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Interim Abridged Consolidated Statement of Financial Position 

 

  As at   As at 

  30 June   31 December 

  2020   2019 

TOTAL ASSETS 37 193   37 836 

        

NON-CURRENT ASSETS 10 841   1 009 

Investment properties -   - 

Properties under development 32   33 

Other tangible and intangible assets -   3 

Deferred tax assets 5   - 

Other non-current assets, including: 10 804   973 

Other non-current assets - others 247   5 

Loans granted to related parties - principal 4 502   601 

Loans granted to related parties -  interest 6 055   165 

Investments in associates and joint ventures -   202 

        

CURRENT ASSETS 4 265   8 349 

Loans granted to related parties - principal 100   4 258 

Loans granted to related parties - interest 38   165 

Loans granted to other entities - principal 403   540 

Loans granted to other entities – interest 44   41 

Trade receivables 636   656 

Income tax receivables 15   13 

VAT receivables 1 364   1 419 

Other receivables 1 099   361 

Prepayments 131   99 

Cash and cash equivalents 435   797 

        

ASSETS HELD FOR SALE 22 087    28 478  
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  As at   As at 

  30 June   31 December 

  
2020 

  
2019 

    

TOTAL EQUITY AND LIABILITIES 37 193   37 836 

        

TOTAL EQUITY (74 056)   (68 366) 

Equity attributable to equity holders of the parent (79 897)   (73 883) 

Share capital 13    13  

Other reserves (85 340)   (85 340) 

NCI buy-out reserves (4 288)   (4 288) 

Retained earnings 19 374    17 416  

Foreign currency translation reserve (4 089)   (3 642) 

Net profit / (loss) for the period (5 567)   1 958  

Non-controlling interest 5 841   5 517 

        

TOTAL LIABILITIES 111 249   106 202 

        

NON-CURRENT LIABILITIES 38 387   35 022 

Preferred Equity Certificates - principal 30 588   27 138 

Related party loans - principal  4 459    4 198  

Related party loans - accrued interest 68    185  

Tenant's deposits -         89  

Deferred tax liability 1 170    1 310  

Other financial liabilities 2 102    2 102  

        

CURRENT LIABILITIES 72 862   71 180 

Preferred Equity Certificates  - accrued interest 37 993   37 162 

Related party loans - principal 27 737   27 286 

Related party loans - accrued interest 798   313 

Trade payables 2 237   1 646 

Other payables, including: 4 095   4 291 

VAT Payables 31   23 

Income tax payables 51   54 

Capital expenditure payables 478   741 

Other payables 3 535   3 473 

Accrued expenses and deferred income 0   477 

Tenant's deposits 2   5 
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 Interim Abridged Consolidated Statement of Comprehensive Income  

For the 6 months ended 30 June 2020   2019 

Rental income 37   1 035 

Service charge income 64   286 

Other income -   6 

TOTAL REVENUE 101   1 327 

Utilities (18)   (193) 

Selling, general and administration expenses (83)   (257) 

Real estate taxes (44)   (33) 

TOTAL PROPERTY OPERATING EXPENSES (145)   (483) 

Other cost of sales -         -       

TOTAL OPERATING EXPENSES (145)   (483) 

NET GAIN / (LOSS) ON DISPOSAL OF PROPERTIES (212)   -       

Legal and consulting costs (589)   (280) 

Asset management fees (1)   (3) 

Other overhead expenses (438)   (624) 

OVERHEAD EXPENSES (1 028)   (907) 

Net gain / (loss) on property valuation  -         (51) 

Other income / (expenses) (8)   9  

Reversal of impairment -         14 045  

Gain on disposal of subsidiaries (126)   4 365  

TOTAL OTHER OPERATING INCOME / (EXPENSES) (1 374)   17 461  

PROFIT / (LOSS) BEFORE INTEREST AND TAX (1 418)   18 305  

Interest expenses - related party loans (1 567)   (2 050) 

Interest expenses - bank loans and debentures -         (186) 

Foreign exchange gains / (losses) (2 240)   (1 227) 

Other income / (expenses) (103)   (140) 

FINANCE INCOME / (COST) (3 910)   (3 603) 

PROFIT / (LOSS) BEFORE TAX (5 328)   14 702  

Current income tax (16)   (62) 

Deferred income tax 85    (91) 

TAXATION 69    (153) 
        

PROFIT / (LOSS)  FOR THE PERIOD (5 259)   14 549  

Attributable to:       

Equity holders of the parent (5 567)   14 559  

Non-controlling interests 308    (10) 

Other comprehensive income:       

Foreign currency  translation reserve (447)   184  

Other comprehensive income for the period, net of tax (447)   184  

TOTAL COMPREHENSIVE INCOME FOR THE PERIOD (5 706)   14 733  

Attributable to:       

Equity holders of the parent (6 014)   14 743  

Non-controlling interests 308    (10) 
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 Interim Abridged Consolidated Statement of Cash Flows  

For the 6 months ended 30 June 2020   2019 

PROFIT / (LOSS) BEFORE INTEREST AND TAX (1 418)   18 305  

Gain / (loss) on property valuation -         51  

Gain / (loss) on associates and joint ventures       

Net gain / (loss) on Disposal of Subsidiaries&Impairment -         (19 015) 

Net gain / (loss) on Disposal of Property -         -       

Taxes (Corporate Income Tax, Trade Tax) paid (18)   (65) 

Changes in Working Capital 291    (675) 

Trade receivables     (458) 

Other receivables -         227  

Prepayments (32)   (50) 

Payables 222    (585) 

VAT settlements (12)   (87) 

