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Key Financials

BALANCE SHEET HIGHLIGHTS

in €000 unless
otherwise indicated

Total Assets

Investment Property

Cash and liquid assets
(including those under held for sale)

Total Equity

Loan-to-Value

Equity Ratio

NAV HIGHLIGHTS

in €000 unless
otherwise indicated

Mar 2023

Mar 2023 per share (in €)

Per share growth

Dec 2022

Dec 2022 per share (in €)

* updated methodology to exclude RETT

Mar 2023

11,201,286

9,451,914

5,890,003

EPRA NRV

5,292,291

30.7

0

5,322,769

30.8

**Previously defined as EPRA NTA and EPRA NTA per share

1%

-1%

33%

0%

-1%

0%

EPRA NTA

4,635,807

26.9

0%

4,655,551

27.0

11,131,328
9,529,608
429,127
5,914,155
36%

53%

EPRA NTA
with RETT™

5,091,669

5,115,704

29.6

P&L HIGHLIGHTS

Dec 2022 in €’000 unless otherwise indicated 3M 2023

Net Rental Income

Adjusted EBITDA

FFO |

FFO | per share (in €)

EBITDA

Profit (loss) for the period
Profit (loss) per share (basic) (in €)

Profit (loss) per share (diluted) (in €)

EPRA NDV

4,570,706

26.5

4,642,313

26.9

101,376

(0.09)

4%

4%

-3%

-7%

-78%

-125%

-150%

-153%

3M 2022

97,064
76,417
48,425
0.29
121,079
46,539
0.18

0.17
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| Operational Performance Highlights

Solid Like-For-Like Rental Growth

[ ] ( o )
+2.1% +2.6% +0.5%
o In-plac% :rezr;;growth Total net rent growth Occup;ralrcz)growth
\ Mar 2023 )
Robust Portfolio Fundamentals
Like-For-Like development CacR In-place rent (in €/sqm) Vacancy
5%
[ Total netrent growth M@ Occupancy growth In place rent growth — >
2.8% 2.8% 2.9% 2.6%
1.8% See i)
4.2% 4.2%
l l
Dec 2020 Dec2021 Mar2022 Dec2022 Mar2023 Dec 2020 Dec 2021 Mar 2022 Dec2022 Mar 2023 Dec 2020 Dec2021 Mar 2022 Dec2022 Mar2023
'Z Strong Recurring Operational Profitability
5 Adjusted EBITDA FFO I (in € millions) FFO I per share (in €)
3 6.4 79.5 46.8 48.4
E 01 2021 01 2022 01 2023 01 2021 01 2022 01 2023 01 2021 Q1 2022 01 2023
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Financial Profile Highlights

Well Positioned In Current Environment With High Headroom To Bond Covenants

DISPOSALS NEW BANK FINANCING STRONG LIQUIDITY POSITION LONG AVERAGE DEBT MATURITY UNENCUMBERED ASSETS

€145m €60m €571m T €8.5bn o
Q12023 CASHAND LIQUID ASSETS debtandi l:‘l’ ioned 5 8 No debt maturities ° n e bered
Q12023D|SPOSALS NEW BANK FINANCING €210m AR e and inctuaing signe ° unti[QZZOZA,Q]% unencum e.re
+ €245m + + disposals cover debt et 880/ assets provides
TOTAL DISPOSALS TOTAL maturities through 2025, yea rs ? < t'; ;e dOr o access to relatively
~€100m ~€150m BRI GANERE €300m additionally supported by MAR 2023 interest hedge of value attractive bank
SIGNED SIGNED vt undrawn RCF MAR 2023 financing
MAR 2023
Debt Maturity Schedule
1,400
B Bank Debt M Straight Bonds
1,200
1,000
March 2023 Cash
andA liquid assets
800 —— ek A
through 2025
600
400
200 I
0 - - o | m — Hm
|1 e e
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 >2037
Strong Financial Profile Maintained
(LOAIRIO%LJXLUE) CREDIT RATING
LOW COST OF DEBT ICR e
+
1.4% 5.9x 35% BBB
° STABLE
Q12023 MAR 2023 by S&P

MAR 2023
REAFFIRMED IN DEC 2022
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The Company

Grand City Properties S.A. and its investees (the “Company”, “GCP” or the “Group”)
Board of Directors (the “Board”) hereby submits the consolidated interim report as of
March 31, 2023.

The figures presented in this Board of Director’s Report are based on the condensed in-
terim consolidated financial statements as of March 31, 2023, unless stated otherwise.

GCP is a specialist in residential real estate, investing in value-add opportunities in den-
sely populated areas predominantly in Germany as well as London. The Group’s portfo-
lio, excluding assets held for sale and properties under development, as of March 2023
consists of 64k units (hereinafter “GCP portfolio” or “the Portfolio”) located in densely
populated areas with a focus on Berlin, Germany’s capital, North Rhine-Westphalia,
Germany’s most populous federal state, the metropolitan regions of Dresden, Leipzig
and Halle and other densely populated areas as well as London.

GCP is focused on assets in densely populated urban locations with robust and sustai-
nable economic and demographic fundamentals, and with multiple value-add drivers
that it can pursue using its skills and capabilities such as vacancy reduction, increasing
rents to market levels, improving operating cost efficiency, increasing market visibility,
identifying potential for high-return capex investments, and spotting potential for sig-
nificant benefits from the Company’s scale. GCP’s management has vast experience in
the German real estate market with a long track record of success in repositioning pro-
perties using its tenant management capabilities, tenant service reputation, and highly
professional and specialised employees.

In addition, GCP’s economies of scale allow for considerable benefits of a strong bargai-
ning position, a centralised management platform supported by centralised IT/software
systems, and a network of professional connections.

This strategy enables the Company to create significant value in its portfolio and gene-
rate stable and increasing cash flows.
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inhabitants per sqgkm (2020)*
m— 1,000 - 4,790

2
4 Vg
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Attractive portfolio concentrated in densely populated e

metropolitan areas with value-add potential

GCP’s well-balanced and diversified portfolio is composed of properties in attractive micro-locations with identified value creation
potential primarily located in major German cities and urban centers as well as in London.

The Group’s well-allocated portfolio provides for strong geographic and tenant diversification and benefits from economies of scale,
supporting the risk-averse portfolio approach. GCP’s focus on densely populated areas is mirrored by 24% of the portfolio being located
in Berlin, 22% in NRW, 13% in the metropolitan region of Dresden, Leipzig and Halle, and 17% in London, four clusters with their own
distinct economic drivers. The portfolio also includes additional holdings in other major urban centres with strong fundamentals such
as, Nuremberg, Munich, Mannheim, Frankfurt, Hamburg and Bremen.



' Diversified Portfolio With Distinct Economic Drivers

22% NRW

Industrial center
of Germany.

24% BERLIN
Political center & Start-up hub.

17% LONDON

Leading global city

3% Nuremberg/Fiirth/Munich ~ —— attracting innovation
and high-quality talent.

Portfolio overview

GCP has assembled a portfolio of high-quality assets in
densely populated metropolitan regions, benefiting from
diversification among dynamic markets with positive 5% Mannheim/KL/
economic fundamentals and demographic developments. Frankfurt/Mainz

5% Hamburg/Bremen

13% DRESDEN/
LEIPZIG/HALLE

Dynamic economy driven by
technology and education
with robust demographic
fundamentals.

11% Others

*of which pre marketed buildings in London amount to €14m

March 2023 Value (in €M) Area (in k sqm) EPRA vacancy nef::nuta(lii;egm) ;::;zléiﬁqe(;ﬁrg) Number of units Valuzrg)eé')sqm Rental yield

NRW 2,006 1,218 4.3% 93 6.4 17,831 1,647 4.6%

Berlin 2,172 619 4.1% 67 9.0 8,442 3,507 3.1%
Dresden/Leipzig/Halle 1,252 816 3.4% 54 5.7 13,997 1,535 4.3% %
Mannheim/KL/Frankfurt/Mainz 439 176 2.8% 19 8.9 3,013 2,500 4.3% §
Nuremberg/Fiirth/Munich 302 80 5.9% 9 10.3 1,430 3,795 3.1% é
Hamburg/Bremen 430 263 5.4% 21 6.8 3,996 1,631 4.8% g
London 1,637 192 3.7% 77 34.7 3,606 8,504 4.7% g
Others 990 696 5.0% 53 6.8 1,762 1,422 5.4% ;-3
Development rights and new buildings * 224 %
Total 9,452 4,060 4.2% 393 8.3 64,077 2,273 4.3% g
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| Berlin - GCP’s Largest Location

Quality locations in top tier Berlin neighborhoods

70% 30%

of the Berlin portfolio is located in top tier is well located primarily in Reinickendorf,
neighbourhoods: Charlottenburg, Wilmers- Treptow, Kopenick and Marzahn-Hellers-
dorf, Mitte, Kreuzberg, Friedrichshain, Licht- dorf.

enberg, Neukélln, Schoneberg, Steglitz and

Potsdam.

