following net movements in the Group’s mainvsimns took place during the nine months ende®&8ptember
2012 and during the three months ended 30 Septe2iier

- Provision for deferred tax liabilitiesduring the nine months ended 30 September 20E2ase of PLN 459
thousand (during the nine months ended 30 Septeftlder a decrease of PLN 423 thousand) and durimg th
three months ended 30 September 2012 a decred®eNof77 thousand (during the three months ended 30
September 2011 an increase of PLN 451 thousand).
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Note 17 — Events during the period

Land purchase

In March 2012, the Group acquired a parcel of laith an area of 2.6 thousand® Hocated in Wroclaw, Krzyki
District, at Jutrzenki Street (“Land 2”). Land 2lézated nearby a plot of land with an area of T4dusand mwhich
the Group had purchased in the past (“Land 1")cdmbination, Land 1 and Land 2 shall allow the Graaol build
multifamily buildings that will comprise 300 unitsith an aggregate floor space of 16,100 The purchase price paid
is presented in the Interim Condensed Consolidateaincial Statements under Inventory.

In June 2012, the Group entered into preliminancpase agreements with private individuals forpltland with an
area of 118.4 thousand*rocated in Warsaw, district Mokotéw atéd@inowa Street. Conclusion of the final purchase
agreements and transferring of the ownership opthperties is expected to be finalized duringfitst half of 2014. It

is assumed that the project planned in this platl slomprise nearly 650 units with the total agagttegfloor space of
50,000 m; for additional information see the current repoet 5/2012 (dated 7 June 2012). The advance gaid i
presented in the Interim Condensed Consolidatedn€ial Statements under Trade and other receivadnhes
prepayments.

In August 2012, the Group through a joint ventunéte (Ronson IS Sp. z 0.0. sp.sk.), in which the@ holds a 50%
interest (“JV”), signed the final purchase agreenfen a plot of land with an area of 8.9 thousand latated in
Warsaw, district Wola at Skierniewicka and Wolskee&ts. It is assumed that the project plannedim plot shall
comprise nearly 550 units with the total aggrediater space of 24,500 The purchase price paid is presented in the
Interim Condensed Consolidated Financial Statemerdsr Inventory.

Bank loans

In January 2012, the Company entered into annexédsan facilities with Millennium Bank for finanainland
acquisitions for a total amount of PLN 11.0 millidfhe repayment dates were extended to 30 July.201Rily 2012,
the Company entered into further annexes to loattitfas with Millennium Bank and the repayment esthave been
extended to 29 July 2013, however the Company ligexb to repay PLN 2.2 million before final repaymelate in
monthly instalments of PLN 0.2 million.

In April 2012, the Company entered into a loan egrent with Alior Bank S.A. for financing the consttion costs of
the first stage of the Espresso project (Warsana ¥azimierza Street) for a total amount of PLNO4tillion. The
repayment date of this loan is 31 March 2015.

In May 2012, the Company entered into an annexéoldéan agreement with Bank Pekao S.A. with respecthe

financing of the Sakura project (Warsaw, Kltobuckae&). Based on the annex to the loan agreemeatbank
extended its financing also to the second stag8abdura project (up to a total amount of PLN 33.Hiom). The

repayment date of the tranche available for thers#stage of this project is 30 September 2014e@a®n the signed
annex, the repayment date of 50% of the loan gdaint¢he past for financing the land purchase ia fhroject (PLN

10.0 million) was extended also to 30 September201

In July 2012, the Company entered into annexesdn facilities with Bank BZWBK with an aggregatduaof PLN
55.4 million granted in the past with respect t@ficing land purchases. The annexes providedhbatspective final
repayment dates specified in the Loan Agreements westponed from 1 July 2012 until 31 August 20h2August
the Company entered into further annexes to Loareémgents with Bank BZWBK, based on which the respedinal
repayment dates were postponed until 30 Septemb&2. Zinally, in September 2012, the Company andkBa
BZWBK entered into the new construction facilityragment related to development of the first stdfgeaject Miody
Grunwald in Pozng for total amount of PLN 24.6 million and finalp@yment date 2 January 2015. Moreover the
Company and the Bank BZWBK entered into new annexestponing final repayment dates specified in the
abovementioned Loan Agreements from 31 August 2012 1 July 2013 (in the amount of PLN 40.9 mitijoand
until 2 January 2015 (in the amount of PLN 12.3limil related to project Miody Grunwald). MoreovéetCompany
repaid PLN 2.2 million which decreased the totalabee of the loans granted to the Company by BZWBK
financing land acquisitions from PLN 55.4 milliom PLN 53.2 million.
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Note 17 — Events during the period (cont'd)

Completions of projects

In April 2012, the Group completed the constructidrthe Sakura | project comprising 120 units wathotal area of
8,100 M.