Other Items 113    278  

Operating Cash Flow (OCF) (1 145)   (1 399) 

Interest income 17    -       

Dividends 1    1  

Net Disposal Proceeds 4 245    -       

Movement on Loans granted (2 606)   8 283  

Capital expenditure on investment property (99)   (896) 

Capital expenditure on investment property under construction -         -       

Cash Flow from Investing Activities 1 558    7 388  

Equity Injections -         606  

Bank Loan Amortisation -         (22) 

Interest expenses - bank loans -         (54) 

Interest expenses - bonds -         (127) 

Repayment of bonds (3 697)   -       

Borrowing from related parties / (repayments) 2 922    (7 937) 

Interest from / (to) related parties and others -         (175) 

Cash Flow from Financing Activities (775)   (7 709) 

        

CASH OPENING BALANCE 797    6 385  

CASH CLOSING BALANCE 435    4 665  
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Notes to the Interim Abridged Consolidated Financial Information 
 

Corporate information  

The Interim Abridged Consolidated Financial Information of Griffin Topco II Société à responsabilité 

limitée (S.à r.l.) and its subsidiaries (the “Group”) for the 6 months ended 30 June 2020. 

Griffin Topco II S.à r.l. (the “Company”) is a limited company incorporated and domiciled in Luxembourg. 

The registered office is located at route 26A Boulevard Royal, L-2449 Luxembourg. 

The Group is involved in property operations owned by its direct subsidiaries or joint ventures 

and associates, located in Poland.  

The Group is controlled by two companies: OCM Luxembourg EPF III S.à r.l.  and OCM Luxembourg EPF 

III Griffin Holdings S.à r.l., both incorporated in Luxembourg. Oaktree Capital Group LLC is the ultimate 

parent company publishing consolidated financial statements. Oaktree Capital Group LLC 

is incorporated in Los Angeles. Oaktree Capital Group LLC is quoted on the NYSE. 

Corporate Bodies of the Group 

Management Board Members on the 30 June 2020: 

− Hugo Neuman  

− Maciej Dyjas 

− Barry Broomberg 

− Martin Eckel 

No supervisory board has been established. 

Summary of significant accounting policies and basis of preparation 

The principal accounting policies applied in the preparation of the Interim Abridged Consolidated 

Statement of Financial Position, Interim Abridged Consolidated Statement of Comprehensive Income 

and Interim Abridged Consolidated Statement of Cash Flows (“Interim Abridged Consolidated Financial 

Information”) of the Griffin Topco II S.à r.l. (“the Group”) are set out below.  

These policies have been consistently applied throughout periods covered by the Interim Abridged 

Consolidated Financial Information.  

The accounting policies adopted are consistent with those of the previous year.  

The Group has not early adopted any other standard, interpretation or amendment that has been 

issued but is not yet effective. 

Basis of preparation and statement of compliance  

The Interim Abridged Consolidated Financial Information have been prepared in accordance with the 

recognition and measurement principles of International Financial Reporting Standards as adopted by 

the European Union ("IFRS”). These Interim Abridged Consolidated Financial Information do not 

constitute a full set of IFRS consolidated financial information in accordance with IAS 1 “Presentation of 

Financial Statements”. The Interim Abridged Consolidated Financial Information has been prepared on 
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a going concern basis and under the historical cost convention, except for the revaluation of certain 

financial instruments and investment properties which are measured at fair value. 

The financial statements have been prepared on a going concern basis. Management of the Group 

considered the Group ability to continue activity on a going concern basis taking into account maturity 

dates of external financing and the Group ability to generate adequate cash flows for their settlement. 

The carried analysis proved that planned cash flows from transactions being currently negotiated 

significantly exceed cash flows needed to repay external liabilities. Sources of cash for the Group 

comprise of planned inflows from the proceeds from the sale of investment properties and from the 

available funds. The Group Management analyzed also these flows from a timing perspective. The 

planned inflows are expected be realized in periods before expected outflows needed for the 

settlement of external debt in the amount materially exceeding amount of external financial liability. 

However, the Group Management is aware that the completion of the intended sale of property and 

the refinancing or potential further extension of the external liabilities also depends on the business 

counterparty and to those extent remain outside the Management control. The Group Management 

acknowledges that there is an uncertainty as to the outcome of the above transactions, however in 

Management’s opinion it does not constitute a material going concern uncertainty. 

The Interim Abridged Consolidated Financial Information are presented in euro (“EUR”), which is also 

the parent’s, Griffin Topco II S.à r.l. functional currency, while Polish zloty (“PLN”) is the functional 

currency of each of the Polish Subsidiaries comprising the Group. 

Group structure 

The structure of the Group as at 30 June 2020 and 31 December 2019 is presented in the table below. 

The Interim Abridged Consolidated Financial Information includes companies listed in the table below, 

which were consolidated according to the relevant consolidation method and percentage of ownership.  



Griffin Topco II S.à r.l. 