24%
L\_,_/ of GCP’s

portfolio

Reinickendorf l PankalV

T ot

o Chartte %‘ ~~~~~~ '?nednclvhgl%’

Wilma rsdorf ! D Kre

Tempelhof— !V
""" ~-~Schoneberg B

i~.. Marzahn-
,\ Hellersdorf

Sterlitz-

Zehiendorf L MEUKGIIn ™., Treptow-

oy Kdpenick

Teltow Schénefeld

| North Rhine-Westphalia (NRW)

Well positioned in the largest metropolitan area in Germany

portfolio

9% Duisburg

27% Cologne

4th
largest
city in
Germany

7% Dortmund

——— 6% Essen

1% Mdénchengladbach
1% Recklinghausen —
1% Herne

3% Marl

6% Wuppertal

3% Gelsenkirchen

~—— 5% Bonn

4% Solingen

4% Bochum

5% Erkrath

18%
QOthers

The portfolio distribution in NRW is focused on cities with strong fundamentals within
the region. 27% of the NRW portfolio is located in Cologne, the largest city in NRW, 9% in
Duisburg, 7% in Dortmund, 6% in Essen, 6% in Wuppertal, and 5% in Bonn.



' London Portfolio

Located in strong middle class neighborhoods

17%

of GCP’s
_ portfolio
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The total London portfolio, including high quality assets, social housing as well as
pre-marketed units, amounts to approx. 3,600 units and approx. € 1.7 billion in value.

Over 80% of the portfolio is situated within a short walking distance to an underground/
overground station.

The map represents approx. 90% of the London Portfolio.

| Quality East Portfolio

Located in the growing and dynamic cities of Dresden,

51% Leipzig

Leipzig & Dresden
are the largest cities
in eastern Germany
after Berlin

21% Halle 4/

—— 28% Dresden

| Quality North Portfolio

Leipzig and Halle

£ 3%

of GCP’s
portfolio

The North portfolio is focused on the major urban centers of Hamburg and

Bremen - the largest cities in the north of Germany.

37% Hamburg

b 5%
of GCP’s
portfolio

\— 63% Bremen
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Capital Markets

Number of shares
(as of 31 March 2023)

Number of shares, excluding sus-
pended voting rights, base for KPI

calculations
(as of 31 March 2023)

Shareholder structure
(as of March 2023)

Nominal share capital
(as of 31 March 2023)

Key index memberships

Market capitalisation
(as of 16 May 2023)

SDAX

Market segment Prime Standard
First listing Q2 2012

ordinary shares

176,187,899 with a par value of
EUR 0.10 per share

ordinary shares

172,348,779 with a par value of
EUR 0.10 per share

Freefloat 39%
Aroundtown SA

(through Edolaxia Group) 59%
Treasury Shares 2%

17,618,789.90 EUR

LU0775917882
ATXCV
GYC

SDAX

FTSE EPRA/NAREIT Index Series
GPR 250

DIMAX

1.3 bn EUR

A MSCI

Citigroup
13.03.2023
29.03.2023

Berenberg
09.12.2022

Kepler Cheuvreux

Analyst Recommendations

N ——

C|t| % BARCLAYS Deutsche Bank |1
First Berlin

e S

. 3 UBS SoSETE o

BERENBERG

.................... ODDO BHF

£ DZ BANK HSBC » J.PMorgan Lo Kepler

¥ Cheuvreux
gﬂ'dmaﬂ
BANK OF AMERICA %2 I@mpen achs

= M - M o m wv M c N - M gm w m w M munm
£ 38 B8 8% E3 (% §8 53 £3% £
g @ N EN =8 5~ [N 3 > N BN SEN
3 N n ] 5 N o = S < S < P E3S—
73 a3 3 3 == £ 5 83 33 5§38 <85
E 5 a’ S 5 %23 g2 2d 9w Eg BV

2 2 3 =

a ] & =

wv

Barclays
04.04.2023
Kempen & co
05.04.2023
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Share price performance and total return comparison since first equity placement (19.07.2012)

30
25 e Grand City Properties 254%
20
15
10 SDAX (rebased) 175%
issue price €2.75 j
) e w w
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Notes on business
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OPERATING PROFIT

For the period of three months
ended 31 March

2023 2022
€’000

Net rental income (a) 101,376 97,064
Operating and other income (b) 48,676 36,434
Revenue (a) 150,052 133,498
Property revaluations and capital gains (d) (53,091) 45,281
Property operating expenses (b) (67,894) (54,785)
Administrative and other expenses (c) (2,817) (2,915)
Depreciation and amortisation (2,311) (2,774)
Operating profit 23,939 118,305

(@) In the first three months of 2023, GCP recorded total revenue of €150 million, increasing
by 12% as compared to the €133 million recorded in the same period of 2022. Total reve-
nue is comprised of net rental income and operating and other income.

The Company recorded net rental income of €101 million in the first three months of
2023, 4% higher as compared to the €97 million recorded in the first three months of
2022. The solid performance is the combined result of the strong like-for-like growth
of 2.6%, which is comprised of 2.1% from in-place rent growth and 0.5% from occupan-
cy increase, and the impact from net acquisitions made in past periods. The Company’s
portfolio in key metropolitan areas with strong fundamentals in combination with a large
supply demand imbalance and unique economic drivers continues to drive strong rental
growth in both Germany as well as in London. The portfolio’s in-place rent stood at €8.3/
sqm as of March 2023 as compared to €8.2/sqm as of December 2022. Furthermore,
GCP has continued to deliver a solid letting performance which resulted in the portfolio’s
vacancy rate remaining at historic low of 4.2% and decreasing substantially as compared
to 5.1% as of March 2022.

=

As a response to the changing market environment, GCP continues to dispose mature
and non-core assets. Throughout the first three months of 2023, the Company success-
fully executed approx. €145 million in disposals. The disposed assets had only a partial
contribution to net rental income in Q12023 but had a full impact in 2022. In 2022, GCP
executed immaterial disposals in the amount of approx. €18 million, which did not have
a material impact on the net rental income. As of March 2023, the annualised net rent of
the portfolio amounted to €393 million. While there have not been any acquisitions in the
first three months of 2023, in 2022, GCP executed €250 million in accretive acquisitions
primarily in London and Berlin at the end of the second quarter of 2022 which had a full
impact on net rental income in the first quarter of 2023 but had no impact in the corre-
sponding period of 2022.

+2.1% +2.6% +0.5%

L-F-L L-F-L L-F-L
In-place rent growth Occupancy growth
. Total net rent growth ok

Mar 2023

In the first quarter of 2023, operating and other income amounted to €49 million, in-
creasing by 34% as compared to €36 million in the first quarter of 2022. This line item
is primarily composed of income related to recoverable operating expenses from tenants
and is mostly composed of utility costs that include heating, electricity, and water. The
substantial increase in the operating and other income item is mostly as a result of cost
inflation in utilities, namely heating and electricity, and a reduction in vacancy of the port-
folio from 5.1% as of March 2022 to 4.2% as of March 2023. This increase was partially
offset by the leaner cost structure of the portfolio by optimisation measures conducted
through targeted capex investments that increased the efficiency of GCP’s assets.

Property operating expenses amounted to €68 million in the first three months of 2023,
as compared to €55 million in the first three months of 2022. Property operating expenses
are mostly made up of recoverable expenses such as the purchased services provided for
tenants that include costs such as heating, water, garbage disposal, winter services and
more. Property operating expenses also include items such as maintenance and refurbish-
ment expenses, personnel expenses, and other operating costs. The substantial increase
in property operating costs was primarily as a result of the high cost inflation between



the two periods which had the greatest impact on recoverable expenses such as heating
and energy costs which increased in-line with the aforementioned operating income and
is mostly recovered from tenants. Furthermore, the Company also recorded an increase in
personnel expenses as a result of wage growth and a continued tight labour market.