In June 2012, the Group completed the construafahe Impressio | project comprising 70 units wéthotal area of
4,400 .

In July 2012, the Group completed the constructibrthe Chilli | project comprising 30 units withtatal area of
2,100 .

In August 2012, the Group completed the constraatiothe Naturalis 1l project comprising 60 unitgtwa total area of
3,400 m.

Commencements of new projects

In February and May 2012, the Company commencezs s#lthe Verdis Il project. In total the Verdispiioject will
comprise 78 units with an aggregate floor spack @30 .

In March 2012, the Group commenced the construatfadhe Espresso | project (the sales process covadeearlier)
comprising 210 units with an aggregate floor spafc@500 M.

In April 2012, the Company commenced sales of nesjepts Miody Grunwald and Belchatowska 28 as aslithe
next stages of currently run projects Chilli.

In May 2012, the Group commenced the constructibthe Chilli Il project (the sales process commehearlier)
comprising 20 units with an aggregate floor sp&ck @00 nf.

In August 2012, the Group commenced the constnuaiicthe Verdis Il project (the sales process conued earlier)
comprising 78 units with an aggregate floor sp&og @00 nf.

In September 2012, the Group commenced the cotistnuof the Miody Grunwald | project (the sales qgess
commenced earlier) comprising 148 units with arregate floor space of 8,50m
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Note 18 — Subsequent events

Bank loans

The Company has not entered into any new loanitfagigreement nor into any annex to the loan fgcigreement
with any bank since 30 September 2012.

Completions of projects

In October 2012, the Group completed the constranatif Panoramika | project comprising 90 units vathaggregate
floor space of 5,300 M

The Management Board

Shraga Weisman Tomasz tayiski Andrzej Gutowski
Chief Executive Officer Chief Financial Officer Sales and Marketing Director
Israel Greidinger Ronen Ashkenazi

Rotterdam, 6 November 2012
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Review report
To the board of directors, the supervisory board and shareholders of Ronson Europe N.V.

Introduction

We have reviewed the accompanying interim consolidated statement of financial position of

Ronson Europe N.V., Rotterdam (the “Company") as at 30 September 2012, and the related interim
consolidated statements of comprehensive income, changes in equity and cash flows for the nine-month
period then ended and notes to the interim condensed consolidated financial statements. Management
is responsible for the preparation and presentation of these interim condensed consolidated financial
statements in accordance with International Financial Reporting Standard IAS 34 Interim Financial
Reporting as adopted by the European Union (“IAS 34™). Our responsibility is to express a conclusion on
these condensed interim consolidated financial statements based on our review.

Scope

We conducted our review in accordance with International Standard on Review Engagements 2410,
"“Review of interim Financial Information Performed by the Independent Auditor of the Entity”. A review
of interim financial statements consists of making inquiries, primarily of persons responsible for
financial and accounting matters, and applying analytical and other review procedures. A review is
substantially less in scope than an audit conducted in accordance with International Standards on
Auditing and consequently does not enable us to obtain assurance that we would become aware of all
significant matters that might be identified in an audit. Accordingly, we do not express an audit opinion.

Opinion
Based on our review, nothing has come to our attention that causes us to believe that the

accompanying interim condensed consolidated financial statements are not prepared, in all material
respects, in accordance with IAS 34.

Amsterdam, 6 November 2012

Ernst & Young Accountants LLP

~de Prie

Ernst & Young Accountants LLP is a limited liability partnership incorporated under the laws of England and Wales and registered with Companies
House under number OC335594. The term partner in relation to Ernst & Young Accountants LLP is used to refer to (the representative of) a member
of Ernst & Young Accountants LLP. Ernst & Young Accountants LLP has its registered office at 1 Lambeth Palace Road, London SE1 7EU, United
Kingdom, its principal place of business at Boompjes 258, 3011 XZ Rotterdam, the Netherlands and is registered with the Chamber of Commerce
Rotterdam number 24432944. Our services are subject to general terms and conditions, which contain a limitation of liability clause.
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