Interim Abridged Consolidated Financial Information for the 6 months ended 30 June 2020 

(in thousands of euro) 

 

9 

 

 

  
Name Registered seat Consolidation 

method 
30 June 2020                   
ownership % 

31 December 2019                   
ownership % 

Griffin Topco II  S.à r.l. Luxembourg Parent 100% 100% 

Apenon w likwidacji Sp. z o.o.  Warsaw Full - 100% 

Leminel Enterprise Sp. z o.o.  Warsaw Full 100% 100% 

Niter Enterprise Sp. z o.o. w likwidacji  Warsaw Full - 100% 

Dafter Enterprise Sp. z o.o.  Warsaw Full 100% 100% 

NB Investments Sp. z o.o.(formerly Nowe Bemowo Sp. z o.o.)  Warsaw Full 66,6(6)% 66,6(6)% 

Martlet Sp. z o.o.  Warsaw Full 100% 100% 

Emilia Nieruchomości Sp. z o.o.  Warsaw Full 85% 85% 

Widok RE Sp. z o.o. w likwidacji Warsaw Full 85% 85% 

Emilia Development Sp. z o.o.  Warsaw Full 100% 100% 

Griffin Finance II w likwidacji Sp. z o.o.  Warsaw Equity 30% 30% 

Griffin Netherlands B.V. Amsterdam Full 100% 100% 

Griffin Netherlands II B.V. Amsterdam Full 100% 100% 

SO SPV 108 Sp. z o.o. Warsaw Full 100% 100% 

Student Depot Top Holdings B.V. Amsterdam Equity 27,28% 27,28% 

Griffin Real Estate Invest Sp. z o.o. Warsaw Equity 22% 22% 
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The following changes to the Group structure took place in the first half of 2020: 

Apenon Sp. z o.o. and Niter Enterprise Sp. z o.o. w likwidacji were liquidated. 

The following changes to the Group structure took place in 2019: 

- On 26 march 2019 Griffin Topco II S.a.r.l. transferred its shares in Zerta sp. z o.o. to Student Depot 

Top Holdings B.V. In result the Group received share in Student Depot Top Holdings B.V. 

- On 27 February 2019 Nowe Bemowo S.K.A changed its legal form to Sp. z o.o. and changed its 

name to NB Investments Sp. z o.o. 

- On 13 September NB Investments Sp. z o.o. took over Nowe Bemowo Sp. z o.o., Oksymon  

Sp. z o.o., Torgen Sp. z o.o., Surmiks Sp. z o.o.  

Polish Subsidiaries maintain their books of account in accordance with accounting principles and 

practices employed by enterprises in Poland as required by Polish Accounting Regulations. 

Griffin Topco II S.à r.l. books of account are maintained in accordance with Luxembourg legal and 

accounting requirements.  

The Interim Abridged Consolidated Financial Information contains adjustments to the aforementioned 

books and records in order to comply with recognition and measurement principles of IFRS. 

The preparation of the Interim Abridged Consolidated Financial Information requires management to 

make judgements, estimates and assumptions that affect the reported amounts of revenues, 

expenses, assets and liabilities. Uncertainty about these assumptions and estimates could result 

in outcomes that require a material adjustment to the carrying amount of assets or liabilities affected 

in future periods. 

The Group based its assumptions and estimates on parameters available when the Interim Abridged 

Consolidated Financial Information were prepared. Existing circumstances and assumptions about 

future developments, however, may change due to market changes or circumstances arising that are 

beyond the control of the Group. Such changes are reflected in the assumptions when they occur. 

Estimates are used principally when accounting for revaluation of investment property, provision for 

doubtful debts and deferred income taxes. 

Consolidation 

The Interim Abridged Consolidated Financial Information comprise the financial statements of the 

Group and its subsidiaries as at 30 June 2020.  

Control is achieved when the Group is exposed, or has rights, to variable returns from its involvement 

with the investee and has the ability to affect those returns through its power over the investee.  

Specifically, the Group controls an investee if, and only if, the Group has:  

− Power over the investee (i.e., existing rights that give it the current ability to direct the relevant 

activities of the investee)  

− Exposure, or rights, to variable returns from its involvement with the investee  

− The ability to use its power over the investee to affect its returns  

Generally, there is a presumption that a majority of voting rights result in control. To support this 

presumption and when the Group has less than a majority of the voting or similar rights of an investee, 
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the Group considers all relevant facts and circumstances in assessing whether it has power over an 

investee, including:  

− The contractual arrangement with the other vote holders of the investee  

− Rights arising from other contractual arrangements   

− The Group’s voting rights and potential voting rights  

The Group re-assesses whether or not it controls an investee if facts and circumstances indicate that 

there are changes to one or more of the three elements of control. Consolidation of a subsidiary begins 

when the Group obtains control over the subsidiary and ceases when the Group loses control of the 

subsidiary. Assets, liabilities, income and expenses of a subsidiary acquired or disposed of during the 

year are included in the consolidated financial information from the date the Group gains control until 

the date the Group ceases to control the subsidiary.   

Profit or loss and each component of other comprehensive income (“OCI”) are attributed to the equity 

holders of the parent of the Group and to the non-controlling interests, even if this results in the non-

controlling interests having a deficit balance. When necessary, adjustments are made to the financial 

statements of subsidiaries to bring their accounting policies into line with the Group’s accounting 

policies. All intra-group assets and liabilities, equity, income, expenses and cash flows relating to 

transactions between members of the Group are eliminated in full on consolidation. 

A change in the ownership interest of a subsidiary, without a loss of control, is accounted for as an 

equity transaction.   

If the Group loses control over a subsidiary, it derecognises the related assets (including goodwill), 

liabilities, non-controlling interest and other components of equity while any resultant gain or loss is 

recognised in profit or loss. Any investment retained is recognised at fair value.   

a) Subsidiaries 

Subsidiary is an entity that is controlled by the Group. Subsidiaries are consolidated from the date on 

which they were incorporated or control was transferred to the Group and are no longer consolidated 

from the date that control is lost. The purchase method of accounting is used to account for the 

acquisition of subsidiaries. The cost of an acquisition is measured as the fair value of the assets given, 

equity instruments issued or liabilities incurred or assumed at the date of acquisition. Identifiable 

assets acquired and liabilities and contingent liabilities assumed in a business combination are 

measured initially at their fair values at the acquisition date, irrespective of the extent of any minority 

interest. The excess of the cost of acquisition over the fair value of the Group’s share of the identifiable 

net assets acquired is recorded as goodwill.  