The Company monitors the quality of its portfolio and carries out a variety of maintenan-
ce and refurbishment projects as well as capex projects on a targeted basis to uphold and
enhance the quality of its assets. GCP undertakes these projects to maintain and improve
the living environment of tenants in order to maintain high tenant satisfaction and build
long-term relationships that reduce turnover and provide stable future rental cashflows.

In the first three months of 2023, GCP recorded maintenance and refurbishment expen-
ses amounting to €6 million and €1.5 per average sqm as compared to €5 million and €1.3
per average sqm in the same period of 2022. Maintenance and refurbishment expenses
are made up of costs related to maintaining the quality of the portfolio and represent
regular and recurring property upkeep that maintains the living standard of tenants. The
Company makes the process of placing maintenance requests easy by offering multip-
le channels that include the tenant app and GCP’s 24/7 service center through which
tenants can easily place digital requests and receive support in several languages. Digi-
talising these processes has reduced the time to problem resolution, increased tenant
satisfaction, and increased efficiencies for the business. Additional efficiencies generated
through GCP’s scale have also helped offset cost increases in materials and labour costs.

Repositioning capex represents targeted capital expenditures that focus on increasing
the quality and offerings of assets in the portfolio. These investments improve the value
proposition of GCP’s assets which increases the rent potential while positively impacting
the reletting process and reducing turnover and vacancy. Examples of repositioning ca-
pex include apartment renovations, improvements to corridors and staircases, facade
refits, and more. Repositioning capex also includes projects that make improvements to
community areas that surround the property and include the additions or renovation of
playgrounds, barbeque pits, study rooms and other common meeting areas. These pro-
jects have supported the Company in reducing its vacancy and increasing rent in recent
years. As a result of the current market environment, GCP has been more selective in
making capex investments by only undertaking projects that present the highest returns
and intends to keep investments at a lower level going forward.

The Company recorded repositioning capex in the amount of €18 million or €4.5 per ave-
rage sqm in the first quarter of 2023, as compared to €14 million or €3.3 per average sqm
in the first quarter of 2022. The increase is primarily the result of cost inflation between
the two periods as well as timing effects. The increase was offset by the modernisation

investments which were included in the repositioning capex item in the first quarter of
2022 but have been separated into a separate line item since the second quarter of 2022.

In the first three months of 2023, GCP invested approximately €2.5 million in moderni-
sation projects as compared to approximately €1 million in the respective period of 2022.
As mentioned in the paragraph above, modernisation was included in the repositioning
capex item in the first quarter of 2022. Modernisation investments are made on a tar-
geted basis and are composed of projects that also lift the value proposition of assets
and include measures such as installing balconies and elevators. However, modernisation
investments are kept at a low level and are carried out only if they meet strict investment
criteria and create accretive profits.

Both modernisation and repositioning capex projects as well as maintenance and refur-
bishment expenses include targeted measures aimed at reducing emissions by imple-
menting, for example, energy efficient windows, facade insulation and replacing heating
systems with climate friendly alternatives. These investments have the added benefit of
reducing the cost structure of assets and reducing the Company’s exposure to emissions
and climate risks, thereby reducing future expenses through lower CO, tax expenses and
more efficient resource use, among others. However, these expenses are part of the total
capex carried by the Company. GCP expects to undertake more projects targeted at redu-
cing emissions in upcoming periods to meet its climate targets.

GCP invested approximately €5 million in pre-letting modifications in the first quarter of
2023, as compared to €7 million in the first quarter of 2022. Pre-letting modifications are
made up of projects that include the completion of properties acquired that are in the final
stages of development, large refurbishment projects, and the creation of significant new
lettable areas. As a result of recent completions, pre-letting modification expenses were
significantly lower in the first quarter of 2023 as compared to the approx. €20 million
recorded in the last quarter of 2022.

4.6
Repositioning capex /
avg sqm
1.3 1.5 Maintenance /
avg sqm
3M 2022 3M 2023
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(0) In the first three months of 2023, GCP recorded administrative and

other expenses in the amount of €3 million the same as in the re-
spective period of 2022. This line item is largely composed of admi-
nistrative personnel expenses, legal and professional fees, marketing
expenses, and other ancillary office expenses and remained mostly
stable between the two periods.

The Company recorded negative property revaluations and capital
losses in the amount of €53 million in the first quarter of 2023, lower
as compared to the positive property revaluations and capital gains in
the amount of €45 million recorded in the first quarter of 2022.

Property revaluations are one off gains/losses that are related to the
changes in the fair value of the investment property in the portfolio.
GCP engages independent and certified valuators to determine the va-
luation of each of its investment properties at least once a year and as
a result had its entire portfolio revalued in Q4 2022 in this manner. GCP
did not revaluate its portfolio in the first quarter of 2023 and will reva-
luate the majority of the portfolio as part of the H1 2023 report. As a
result, the property devaluations booked in the period mainly represent
capex investments and spot valuation indications received. As of March
2023, the portfolio had an average value of €2,273/sqm representing
a rental yield of 4.3%.

Capital gains/losses represent the aggregate premium/discount of dis-
posals as compared to book values. In the first three months of 2023,
the Company executed disposals in the amount of approx. €145 million,
reflecting an approx. 1% discount to net book values. The disposed as-
sets consisted mostly of mature assets in London.

PROFIT FOR THE PERIOD

For the period of three months

ended 31 March

2023 2022
€’000

Operating profit 23,939 118,305
Finance expenses (a) (13,470) (11,418)
Other financial results (b) (20,464) (41,756)
Current tax expenses (c) (10,111) (9,543)
Deferred tax income (expenses) (c) 8,511 (9,049)
Profit (loss) for the period (d) (11,595) 46,539
Profit (loss) attributable to owners of the company (14,942) 30,142
Profit (loss) attributable to perpetual notes investors 7,438 6,103
Profit (loss) attributable to non-controlling interests (4,091) 10,294
Basic earnings (loss) per share (in €) (0.09) 0.18
Diluted earnings (loss) per share (in €) (0.09) 0.17
Weighted average number of ordinary shares (basic) in thousands 172,340 164,963
Weighted average number of ordinary shares (diluted) in thousands 172,621 178,291
Profit (loss) for the period (d) (11,595) 46,539
Total other comprehensive income (loss) for the period, net of tax (e) (2,513) 12,109
Total comprehensive income (loss) for the period (e) (14,108) 58,648



@)

In the first quarter of 2023, the Company recorded €13.5 million of finance expenses, as
compared to €11.4 million recorded in the first quarter of 2022. The increase is primarily
as a result of the higher interest rate levels of debt raised in the second half of 2022
and from higher rates which have impacted variable debt costs and the expiry of certain
hedging instruments which resulted in debt becoming variable and resetting at higher
rates. The current hedging ratio stands at 91%. GCP’s financial platform remains con-
servative with a low cost of debt of 1.4% and an average debt maturity of 5.8 years as of
March 2023. In Q12023, GCP continued to take proactive debt optimisation measures by
obtaining approximately €60 million in new bank debt with an additional approx. €150
million signed after the reporting period. The Company’s debt maturity profile remains
clean until Q2 2024 and cash and liquid assets and signed disposals cover debt maturities
through 2025.

The Company recorded other financial results amounting to negative €20 million in the
first three months of 2023, as compared to negative €42 million in the comparable period
of 2022. The other financial results item is mostly made up of one-off results related to
the net change in the fair value of financial assets and financial liabilities and derivati-
ve instruments but also includes finance related costs. The other financial results were
mostly the result of foreign exchange rate impacts and fair value adjustments in financial
assets and liabilities due to volatility in financial markets and changes in interest rates.
Furthermore, the Company incurred finance related costs in connection with hedging
fees, bank financing, and other costs related to maintaining and optimising GCP’s debt
profile. These costs helped to mitigate short term refinancing risk.

GCP reported total net tax expense of €2 million in the first quarter of 2023, as compared
to a total tax expense of €19 million reported in the first quarter of 2022. Total tax expen-
ses include both current tax expenses and deferred tax expenses/income.

In the three-month period ending March 2023, current tax expenses totalled €10 million,
slightly higher as compared the respective period in 2022. Current tax is made up of
corporate and property taxes that are correlated with the Company’s underlying business
performance and the portfolio’s geographic distribution.