Inter-company transactions, balances and unrealised gains on transactions between Group companies 

are eliminated. Unrealised losses are also eliminated but considered an impairment indicator of the 

asset transferred. Accounting policies of subsidiaries have been changed where necessary to ensure 

consistency with the policies adopted by the Group. 

b) Joint ventures 

An entity applies IFRS 11 Joint arrangements, to determine the type of joint arrangement in which it is 

involved. A joint venture is a type of joint arrangement whereby the parties that have joint control of 

the arrangement have rights to the net assets of the joint venture. Joint control is the contractually 
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agreed sharing of control of an arrangement, which exists only when decisions about the relevant 

activities require unanimous consent of the parties sharing control. 

The Group as a joint venture recognizes its interest in a joint venture as an investment and shall 

account for that investment using the equity method in accordance with IAS 28 Investments in 

Associates and Joint Ventures. 

c) Associates 

An associate is an entity over which the Group has significant influence. Significant influence is the 

power to participate in the financial and operating policy decisions of the investee, but is not control 

or joint control over those policies. 

Where the Group holds 20% or more of the voting power (directly or through subsidiaries) on an 

investee, it will be presumed the investor has significant influence unless it can be clearly 

demonstrated that this is not the case.  

In the Interim Abridged Consolidated Financial Information of the Group the equity method of 

accounting for investments in associates is used unless the Group may prove that it controls the 

investee. 

d) Equity method 

The Group’s investments in its associate and joint venture are accounted for using the equity method.   

Under the equity method, the investment in an associate or a joint venture is initially recognised at 

cost. The carrying amount of the investment is adjusted to recognise changes in the Group’s share of 

net assets of the associate or joint venture since the acquisition date. Goodwill relating to the associate 

or joint venture is included in the carrying amount of the investment and is not tested for impairment 

individually. 

The statement of profit or loss reflects the Group’s share of the results of operations of the associate 

or joint venture. Any change in OCI of those investees is presented as part of the Group’s OCI. In 

addition, when there has been a change recognised directly in the equity of the associate or joint 

venture, the Group recognises its share of any changes, when applicable, in the statement of changes 

in equity. Unrealised gains and losses resulting from transactions between the Group and the associate 

or joint venture are eliminated to the extent of the interest in the associate or joint venture. The 

aggregate of the Group’s share of profit or loss of an associate and a joint venture is shown on the face 

of the statement of profit or loss outside operating profit and represents profit or loss after tax and 

non-controlling interests in the subsidiaries of the associate or joint venture. 

The financial statements of the associate or joint venture are prepared, for most of the Companies, for 

the same reporting period as the Group. When necessary, adjustments are made to bring the 

accounting policies in line with those of the Group. 

After application of the equity method, the Group determines whether it is necessary to recognise an 

impairment loss on its investment in its associate or joint venture. At each reporting date, the Group 

determines whether there is objective evidence that the investment in the associate or joint venture 

is impaired. If there is such evidence, the Group calculates the amount of impairment as the difference 

between the recoverable amount of the associate or joint venture and its carrying value, and then 

recognises the loss as ‘Share of profit of an associate and a joint venture’ in the statement of profit or 

loss. 
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Upon loss of significant influence over the associate or joint control over the joint venture, the Group 

measures and recognises any retained investment at its fair value. Any difference between the carrying 

amount of the associate or joint venture upon loss of significant influence or joint control and the fair 

value of the retained investment and proceeds from disposal is recognised in profit or loss. 

Foreign currency translation 

a) Functional and presentation currency 

The Interim Abridged Consolidated Financial Information are presented in euros, which is also the 
Parent’s (Griffin TopCo II S.à r.l.) functional currency. Each entity in the Group determines its own 
functional currency and items included in the financial statements of each entity are measured using 
that functional currency.  

Items included in the Interim Abridged Consolidated Financial Information of each of the Group’s 

entities are measured using the currency of the primary economic environment in which the relevant 

entity operates (the ‘functional currency’) being Polish zloty.  

b) Transactions and balances  

Monetary assets and liabilities denominated in foreign currencies are translated at the functional 

currency spot rates of exchange at the reporting date. 

Differences arising on settlement or translation of monetary items are recognised in profit or loss with 

the exception of monetary items that are designated as part of the hedge of the Group’s net 

investment of a foreign operation. These are recognised in OCI until the net investment is disposed of, 

at which time, the cumulative amount is reclassified to profit or loss. Tax charges and credits 

attributable to exchange differences on those monetary items are also recorded in OCI. 

Non-monetary items that are measured in terms of historical cost in a foreign currency are translated 

using the exchange rates at the dates of the initial transactions. Non-monetary items measured at fair 

value in a foreign currency are translated using the exchange rates at the date when the fair value is 

determined.  The gain or loss arising on translation of non-monetary items measured at fair value is 

treated in line with the recognition of the gain or loss on the change in fair value of the item (i.e., 

translation differences on items whose fair value gain or loss is recognised in OCI or profit or loss are 

also recognised in OCI or profit or loss, respectively). 

The closing and average foreign exchange rates to the euro as of and for the period ended 30 June 

2020 and 31 December 2019 are the following: 

      30 June 
 2020 

31 December  
2019 

Exchange rate as at the end of the period 4,4660 4,2585 

Average exchange rate for the period 4,4413 4,2988 

 

c) Translation of foreign operations  into presentation currency 

The financial statements of the subsidiaries prepared in their functional currencies are included in the  
Interim Abridged Consolidated Financial Information by translation into euro using appropriate 
exchange rates outlined in IAS 21.  

On consolidation, the assets and liabilities of foreign operations are translated into euros at the period 
end exchange rate while income and expenses are translated at average exchange rates for the period. 
The exchange differences arising on translation for consolidation are recognised in other 
comprehensive income, as “Foreign currency translation” without effecting earnings for the period. 
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On disposal of a foreign operation, the component of other comprehensive income relating to that 
particular foreign operation is recognized in profit or loss.  

Real estate properties 

Classification of real estate properties  

The Group determines whether a property is classified as investment property or inventory property:  

− Investment property comprises land and buildings (principally offices and retail property) that 

are not occupied substantially for use by, or in the operations of, the Group, nor for sale in the 

ordinary course of business, but are held primarily to earn rental income or capital appreciation. 

The buildings are substantially rented to tenants and are not intended to be sold in the ordinary 

course of business.  

− Inventory property comprises property that is held for sale in the ordinary course of business. 

Principally, this is residential property that the Group develops and intends to sell before or on 

completion of construction.  

Investment property 

Property that is held for long-term rental yields or for capital appreciation or both, and that is not 

occupied by the companies in the Group, is classified as investment property.  

Investment property comprises freehold land, freehold buildings and land held under perpetual 

usufruct (approach is the same as for freehold properties). 

Investment property is measured initially at cost, including related transaction costs. After initial 

recognition, investment property is stated at fair value.  

The basis for determining the fair value of Group’s property portfolio is the market-based 

measurement, which is the estimated amount for which a property could be exchanged on the date of 

valuation, under current market conditions between market participants in an arm’s length 

transaction, after proper marketing wherein the parties had each acted knowledgeably, prudently and 

without compulsion, i.e. acted in their economic best interest.  

Valuations are performed in accordance with RICS and IVSC Valuation Standards using either the 
residual method approach, DCF or sales comparison approach, as deemed appropriate by the 
appraiser. 

Fair value calculated using cash flow projections is based on active market prices, adjusted, 

if necessary, for any difference in the nature, location or condition of the specific asset.  

The valuation models in accordance with those recommended by the IVSC or RICS have been applied 

and are consistent with the principles in IFRS 13. 

Valuation fees are not related to the property value and valuation results. The valuation by the 

professional appraiser is adjusted for lease incentives, agent fees, property interests, financial leasing 

related to perpetual usufruct of land compensations and letting fees. 

The fair value of investment property reflects, among others, rental income from current leases and 

assumptions about rental income from future leases in the light of current market conditions. The fair 

value also reflects, on a similar basis, any cash outflows that could be expected in respect of the 

property. 
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Subsequent expenditure is recognized as addition to the carrying amount of the asset only when it is 

probable that future economic benefits associated with the item will flow to the Group and the cost 

of the item can be measured reliably. All other repairs and maintenance costs are charged to the  

Interim Abridged Consolidated Statement of Comprehensive Income (‘Repair and maintenance costs’) 

during the financial period in which they are incurred. 

Changes in fair values are recorded in the Interim Abridged Consolidated Statement of Comprehensive 

Income within ‘Net gain / (loss) on property valuation’. 

Transfers are made to investment property when, and only when, there is a change in use, evidenced 

by the end of owner occupation or commencement of an operating lease. Transfers are made from 

investment property when, and only when, there is a change in use, evidenced by commencement of 

owner occupation or commencement of development with a view to sale. 

If an investment property becomes owner-occupied, it is reclassified to property, plant and equipment 

the deemed cost for subsequent accounting is the fair value at the date of change in use. 

Investment property is derecognized when it has been disposed of or permanently withdrawn from 

use and no future economic benefit is expected from its disposal. Gains and losses on disposals are 

determined by comparing the net disposal proceeds with the carrying amount and transaction costs, 

and are recognized within ‘Result on disposal of investment property’, in the Interim Abridged 

Consolidated Statement of Comprehensive Income. 

Land acquired for development and future use as investment property is initially presented as 

investment property under construction and accounted for at cost. This includes all plots of land held 

by the Group on which no construction or development has started at the balance sheet date. 

If the Company begins to redevelop an existing investment property for continued future use as 

investment property, the property remains an investment property and is not reclassified as owner-

occupied property during the redevelopment. 

Investment property under construction 

Investment properties under construction are properties that are being (or will be) constructed, 

extended or redeveloped for future use as an investment property. 

Such redevelopment projects are stated at fair value, however if the Group determines that the fair 

value of an investment property under construction is not reliably measurable but expects the fair 

value of the property to be reliably measurable when construction is complete or more advanced, then 

Group measures that investment property under construction at cost until either its fair value becomes 

reliably measurable or construction is completed (whichever is earlier). 

The Group has adopted the following criteria to assess reliability of the fair value measurement: 

− agreement with general contractor is signed; 

− building permit is obtained; 

− part of the rentable area is leased  to tenants (based on the signed lease agreements and letter 

of intents). 

Capital expenditures relating to planned redevelopment comprise directly attributable expenditures 

borne by the Group prior to start of the construction phase. Expenditures such as costs of architectural 

design, building permits and initial works associated with the planned process of redevelopment of 

existing investment properties are capitalized by the Group only when it is probable that future 
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economic benefits associated with the item will flow to the Group, the cost of the item can be 

measured reliably and the Group has an intention to redevelop a property. Capital expenditure on 

future redevelopment of investment properties are recognized at cost less accumulated impairment 

loss.  