In the first quarter of 2023, GCP recorded deferred tax income of €9 million as compared
to a deferred tax expense of €9 million in the respective period of 2022. Deferred tax
expenses/income represent non-cash expenses/income related to the theoretical dis-
posal of investment properties with a tax rate applied based on the location of the asset
and are primarily linked to revaluation gains/losses but are additionally impacted by the
revaluation of derivatives and loss carried forward. The change to deferred tax income
from deferred tax expense is the result of the property revaluation losses offset by the
net impact of the revaluation of derivatives and loss carried forward incurred in Q12023.

(d) The Company recorded a loss of €12 million for the three-month period ending March

2023, as compared to the profit of €47 million for the comparable period in 2022. The
loss was primarily as a result of negative property revaluations recorded in the current
period as compared to positive property revaluations in the comparable period. This was
offset by higher operational profits, lower negative other financial results and deferred
tax income as compared to deferred tax expenses in the previous period.

In the first quarter of 2023, GCP generated a basic loss per share in the amount of €0.09
and a diluted loss per share in the amount of €0.09, lower as compared to basic earnings
per share of €0.18 and diluted earnings per share of €0.17 respectively for the same pe-
riod in 2022. The main impact in addition to the aforementioned changes in profit was
the small increase in the average share count which was mostly as a result of the high
acceptance ratio of the scrip dividend in 2022 which allowed the company to retain cash
and strengthen its liquidity position.

Through the first three months of 2023, GCP recorded a total comprehensive loss of €14
million, lower as compared to the total comprehensive income of €59 million in the first
three months of 2022. The total comprehensive loss is mostly the result of the loss for
the period and the total other comprehensive loss. The other comprehensive loss amoun-
ted to €3 million in the first quarter of 2023 as compared to a gain of €12 million in the
same period in 2022. The other comprehensive income/loss item is primarily composed
of changes in forward and other derivative contracts and foreign currency impacts related
to the hedging activities for the London portfolio.
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ADJUSTED EBITDA, FUNDS FROM OPERATIONS (FFO I, FFO 1) (@) The adjusted EBITDA is an industry standard figure displaying the Company’s recurring
operational profits before interest, tax expenses, depreciation, and amortisation, exclu-
ding the effects of property revaluations, capital gains, and other non-operational income
statement items such as equity settled share-based payments and other adjustments.
GCP recorded adjusted EBITDA totalling €80 million in the three-month period ending

For the period of three months
ended 31 March

2023 ‘ 2022 March 2023, increasing 4% as compared to the €76 million generated in the respective

€°000 period in 2022.
Operating profit 23,230 118,305 (b) Funds From Operations | (FFO 1) is an industry-wide standard measure of the recurring
Depreciation and amortisation 231 2774 operational cash flow of a real estate company, often utilised as a key bottom line indus-

try performance indicator. FFO I is calculated by deducting from the adjusted EBITDA,
EBITDA 26,250 121,079 finance expenses, current tax expenses, the contribution to minorities, and the share of
profit attributable to the Company’s perpetual notes investors. FFO | amounted to €47
million in the first quarter of 2023, lower as compared to the €48 million recorded in the
Equity settled share-based payments and other adjustments 163 619 comparable period of 2022. In the first three months of 2023, FFO | per share amounted
to €0.27 per share, as compared to the €0.29 recorded in the comparable period in 2022.

Property revaluations and capital gains 53,091 (45,281)

Adjusted EBITDA (a) 79,504 76,417
The development in adjusted EBITDA and FFO | was primarily as a result of the strong

Finance expenses (13,470) (1,418) like-for-like rental growth of 2.6% driven by the 2.1% in-place rent growth and 0.5% oc-
cupancy increase and the full impact of the €250 million in acquisitions made at the end
of H12022, partially offset by disposals and higher operating expenses as a result of cost
Contribution to minorities (1,530) (928) inflation. The strong letting performance continued in Q12023 and kept the vacancy rate
at a historic low of 4.2%. In addition, GCP executed approx. €145 million in disposals in

Current tax expenses (10,111) (9,543)

Adjustment for perpetual notes attribution (7,438) (6,103) ) i ] )
the first three months of 2023 which consisted mostly of assets in London and thus had a
FFO I (b) 46,955 48,425 partial impact in the period. The Company also made a small amount of disposals of non-
Weighted average number of ordinary shares (basic) in co're assets in 2022 'totalllng. a'ppn.)x‘ €18 million, vvh.|c.h héd én immaterial impact onv the
thousands, including impact from share-based payments 172,590 165,150 adjusted EBITDA. Higher efficiencies as a result of digitalisation efforts and productivity
) gains helped offset some of the increase in operating expenses due to cost inflation. FFO
FFQ I pen share (in €) (b) 0.27 0.29 I was also impacted by the higher finance expenses as a result of higher interest rates
and current tax expenses which remain in-line with the Company’s underlying business
performance. Additionally, the perpetual notes attribution increased by more than €1 mil-
Result from disposal of properties 3,785 650

lion as a result of the step-up rate from 2.75% to 6.3% in the end of January 2023, which
FFO 11 () 50,740 49,075 therefore had only a partial effect on the first three months of 2023. The FFO | per share
metric was additionally impacted by the slightly higher average share count as compared
to the previous period mostly due to the high participation rate in the scrip dividend in
2022 which allowed the Company to retain cash.

(c) FFO Il'is a supplementary performance measure that includes the disposal effects on
top of FFO I. The result from disposal of properties refers to the excess amount of the
sale price to the cost price plus capex of disposed properties. In the first three months of



2023, GCP recorded an FFO Il of €51 million, increasing by 3% as compared to the €49
million recorded in the first three months of 2022. The increase is the result of the larger
volume of disposals conducted in Q12023 as compared to same period in the year prior.
In Q1 2023, GCP executed approx. €145 million in disposals at a profit over total costs
(including capex) of 3%, crystallising gains of approx. €4 million and strengthening the
Company’s liquidity position.

i £
|

ADJUSTED FUNDS FROM OPERATIONS (AFFO)

For the period of three months
ended 31 March

2023 ‘ 2022

€000
FFO I 46,955 ‘ 48,425
Repositioning capex ‘ (18,298) ‘ (13,694)
AFFO 28,657 ‘ 34,731

Adjusted Funds from Operations (AFFO) is another indicator for the Company’s recurring
operational cash flow and is derived by subtracting the repositioning capex from the Com-
pany’s FFO I. GCP includes in the AFFO calculation repositioning capex which is targeted at
value creation and improving the asset quality of the portfolio, which GCP deems as being
relevant for its AFFO calculation. Through the three-month period ending March 2023,
GCP recorded €29 million in AFFO, lower as compared to €35 million reported in the first
three months of 2022. The lower AFFO is the result of the higher repositioning capex in the
period due to cost inflation and timing impacts and the lower FFO I.
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CASH FLOW approx. €145 million in disposals conducted and the repayment of loans to own assets during
the period, offset by the approx. €60 million vendor loan provided for part of the disposals.

For the period of three months This was further offset by investment in capex projects which will positively impact rental

ended 31 March growth and cash generation from operating activities in upcoming periods.
2023 202 In the first quarter of 2023, net cash provided by financing activities totalled €35 million, as
£000 compared to net cash used in financing activities of €639 million in the first quarter of 2022.
The net cash provided by financing activities was primarily as a result of the €60 million in
Net cash provided by operating activities Sl 2,0 new bank debt in Q12023 with a 5-year maturity term. GCP also signed an additional approx.

€150 million in new bank debt after the reporting period. These debt optimisation measures
help to ensure a clean maturity profile with cash and liquid assets and signed disposals cover-
Net cash provided (used) by (in) financing activities 34,568 (639,201) ing debt maturities through 2025. As of March 2023, the Company’s hedging ratio was at 91%
and cost of debt remains low at 1.4% with an average debt maturity of 5.8 years.

Net cash provided by investing activities 62,027 32,048

Net increase (decrease) in cash and cash equivalents 153,131 (550,042)

Changes in cash and cash equivalents held-for-sale

1,234 1,262

and effects of foreign exchange rate ( )
Cash and cash equivalents as on 1 January 324,935 895,486
Cash and cash equivalents as on 31 March 479,300 344,182

In the first quarter of 2023, net cash provided by operating activities totalled €57 million, flat
as compared to €57 million in the first quarter of 2022. Net cash provided by operating acti-
vities was positively impacted by the strong operational performance of the Company driven
by the solid like-for-like rental growth of 2.6%, of which 2.1% came from in-place rent growth
and 0.5% from occupancy increases and the result of net acquisitions, offset by higher ope-
rating expenses as a result of cost inflation and a higher working capital as a result of the
timing difference between the actual consumption cost of the heating expenses recovered
from tenants and the settlement of the payments by tenants. The strong operational impro-
vement was also marked by the strong letting performance which resulted in the vacancy
rate remaining at an all time low of 4.2%. GCP has taken measures to address the impact of
higher energy costs by offering staggered pre-payment plans which have been widely accep-
ted and launching information campaigns. The Company does not expect a material liability.