Costs of redevelopment projects comprise acquisition costs, purchase taxes, and any directly 

attributable costs to bring the asset to working order for its intended use. Administrative expenses are 

not included unless these can be directly attributed to specific projects. Related borrowing costs are 

capitalized up to completion date.  

Investment properties under redevelopment are reclassified to investment property upon completion, 

i.e. the date on which the property is available for operation.  

The Group assumes that the investment redevelopment phase starts when works on a construction 

site are launched (the building book is opened). At that moment the basis for fair value is changed and 

property shall be classified as investment properties under construction and fair value shall represent 

the conditions after the redevelopment. 

Redevelopment phase of an investment property is completed when: occupancy permit for the 

property is validated as well as the takeover protocol and final clearance is signed. 

Inventory property  

Property acquired or being constructed for sale in the ordinary course of business, rather than to be 

held for rental or capital appreciation, is held as inventory property and is measured at the lower of 

cost and NRV.  

Cost includes:  

− freehold and leasehold rights for land; 

− amounts paid to contractors for construction; 

− borrowing costs, planning and design costs, costs of site preparation, professional fees for legal 

services, property transfer taxes, construction overheads and other related costs. 

Non-refundable commissions paid to sales or marketing agents on the sale of real estate units are 

expensed when paid.  

NRV is the estimated selling price in the ordinary course of the business, based on market prices at the 

reporting date and discounted for the time value of money if material, less costs to completion and 

the estimated costs of sale.  

The cost of inventory property recognised in profit or loss on disposal is determined with reference to 

the specific costs incurred on the property sold and an allocation of any non-specific costs based on 

the relative size of the property sold.  

Property, plant and equipment 

All property, plant and equipment is stated at historical cost less accumulated depreciation and 

accumulated impairment losses. Historical cost includes expenditure that is directly attributable to the 

acquisition of the items. 

Subsequent costs are included in the asset’s carrying amount or recognised as a separate asset, as 

appropriate, only when it is probable that future economic benefits associated with the item will flow 

to the Group and the cost of the item can be measured reliably. All other repairs and maintenance are 
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charged to the consolidated statement of comprehensive income during the financial period in which 

they are incurred. 

Depreciation is calculated using the straight-line method to allocate the cost over the asset’s estimated 

useful lives. The assets residual values and useful lives are reviewed, and adjusted if appropriate, at 

least at each financial year-end. Property, plant and equipment is depreciated over their estimated 

useful lives. 

An asset’s carrying amount is written down immediately to its recoverable amount if its carrying 

amount is greater than its estimated recoverable amount. 

Gains and losses on disposals are determined by comparing proceeds with carrying amount. These are 

included in the Interim Abridged Consolidated Statement of Comprehensive Income. 

Assets held for sale 

Investment property held for sale without redevelopment is classified as non-current assets held for 

sale under IFRS 5. Non-current assets are classified as assets held for sale if their carrying amount is 

recovered principally through a sale transaction rather than through a continuing use and is available 

for immediate sale in its present condition, subject to terms that are usual and customary for sales of 

such assets and the sale is highly probable within next 12 months. 

The sale is determined to be highly probable if: 

− there is a document signed, which proves the potential investor’s intent to buy, this may 

comprise: intent letter, heads of terms, offer placed, SPA 

− management is committed to a plan to sell at a price not significantly different from the ones 

included in the obtained documents 

− there is an active sales process in place (due diligence procedures, meeting CPs to sell etc.) 

− the sale is expected to be completed within one year from the date of classification. 

The Group measures investment property classified as held for sale in accordance with IAS 40 

measurement requirements (i.e. on re-classification, investment property that is measured at fair 

value continues to be so measured.). Other non-current assets (or disposal groups) classified as held 

for sale are measured at the lower of its carrying amount and fair value less costs to sell. 

If the Group has classified an asset (or disposal group) as held for sale, but the criteria set above are 

no longer met, the Group ceases to classify the asset (or disposal group) as asset held for sale.  

Impairment of non-financial assets 

Assets that are subject to amortisation or depreciation are reviewed for impairment whenever events 

or changes in circumstance indicate that the carrying amount may not be recoverable. An impairment 

loss is recognised for the amount by which the asset’s carrying amount exceeds its recoverable 

amount. The recoverable amount is the higher of an asset’s fair value less costs to sell and value in use. 

For the purposes of assessing impairment, assets are grouped at the lowest levels for which there are 

separately identifiable cash flows (cash-generating units). 
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Financial assets 

Initial recognition and measurement 

Financial assets are classified, at initial recognition, and subsequently measured at amortised cost, fair 

value through other comprehensive income, or fair value through profit or loss. 

For purposes of subsequent measurement, the Group’s financial assets are classified in two categories: 

• Financial assets at fair value through profit or loss (derivative financial instruments) 

• Financial assets measured at amortised cost (rent and other trade receivables, contract assets 

and cash and short-term deposits) 

The classification of financial assets at initial recognition depends on the financial asset’s contractual 

cash flow characteristics and the Group’s business model for managing them. With the exception of 

trade receivables that do not contain a significant financing component or for which the Group has 

applied the practical expedient, the Group initially measures a financial asset at its fair value plus, in 

the case of a financial asset not at fair value through profit or loss, transaction costs. As the Group’s 

rent and other trade receivables do not contain a significant financing component, they are measured 

at the transaction price determined under IFRS 15. Refer to the accounting policies on revenues from 

contracts with customers. 

In order for a financial asset to be classified and measured at amortised cost or fair value through OCI, 

it needs to give rise to cash flows that are ‘solely payments of principal and interest (SPPI)’ on the 

principal amount outstanding. This assessment is referred to as the SPPI test and is performed at an 

instrument level. 