In the first quarter of 2023, net cash provided by investing activities amounted to €62 million,
as compared to net cash provided by investing activities of €32 million in the first quarter of
2022. The net cash provided by investing activities in the period is primarily the result of the



ASSETS

Mar 2023 Dec 2022

€’000

Non-current assets 9,985,552 9,997,258
Investment property 9,451,914 9,529,608
Current assets 1,215,734 1,134,070
Cash and liquid assets (including those
recorded under held for sale) 570,349 4297
Total Assets 11,201,286 11,131,328

The Company recorded total assets in the amount of €11.2 billion as of March 2023, slightly
higher as compared to the €11.1 billion as of year-end 2022. The small increase in total assets
is mostly due to the higher current assets balance primarily from the higher cash and liquid
assets. The increase in the total assets is mostly due to higher liquidity from new financing
and operational profits, offset by slightly lower non-current assets from a lower investment
property balance.

As of the end of March 2023, GCP had non-current assets in the amount of €10 billion, as
compared to €10 billion as of the end of December 2022. The non-current assets balance is
mostly made up of the investment property item which decreased by approximately 1% to
€9.5 billion as of the end of March 2023. The decrease in the investment property item was
mostly due to the reclassification of around €70 million into assets held-for-sale Q12023.

The non-current asset balance also includes tenant deposits which are used as a security for
rent payments and had a balance of €45 million; long-term financial investments, which in-
clude co-investments in attractive deals and are held with the expectation for long-term yield
had a balance of around €50 million; and investments where the Company holds a minority
position in real estate portfolios which had a balance of €30 million.

As of March 31, 2023, vendor loans had a balance of approx. €60 million. Vendor loans are
loans given to buyers of properties that have been sold in the first quarter of 2023 to help
facilitate transactions. The vendor loan is secured against the properties sold and has an ave-
rage LTV of around 60% and in the event of a default provide the Company with the option to
regain ownership of the assets at a significant discount and penalty to the defaulted buyer.
The future cashflow from the vendor loan also help reduce the Company’s leverage but con-
servatively is not included in the LTV calculation.

The balance of loans-to-own assets (including short term) totalled approximately €75 mil-
lion as at the end of March 2023, lower as compared €90 million to year-end 2022. The
decrease was as a result of the repayment of loans to own assets during the period. Loans-
to-own assets are asset-backed interest bearing loans, which under specific circumstances,
have the embedded option to acquire the underlying asset at a discount. These assets add to
the Company’s wide deal sourcing network and provide another avenue to making accretive
acquisitions. GCP’s loans-to-own portfolio is focused mostly on the UK and is secured by a
first lien on the underlying asset.

As of the end of March 2023, GCP had current assets in the amount of €1.2 billion, as com-
pared to €1.1 billion as of the end of December 2022. The increase was mostly as a result
of the higher cash and liquid assets balance which increased from proceeds collected from
disposals, proceeds from approx. €60 million in new bank financing, net cash provided by
operating activities, and cash provided from the repayment of loans to own assets, offset by
capex investments. GCP retains a strong liquidity position of €571 million in cash and liquid
assets which represent 14% of total debt.

Current assets also include trade and other receivables and assets held for sale. Trade and ot-
her receivables totalled €373 million as of March 2023, of which €232 million is comprised of
operational receivables. Operating cost receivables are related to the prepayments for ancil-
lary services received from tenants presented in the short-term liabilities and include services
such as heating, cleaning, insurance, winter services, waste, sewage and electricity. These
operating costs receivables are settled once per year against the advances received from
tenants. As a result of the increase in operating cost receivables, mainly in relation to higher
energy costs, GCP has launched information campaigns and provided the option to voluntarily
increase ancillary prepayments to avoid large payments on settlement dates. The Company
does not expect a material liability. As of March 2023, assets held for sale amounted to €271
million and decreased from year end as a result of the closed disposals in the period which
mostly consisted of assets held for sale, offset by investment property reclassified as assets
held-for-sale in the amount of approx. €70 million. Assets held for sale represent properties
intended for disposal within the next 12 months. As of the date of this report, the Company
has signed disposals amounting approx. €100 million which are expected to be completed in
the next periods.
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LIABILITIES

Mar 2023 Dec 2022

€000

Loans and borrowings ' 383,081 323,280
Straight bonds 3,614,813 3,612,105
Deferred tax liabilities 2 789,043 795,905
Gervate fnancia instruments* 209782 201,905
Current liabilities * 314,564 283,978
Total Liabilities 5,311,283 5,217,173

including short-term loans and borrowings

including deferred tax liabilities of assets held for sale
including short-term derivative financial instruments
excluding current liabilities included in the items above

EEES

Total liabilities amounted to €5.3 billion as at the end of March 2023, slightly higher as com-
pared to €5.2 billion as at the end of December 2022. The small increase in total liabilities
was mostly as a result of new bank debt financing. Total liabilities also include other long-
term liabilities and derivative financial instruments.

Throughout the first three months of 2023, the Company continued to take proactive mea-
sures to optimise its financial profile. GCP raised €60 million in new bank debt which matu-
res in 2028 with an additional approx. €150 million bank debt signed after the reporting pe-
riod which mature in 2033. This new bank debt ensures that the Company’s debt maturity
profile remains clean and cash and liquid assets and signed disposals cover debt maturities
through 2025. Furthermore, GCP holds a large pool of unencumbered assets with a total
value of €8.5 billion and representing 88% of value which it can leverage to raise additional
bank debt. The Company’s cost of debt remains low at 1.4% with an average debt maturity
of 5.8 years. The increase in the average cost of debt can be attributed to new debt raised
with a higher cost, the higher level of interest rates which impacted capped and variable
debt and the expiry of certain hedging instruments which resulted in debt becoming variab-
le and resulting in higher rates. GCP currently has a hedging ratio of 91%. The operational
profitability of the business more than covers interest expenses as exemplified by the ICR
of 5.9x.

Deferred tax liabilities take into account the theoretical disposal of investment properties in
the form of asset deals with a tax rate applied based on the specific location of the property.
At the end of March 2023, the balance of deferred tax liabilities amounted to €789 million,
representing 15% of total liabilities.




EPRA NET ASSET VALUE METRICS

The Net Asset Value is a key performance measure used in the real estate industry. Due to the
evolving nature of ownership structures, balance sheet financing as well as the inclusion of
non-operating activities leading to entities being relatively more actively managed, EPRA has
provided three different metrics to reflect this nature of property companies. The EPRA Net
Asset Value Metrics are defined by EPRA and include the Net Reinstatement Value (NRV),
Net Tangible Assets (NTA) and Net Disposal Value (NDV).

EPRA Net Reinstatement Value (NRV) assumes that entities never sell their assets and aims
to represent the value required to rebuild the entity. The EPRA NRV measure provides stake-
holders with the value of net assets on a long-term basis and excludes assets and liabilities
that are not expected to materialise. Furthermore, real estate transfer taxes are added back,
since the intention of this metric is to reflect what would be required to reinstate the Com-
pany through existing investment markets and the Company’s current capital and financing
structures.

EPRA Net Tangible Assets (NTA) assumes that entities buy and sell assets, thereby crystal-
lising certain levels of unavoidable deferred tax. Therefore, the EPRA NTA measure excludes
the value of intangible assets while also taking into consideration the fact that companies
acquire and dispose assets and, in the process, realise certain levels of deferred tax liabilities.

EPRA Net Disposal Value (NDV) represents the shareholders’ value under a disposal scena-
rio, where deferred taxes, financial instruments and certain other adjustments are considered
to the full extent of their liability, net of any resulting tax. Therefore, the EPRA NDV measure
is meant to provide stakeholders with the net asset value in the scenario that all assets are
disposed and/or liabilities are not held until maturity.

in € ‘000 unless otherwise specified EPRA NRV EPRA NTA" vfl':ls?“'i\lTT'll:\ EPRA NDV EPRA NRV EPRA NTA VI:::EARIIE\I'IT'?* EPRA NDV
Mar 2023 Dec 2022

Equity attributable to the owners of the Company 4,004,247 4,004,247 4,004,247 4,004,247 4,020,773 4,020,773 4,020,773 4,020,773

Deferred tax liabilities on investment property 771,678 " 660,8612? 660,8612 - 778,4907" 664,386 2 664,886 2

Fair value measurements of derivative financial instruments (19,507) (19,507) (19,507) - (19,106) (19,106) (19,106)

Intangible assets and goodwill . (9,794) (9,794) - - (1,002) (11,002)

Real estate transfer tax 535,873 7" 455,862 2 - 542,6127 - 460,153 2

Net fair value of debt 566,459 - - - 621,540

NAV 5,292,291 4,635,807 5,091,669 4,570,706 5,322,769 4,655,551 5,115,704 4,642,313

Basic number of shares including in-the-money dilution

effects (in thousands) e 172,607

NAV per share (in €) 30.7 26.9 29.5 26.5 30.8 27.0 29.6 26.9

) updated methodology to exclude RETT

9 Previously defined as EPRA NTA and EPRA NTA per share
(1 including balances held-for-sale

(
(3) notincluding net change in fair value of derivative financial instruments related to currency effects

2) excluding deferred tax liabilities / real estate transfer tax on assets held for sale, non-core assets and development rights in Germany
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EPRA NRV
EPRA NAV METRICS DEVELOPMENT (IN €)

As of the end of March 2023, GCP reported an EPRA NRV of €5.3 billion and €30.7 per share,
as compared to €5.3 billion and €30.8, respectively as of year-end 2022. The small decrease
was mostly as a result of the negative investment property revaluation result which lowered

the equity attributable to the owners of the Company and offset by the Company’s operational EPRA NTA P.5 EPRA NTA WITH RETT P.5 EPRA NRV P.5
profits recorded during the period. EPRA NRV assumes that entities never sell assets and aims
to represent the value required to rebuild the entity. As a result, the full amount of deferred tax 29.6 29.5 30.8 30.7

26.9 21.0 26.9
and real estate transfer tax is added back. 26.5

EPRA NTA @ @ @ @

As of the end of March 2023, GCP reported an EPRA NTA in the amount of €4.6 billion or €26.9
per share, slightly lower as compared to €4.7 billion or €27.0 per share as of year-end 2022. The
small decrease was primarily the result of the negative investment property revaluation result
. . . . Dec Mar Dec Mar Dec Mar Dec Mar
and offset by the positive operational result. EPRA NTA assumes a normal business scenario 2022 2023 2022 2023 2022 2023 2022 2023
where entities buy and sell assets thereby incurring a certain amount of unavoidable deferred
tax and triggering the real estate transfer tax which reduces the net disposal price of the pro-
perties sold. GCP classifies properties into four different categories: Portfolio to be held long
term, Investment properties held-for-sale, Portfolio classified in “Others” cities, and Develop-
ment rights in Germany. In order to be conservative, GCP only adds back the deferred taxes on

the Portfolio to be held long term.
EPRA NAV METRICS DEVELOPMENT (IN € MILLIONS)

Due to the current market conditions, the Company has decided to present EPRA NTA exclu-

ding the real estate transfer tax for the Q12023 condensed interim consolidated financial state-

ments. Former EPRA NTA is renamed as “EPRA NTA with RETT". In upcoming quarterly and EPRA NTA EPRA NTA WITH RETT EPRA NRV
annual financial reports, GCP will exclusively present the EPRA NTA metric without adding back

the real estate transfer tax. As at the end of March 2023, GCP reported an EPRA NTA with

RETT, of €5.1 billion or €29.5 per share. 4,642 4571 4,656 4,636

5116 5,092 5,323 5,292

EPRA NDV
o (=)

As of the end of March 2023, GCP reported an EPRA NDV of €4.6 billion and €26.5 on a per
share basis, as compared to €4.6 billion and €26.9 per share at the end of December 2022. The
small decrease is mostly the result of the lower equity balance and the higher net fair value of
debt as a result of the small decrease in market volatility between the two periods. The net fair Dec Mar Dec Mar Dec Mar e Mar
value of debt represents the difference between the book value and fair value of the Company’s 2022 2023 2022 2023 2022 2023 2022 2023
outstanding debt, and as a result the lower fair value is added back. The EPRA NDV represents

the Company’s NAV under a theoretical scenario where all assets are disposed and all liabilities

settled, and therefore does not add back any deferred tax liabilities or real estate transfer tax.




DEBT FINANCING KPIs

LOAN-TO-VALUE Mar 2023 Dec 2022
€’000

Investment property ' 9,415,698 9,492,946
Investment properties of assets held-for-sale 253,179 327,586
Total value 9,668,877 9,820,532
Total debt 3,997,894 3,935,385
Cash and liquid assets (including those under held for sale) 570,949 429,127
Net debt 3,426,945 3,506,258
LTV 35% 36%

undrawn credit facilities in the amount of €300 million.

The Company’s continued strong debt financing KPI’s and conservative financial platform
allow it to benefit from broad access to both public and private capital markets, further sup-
ported by its investment grade credit ratings from S&P (BBB+/Stable), reiterated in December
of 2022, and unsolicited rating by Moody’s (Baal/Stable).

UNENCUMBERED ASSETS Mar 2023 Dec 2022
€000
Unencumbered Assets 8,512,433 8,664,533
Total Investment properties
(including those under held for sale) 9,708,358 3,860,461
Unencumbered Assets Ratio 88% 88%

(M including advanced payments and deposits and excluding right-of-use assets

GCP maintains a conservative financial profile as shown by its solid debt financing KPIs. GCP
financial platform is characterised by a low LTV, a high proportion of unencumbered assets,
and robust coverage ratios.

As of March 2023, GCP had an LTV of 35%, slightly lower as compared to 36% at the end of
December 2022 as a result of successfully executing disposals in the period and thus offset-
ting the negative revaluation. The Company’s LTV position remains well below bond covenant
limits and the more stringent board-mandated limit of 45%.

GCP also continues to have strong coverage ratios with an ICR of 5.9x and DSCR of 5.6x in the
first quarter of 2023, as compared to 6.7x and 6.3x respectively in the first quarter of 2022.
The Company’s coverage ratios were impacted by the higher finance expenses and partially
offset by the strong operational growth and profitability and proactive debt profile optimiza-
tion efforts which kept interest expenses relatively stable. The high ICR and DSCR metrics
show the ability of the recurring operational profi-

tability of the business to service its debts. LOW LEVERAGE

As of March 2023, the Company had a large pool 45% Board of Directors' limit
of unencumbered assets worth €8.5 billion and re- 36% e
presenting a high proportion of 88% in value. These
assets provide financial flexibility by giving GCP the
option of taking advantage of lower secured finan-
cing rates as compared to current public debt mar- Dec 2022 Mar 2023
ket rates. Financial flexibility is further bolstered by

COLTV e BoD Limit

For the period of three months ended 31 March

INTEREST COVERAGE RATIO (ICR) 2023 2022
€000

Adjusted EBITDA 79,504 76,417

Finance Expenses 13,470 1,418

Interest Coverage Ratio 5.9x 6.7x

For the period of three months ended 31 March

DEBT SERVICE COVERAGE Gl 2022
RATIO (DSCR) £000
Adjusted EBITDA 79,504 76,417
Finance Expenses 13,470 1,418
Amortisation of loans from financial institutions 723 647
Debt Service Coverage Ratio 5.6x 6.3x
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Alternative Performance Measures

RECONCILIATION OF ADJUSTED EBITDA

The adjusted EBITDA is an industry standard figure indicative
of the Company’s recurring operational profits before interest
and tax expenses, excluding the effects of capital gains, reva-
luations, and other non-operational income statement items
such as profits from disposal of buildings, share of profit from
investment in equity-accounted investees and other adjust-
ments. GCP starts from its Operating profitand adds back the
item Depreciation and amortisation to arrive at the EBITDA
value. Non-recurring and non-operational items are deducted
such as the Property revaluations and capital gains, Result
on the disposal of buildings and Share of profit from invest-
ment in equity-accounted investees. Further adjustments are
labelled as Equity settled share-based payments and other
adjustments, which are subtracted since these are non-cash
expenses.