The Group’s business model for managing financial assets refers to how it manages its financial assets 

in order to generate cash flows. The business model determines whether cash flows will result from 

collecting contractual cash flows, selling the financial assets, or both. 

Subsequent measurement 

For purposes of subsequent measurement, the Group measures financial assets at amortised cost if 

both of the following conditions are met: 

•The financial asset is held within a business model with the objective to hold financial assets in order 

to collect contractual cash flows 

And 

•The contractual terms of the financial asset give rise on specified dates to cash flows that are solely 

payments of principal and interest on the principal amount outstanding 

Financial assets at amortised cost are subsequently measured using the effective interest method and 

are subject to impairment. Gains and losses are recognised in profit or loss when the asset is 

derecognised, modified or impaired. 

Since the Group’s financial assets (rent and other trade receivables, contract assets, cash and short-

term deposits) meet these conditions, they are subsequently measured at amortised cost. 
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Derecognition 

A financial asset (or, where applicable, a part of a financial asset or part of a group of similar financial 

assets) is primarily derecognised (i.e., removed from the Group’s consolidated statement of financial 

position) when: 

•The rights to receive cash flows from the asset have expired 

Or 

•The Group has transferred its rights to receive cash flows from the asset or has assumed an obligation 

to pay the received cash flows in full without material delay to a third party under a ‘pass-through’ 

arrangement; and either (a) the Group has transferred substantially all the risks and rewards of the 

asset, or (b) the Group has neither transferred nor retained substantially all the risks and rewards of 

the asset, but has transferred control of the asset 

When the Group has transferred its rights to receive cash flows from an asset or has entered into a 

pass-through arrangement, it evaluates if, and to what extent, it has retained the risks and rewards of 

ownership. When it has neither transferred nor retained substantially all of the risks and rewards of 

the asset, nor transferred control of the asset, the Group continues to recognise the transferred asset 

to the extent of its continuing involvement. In that case, the Group also recognises an associated 

liability. The transferred asset and the associated liability are measured on a basis that reflects the 

rights and obligations that the Group has retained. 

Continuing involvement that takes the form of a guarantee over the transferred asset is measured at 

the lower of the original carrying amount of the asset and the maximum amount of consideration that 

the Group could be required to repay. 

Derivative financial instruments and hedging activities 

Derivatives are initially recognised at fair value on the date a derivative contract is entered into and 

are subsequently remeasured at their fair value. Subsequent fair valuation is reflected in Abridged 

Consolidated Statement of Comprehensive Income. Derivatives are carried as assets when the fair 

value is positive and as liabilities when the fair value is negative. 

The fair value of a derivative is classified as a non-current asset or liability when the remaining item is 

more than 12 months. It is classified as a current asset or liability when the remaining maturity of the 

item is less than 12 months.  

The Group does not apply hedge accounting. 

Cash and cash equivalents 

Cash and cash equivalents’ includes cash in hand, deposits held at call with banks, other short-term 

highly liquid investments with original maturities of three months or less. 

Loans and borrowings 

Initial recognition and measurement 

The Group’s financial liabilities comprise interest-bearing loans and borrowings, finance lease 

liabilities, derivative financial instruments and trade and other payables. 

Financial liabilities are classified, at initial recognition, as financial liabilities at fair value through profit 

or loss, loans and borrowings, or as derivatives designated as hedging instruments in an effective 
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hedge, as appropriate. Refer to the accounting policy on lease for the initial recognition and 

measurement of finance lease liabilities, as this is not in the scope of IFRS 9. 

All financial liabilities are recognised initially at fair value and, in the case of all financial liabilities except 

derivative financial instruments, net of directly attributable transaction costs. 

Subsequent measurement 

For purposes of subsequent measurement, all financial liabilities, except derivative financial 

instruments, are subsequently measured at amortised cost using the effective interest rate method. 

Gains and losses are recognised in profit or loss when the liabilities are derecognised, as well as through 

the EIR amortisation process. 

Amortised cost is calculated by taking into account any discount or premium on acquisition and fees 

or costs that are an integral part of the EIR. The EIR amortisation is included as finance costs in the 

statement of profit or loss. 

Refer to the accounting policy on lease for the subsequent measurement of finance lease liabilities, as 

this is not in the scope of IFRS 9. 

Derecognition 

A financial liability is derecognised when the obligation under the liability is discharged or cancelled or 

expires. When an existing financial liability is replaced by another from the same lender on 

substantially different terms, or the terms of an existing liability are substantially modified, such an 

exchange or modification is treated as the derecognition of the original liability and the recognition of 

a new liability. The difference in the respective carrying amounts is recognised in the statement of 

profit or loss. 

Deferred income tax 

Deferred income tax is provided in full, using the liability method, on temporary differences arising 

between the tax bases of assets and liabilities and their carrying amounts in the Interim Abridged 

Consolidated Financial Information. However, the deferred income tax is not accounted for: 

−  if it arises from initial recognition of an asset or liability in a transaction other than a business 

combination that at the time of the transaction affects neither accounting nor taxable profit or 

loss 

− in respect of taxable temporary differences associated with investments in subsidiaries, and 

joint ventures where the timing of the reversal of the temporary differences can be controlled 

by the parent, venturer or investor, respectively, and it is probable that the temporary 

differences will not reverse in the foreseeable future. 

Deferred income tax is determined using tax rates (and laws) that have been enacted or substantially 

enacted by the balance sheet date and are expected to apply when the related deferred income tax 

asset is realised or the deferred income tax liability is settled. 

Deferred income tax assets are recognised to the extent that it is probable that future taxable profit 

will be available against which the temporary differences, carried forward tax losses can be utilised. 

Provisions 

Provisions are recognised when:  

− the Group has a present legal or constructive obligation as a result of past events;  
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− it is probable that an outflow of resources will be required to settle the obligation; and  

− the amount can  be reliably estimated. 

The amount recognised as a provision shall be the best estimate of the expenditure required to settle 

the present obligation at the end of the reporting period. 

Where the effect of the time value of money is material, the amount of a provision shall be the present 

value of the expenditures expected to be required to settle the obligation. The discount rate (or rates) 

shall be a pre-tax rate (or rates) that reflect(s) current market assessments of the time value of money 

and the risks specific to the liability. The discount rate(s) shall not reflect risks for which future cash 

flow estimates have been adjusted. 

Revenue recognition 

Revenue includes rental income, service charges and management charges from properties, and 

income from property trading. 

The Group recognises revenue when the amount of revenue can be reliably measured, to the extent 

that it is probable that future economic benefits will flow to the entity, regardless of when the payment 

is being made. Revenue is measured at the fair value of the consideration received or receivable, taking 

into account contractually defined terms of payment and excluding taxes or duty. The Group bases its 

estimates on historical results, taking into consideration the type of customer, the type of transaction 

and the specifics of each arrangement.  

The specific recognition criteria described below must also be met before revenue is recognised. 

a) Rental income 

The Group is the lessor in operating leases. Rental income from operating leases is recognised in rental 

income on a straight-line basis over the lease term. Lease incentives granted are recognised as an 

integral part of the total rental income. Lease incentives are recognized in the income statement over 

the lease term on a straight line basis as a change in rental income. Differences that arise between the 

contractual lease payments and the periodic net lease income are straight-lined over the period of the 

lease. 

b) Service and management charges 

Income arising from expenses recharged to tenants is recognised in the period in which the 

compensation becomes receivable. Service and management charges and other such receipts are 

included in Net rental income gross of the related costs, as the management consider that the Group 

acts as principal in this respect.   

Management charges are recognised in the accounting period in which the services are rendered.  

c) Interest income 

Interest income is recognised as it accrues using the effective interest rate (“EIR”) method. The EIR 

method is a method of calculating the amortised cost of a financial asset or financial liability and of 

allocating the interest income or interest expense over the relevant period. EIR is the rate that exactly 

discounts the estimated future cash payments or receipts over the expected life of the financial 

instrument or a shorter period, where appropriate, to the net carrying amount of the financial asset 

or liability. When calculating the effective interest rate, the Group estimates cash flows considering all 

contractual terms of the financial instrument (for example, prepayment options) but does not consider 

future credit losses. The calculation includes all fees paid or received between parties to the contract 
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that are an integral part of the effective interest rate, transaction costs and all other premiums or 

discounts. 

Interest income is included in ‘Finance income / (cost)’ in the Interim Abridged Consolidated Statement 

of Comprehensive Income. 

When a receivable is impaired, the Group reduces the carrying amount to its recoverable amount, 

being the estimated future cash flow discounted at the original effective interest rate of the 

instrument, and continues unwinding the discount as interest income. Interest income on impaired 

loans is recognised using the original effective interest rate. 

Expenses 

Direct property operating expenses are directly related to rental income and include costs, such as 

day-to-day property administration, utilities, property taxes, maintenance costs, insurance premiums, 

valuation fees, service costs, that are for the account of the property owner. 

Direct property operating expenses do not include general and administrative expenses, which are 

a part of ‘Administration expenses’. 

Direct property operating expenses are expensed as incurred. The Group acts as a principal with 

respect to service costs. Accordingly, the services invoiced to the tenant and the corresponding 

expenses are shown separately in the Interim Abridged Consolidated Statement of Comprehensive 

Income. 

Dividend distribution 

The Company recognises a liability to make cash or non-cash distributions to equity holders of the 

parent, when the distribution is authorised and the distribution is no longer at the discretion of the 

Company, i.e. when it is approved by the shareholders. A corresponding amount is recognised directly 

in equity.   

Interest expense 

Interest expenses for borrowings other than those incurred on qualifying assets are recognised within 

‘Finance costs’ in the Interim Abridged Consolidated Statement of Comprehensive Income using the 

EIR method. 

Subsequent events 

In connection with the spread of COVID-19 coronavirus in Poland and worldwide, the Management 

Board has analyzed the potential impact of a pandemic on the Company's operations. The analysis 

focused on impact on assets valuation, potential liquidity issues. Based on the analysis as well as the 

Group performance in 2020 the Management Board considers that the COVID-19 impacts on the 

economy do not require any adjustments to the Interim Abridged Consolidated Financial Statement. 

At the time of publication of this Financial Statement, the coronavirus-induced situation and its impact 

on the economy are still changing. Based on current evolution of COVID-19 the Management Board 

has not identified any material impact on the entity's operations, sales or supply chain or assets value. 

But as the situation is quite unique and unpredictable the Management Board cannot fully foresee the 

future effects of a pandemic. The future possible COVID -19 impact on the Group may translate into 

its future financial effects. Depending how the situation will evolve there may be possible that in the 

future may occur decline in assets valuation potentially resulting in a need to recognize impairment or 
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the economic effects on the investments may not reached assumed levels. COVID-19 impact on 

banking sector may also deteriorate ability of the Group to finance its operations on the conditions 

assumed in the business plans. The Management Board will closely monitor future evolution of COVID-

19 and its impact for the Group operations. If there are noticed any negative impacts the Management 

Board will implement all necessary actions to prevent from negative impacts for the Group Operations.

  