Adjusted EBITDA reconciliation
Operating Profit

(+) Depreciation and amortisation

(=) EBITDA

(+/-) Property revaluations and capital gains

(+/-) Result on the disposal of buildings

(+/-) Share of profit from investment in equity-accounted investees
(+/-) Equity settled share-based payments and other adjustments

(=) Adjusted EBITDA

RECONCILIATION OF FUNDS FROM
OPERATIONS | (FFO 1)

Funds From Operations | (FFO 1) is an industry-wide standard
measure of the recurring operational cash flow of a real esta-
te company, often utilised as a key industry performance indi-
cator. It is calculated by deducting the Finance expenses, Cur-
rent tax expenses, Contribution to minorities, Adjustment for
perpetual notes attribution and adding the Contribution from
Joint ventures if any, to the Adjusted EBITDA. To arrive at the
FFO I per share the FFO /is divided by the Weighted average
number of ordinary shares (basic) in thousands, including im-
pact from share-based payments, which reflects the impact
of the Equity settled share-based payments adjustment in the
Adjusted EBIDTA.

FFO I reconciliation

Adjusted EBITDA

(-) Finance expenses

(-) Current tax expenses

(-) Contribution from/(to) joint ventures and minorities, Net
(-) Adjustment for perpetual notes attribution

(=) (A) FFO I

(B) Weighted average number of ordinary shares (basic) in
thousands, including impact from share-based payments

(=) (A/B) FFO I per share

RECONCILIATION OF FUNDS FROM
OPERATIONS Il (FFO I1)

FFO Il additionally incorporates on top of the FFO /the results
from asset disposals, calculated as the difference between
the disposal values and the property acquisition costs plus
capex, reflecting the economic profit generated on the sale of
the assets. Although, property disposals are non-recurring,
disposal activities provide further cash inflow that increase
the liquidity levels. As a result, this measure is an indicator
to evaluate operational cash flow of a company including the
effects of disposals.

FFO Il Reconciliation

FFO II
FFO I
(+/-) Result from disposal of properties

(=) FFO Il



RECONCILIATION OF ADJUSTED FUNDS FROM
OPERATIONS (AFFO)

The Adjusted Funds From Operations (AFFO) is an additional
measure of comparison which factors into the FFO I, the Com-
pany’s repositioning capex, which targets value enhancement
and quality increase in the portfolio. Modernisation and pre-
letting capex are not included in the AFFO as it is considered
as an additional investment program, similar to the property
acquisitions, which is conducted at the Company’s discretion.
Therefore, in line with the industry practices, GCP deducts
the Repositioning capex from the FFO /to arrive at the AFFO.
As aresult, AFFO is another widely used indicator which tries
to assess residual cash flow for the shareholders by adjusting
FFO | for recurring expenditures that are capitalised.

AFFO reconciliation

FFO |
(-) Repositioning capex

(=) AFFO

RECONCILIATION OF EQUITY RATIO

Equity Ratio is the ratio of Total Equity divided by Total As-
sets, each as indicated in the consolidated financial state-
ments. GCP believes that the Equity Ratio is useful for in-
vestors primarily to indicate the long-term solvency position
of the Company. The Equity Ratio is calculated by dividing the
Total Equity by the Total Assets, both as per the consolidated
financial statements of the Company.

Equity Ratio Reconciliation
(A) Total Equity
(B) Total Assets

(=) (A/B) Equity Ratio

RECONCILIATION OF LOAN-TO-VALUE (LTV)

LTV ratio is an acknowledged measurement of the leverage
position of a given firm in the real estate industry. This ratio
highlights to which extent financial liabilities are covered by
the Company’s real estate asset value as well as how much
headroom of the fair value of real estate portfolio is available
compared to the net debt. Following the industry specificati-
ons, GCP calculates the LTV ratio by dividing the total net debt
to the total value at the balance sheet date. Total value of the
portfolio is a combination of the /nvestment property which
includes the Advanced payments and deposits, inventories -
trading properties, Investment properties of assets held for
sale and the investment in equity-accounted investees and
excludes right-of-use assets. For the calculation of net debt,
total Cash and liquid assets are deducted from the Straight
bonds, Convertible Bonds and Total loan and borrowings.
Total loan and borrowings include the Short-term loans and
borrowings, debt redemption, and Financial debt held for sale
while Straight bonds and Convertible bonds include Bond re-
demption. Cash and liquid assets is the sum of Cash and cash
equivalents, Financial assets at fair value through profit and
loss, and Cash and cash equivalents held for sale.

LOAN-TO-VALUE Reconciliation

(+) Investment property®

(+) Investment properties of assets held for sale®
(+) Investment in equity-accounted investees

(=) (A) Total value

(+) Total debt®

(-) Cash and liquid assets®

(=) (B) Net debt

(=) (B/A) LTV

(1) including advanced payments and deposits, inventories - trading properties and ex-
cluding right-of-use assets

(2) excluding right-of-use assets

(3) including loans and borrowings held for sale

(4) including cash and cash equivalents held for sale

RECONCILIATION OF UNENCUMBERED
ASSETS RATIO

The unencumbered assets ratio is a liquidity measure as it
reflects the Company’s ability to raise secure debt over these
assets and thus provides an additional layer of financial flexi-
bility and liquidity. Moreover, the unencumbered assets ratio
is important for unsecured bondholders, providing them with
an asset backed security. Hence, the larger the ratio is, the
more flexibility a firm has in terms of headroom and comfort
to its debtholders. Unencumbered assets ratio is calculated
by dividing the Unencumbered investment property of the
portfolio by the 7otal investment properties which is the sum
of Investment property, Inventories - trading propertyand In-
vestment properties of assets held for sale.

Unencumbered Assets Ratio reconciliation

(A) Unencumbered assets
(B) Total investment properties*

(=) (A/B) Unencumbered Assets Ratio

*including investment properties, investment properties of assets held for sale and
inventories - trading property

Hoday 510323410 40 pieOg ® "Y°S §311YId0Ud ALID ANVYD

w
-



GRAND CITY PROPERTIES S.A. m Board of Directors’ Report

w
N

RECONCILIATION OF NET DEBT-TO-EBITDA
AND NET DEBT-TO-EBITDA INCLUDING
PERPETUAL NOTES

The Net debt-to-EBITDA is another acknowledged measure-
ment of the leverage position of a given firm in the real estate
industry. This ratio highlights the ratio of financial liabilities
to the Company’s recurring operational profits and thereby
indicates how much of the Company’s recurring operational
profits are available to debt holders. Therefore, GCP calcu-
lates the Net debt-to-EBITDA ratio by dividing the total Net
debtas at the balance sheet date by the adjusted EBITDA (an-
nualised) for the period. The adjusted EBITDA (annualised)
is computed by adjusting the adjusted EBITDA (as previously
defined) to reflect a theoretical full year figure, based on the
periods result, this is done by dividing the figure by % in the
first three-month period, % in the first six-month period and
% in the nine-month period. For the full year figure no adjust-
ment is made.

NET DEBT-TO-EBITDA Reconciliation
(A) Net debt
(B) Adjusted EBITDA (annualised)

(=) (A/B) Net debt-to-EBITDA

GCP additionally provides the Net debt-to-EBITDA ratio by
adding its Equity attributable to perpetual notes investors as
at the balance sheet date to the Net Debt. While GCP’s per-
petual notes are 100% equity instruments under IFRS, credit
rating agencies, including S&P, generally apply an adjustment
to such instruments and consider these as 50% equity and
50% debt. Furthermore, some equity holders may find an
adjustment that adds the full balance of perpetual notes to
the net debt as relevant. For enhanced transparency GCP the-
refore additionally provides this metric including the full ba-
lance sheet amount of Equity attributable to perpetual notes
investors.

NET DEBT-TO-EBITDA

including perpetual notes Reconciliation

(A) Net debt
(B) Equity attributable to perpetual notes investors
(C) Adjusted EBITDA (annualised)

(=) [(A+B)/C)] NET DEBT-TO-EBITDA including perpetual notes

RECONCILIATION OF ICR AND DSCR

Two widely recognised debt metrics Interest Coverage Ratio
(ICR) and Debt Service Coverage Ratio (DSCR) are utilised to
demonstrate the strength of GCP’s credit profile. These me-
trics are often used to see the extent to which interest and
debt servicing are covered by recurring operational profits
and provides implications on how much of cash flow is avai-
lable after debt obligations. Therefore, ICR is calculated by
dividing the Adjusted EBITDA by the Finance expenses and
DSCRis calculated by dividing the Adjusted EBITDA by the Fi-
nance expenses plus the Amortisation of loans from financial
institutions. With this ratio, GCP is able to show that with its
high profitability and long-term oriented conservative financi-
al structure, GCP consistently exhibits high debt cover ratios.

ICR Reconciliation
(A) Adjusted EBITDA
(B) Finance expenses

(=) (A/B) ICR

DSCR Reconciliation

(A) Adjusted EBITDA

(B) Finance expenses
(C) Amortisation of loans from financial institutions

(=) [A/(B+C)] DSCR



RECONCILIATION OF THE NET REINSTATEMENT
VALUE ACCORDING TO EPRA (EPRA NRV)

The Net Reinstatement Value measure provides stakeholders
with the value of net assets on a long-term basis and exclu-
des assets and liabilities that are not expected materialise.
Furthermore, real estate transfer taxes are added back, since
the intention of this metric is to reflect what would be re-
quired to reinstate the Company through existing investment
markets and the Company’s current capital and financing
structures.

The reconciliation of the EPRA NRV starts from the Equity
attributable to the owners of the Company and adds back De-
ferred tax liabilities on investment property, fair value mea-
surements of derivative financial instruments. Further, the
EPRA NRV includes real estate transfer tax in order to derive
the EPRA NRV and provide the reader with a perspective of
what would be required to reinstate the Company at a given
point of time. To arrive at the EPRA NDV per share the EPRA
NDV is divided by the Basic number of shares including in-
the-money dilution effects (in thousands).

EPRA NRV Reconciliation

Equity attributable to the owners of the Company

(+) Deferred tax liabilities”

(+/-) Fair value measurements of derivative financial
instruments, net@

(+) Real Estate Transfer Tax®
(=) (A) EPRA NRV

(B) Basic number of shares including in-the-money
dilution effects (in thousands)

(=) (A/B) EPRA NRV per share

(1) including balances held-for-sale
(2) not including net change in fair value of derivative financial instruments related
to currency effect

RECONCILIATION OF THE NET TANGIBLE ASSETS
ACCORDING TO EPRA (EPRA NTA) AND EPRA
NTA WITH RETT

The Net Tangible Assets measure excludes the value of intan-
gible assets while also taking into consideration the fact that
companies acquire and dispose assets and, in the process,
realise certain levels of deferred tax liabilities. In the EPRA
NTA with RETT measure, a corresponding portion of real
estate transfer taxes are additionally excluded to the extent
that tax optimisation is demonstrable.

Prior to the Q12023 Condensed Interim Consolidated Finan-
cial Statements, GCP reported EPRA NTA with RETT as EPRA
NTA. Due to market conditions the Company decided to up-
date the methodology and no longer adds back RETT to its
standard EPRA NTA.

The reconciliation of the EPRA NTA begins at the Equity
attributable to the owners of the Company and adds back
Deferred tax liabilities on investment property excluding
deferred tax liabilities related to the assets which are consi-
dered non-core, assets expected to be disposed within the
following 12 months and the development rights in Germa-
ny. In addition, intangible assets as per the IFRS Balance
sheet is subtracted and fair value measurements of deriva-
tive financial instruments are considered for this measure of
valuation by EPRA.

The bridge to EPRA NTA with RETT takes EPRA NTA and adds
back a portion of the real estate transfer tax excluding real
estate transfer tax related to assets which are considered
non-core, assets expected to be disposed within the follo-
wing 12 months and development rights in Germany.

To arrive at the EPRA NTA per share the EPRA NTA s divided
by the Basic number of shares including in-the-money dilu-
tion effects (in thousands). To arrive at the EPRA NTA with
RETT per share the EPRA NTA with RETT is divided by the
Basic number of shares including in-the-money dilution ef-
fects (in thousands).

EPRA NTA and EPRA with RETT Reconciliation

Equity attributable to the owners of the Company

(+) Deferred tax liabilities®

(+/-) Fair value measurements of derivative financial instruments, net®
(-) Intangible assets and goodwill

(=) (A) EPRA NTA

(+) (B) Real Estate Transfer Tax®

(=) (C=A+B) EPRA NTA with RETT

(A) EPRA NTA

(D) Basic number of shares including in-the-money dilution
effects (in thousands)

(=) (A/D) EPRA NTA per share

(C) EPRA NTA with RETT

(D) Basic number of shares including in-the-money dilution
effects (in thousands)

(=) (C/D) EPRA NTA with RETT per share

(1) excluding deferred tax liabilities / real estate transfer tax on non-core assets, assets-
held for sale and development rights in Germany

(2) notincluding net change in fair value of derivative financial instruments related to cur-
rency effect
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RECONCILIATION OF THE NET DISPOSAL VALUE
ACCORDING TO EPRA (EPRA NDV)

The Net Disposal Value measure is meant to provide stake-
holders with the net asset value in the scenario that all assets
are disposed and/or liabilities are not held until maturity. In
this measure of net asset value, deferred tax liabilities, fair
value measurements of financial instruments and certain
other adjustments are considered to the full extent of their
liabilities, without including any optimisation of real estate
transfer tax.

Accordingly, to arrive at the EPRA NDV the starting point is
the Equity attributable to the owners of the Company and
includes the Net fair value of debt. The adjustment is the dif-
ference between the market value of debt and book value of
debt. To arrive at the EPRA NDV per share the EPRA NDVis
divided by the Basic number of shares including in-the-money
dilution effects (in thousands).

EPRA NDV Reconciliation

Equity attributable to the owners of the Company
(+/-) Net fair value of debt

(=) (A) EPRA NDV

(B) Basic number of shares including in-the-money dilution
effects (in thousands)

(=) (A/B) EPRA NDV per share

EPRA LOAN-TO-VALUE (EPRA LTV)

The EPRA Loan-To-Value (EPRA LTV) is a key metric which
aims to assess the leverage of the shareholder equity wit-
hin a real estate company. The main difference between the
EPRA LTV and the Company calculated LTV metric is the
wider categorization of liabilities in EPRA gross debt and
assets in EPRA net assets with the largest impact coming
from the inclusion of the perpetual notes as debt. The £PRA
LTV'is calculated by dividing the EPRA Net debt by EPRA
Net Assets. EPRA Net debtis composed of EPRA Gross Debt
subtracted by Cash and liquid assets. EPRA Gross Debt is
calculated from Total financial debt which is the sum of the
current and non-current portions of Loans and borrowings,
Convertible Bonds, Straight Bonds and adds to this Foreign
currency derivatives, Equity attributable to perpetual notes
investors, and Net Payables (if applicable). EPRA Net As-
sets is calculated by adding together Owner-occupied pro-
perty, Investment property and Investment properties of
assets held-for-sale (each excluding right-of-use assets),
Intangible assets, Financial Assets and Net receivables (if
applicable).

Net receivables or Net payables are Payables net of Recei-
vables, and whichever item is greater is applicable to the
calculation.

Additional items which are included in the calculation, but
are currently not applicable to GCP include Share of net debt
of joint ventures (in EPRA Gross Debt), Share of Investment
properties of joint ventures (in EPRA Gross Assets), and the
Net minority impact of material minorities (applicable to both
assets and liabilities) which would be added to the EPRA LTV
calculation if applicable.

EPRA Loan-To-Value (EPRA LTV) Calculation

(+) Total financial debt®

(+) Foreign currency derivatives

(+) Equity attributable to perpetual notes investors
(+) Net Payables®

(=) EPRA Gross Debt

(-) Cash and liquid assets!”

(=) (A) Net debt

(+) Owner-occupied property

(+) Investment property®

(+) Investment properties of assets held-for-sale®
(+) Intangible assets

(+) Financial assets

(+) Net receivables®

(=) (B) EPRA Net Assets

(=) (A/B) EPRA LTV

(1) Including balances held-for-sale

(2) Including advance payments and deposits and excluding right of use assets

(3) Net receivables to be used when receivables are greater than payables and net paya-
bles to be used when payables are greater than receivables.
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RESPONSIBILITY STATEMENT

To the best of our knowledge, the condensed interim consolidated
financial statements of Grand City Properties S.A., prepared in
accordance with the applicable reporting principles for financial
statements, give a true and fair view of the assets, liabilities, financial
position and profit and loss of the Group and the management report of
the Group includes a fair view of the development of the business, and
describes the main opportunities, risks, and uncertainties associated
with the Group.

DISCLAIMER

The financial data and results of the Group are affected by financial
and operating results of its subsidiaries. Significance of the information
presented in this report is examined from the perspective of the
Company including its portfolio with the joint ventures. In several cases,
additional information and details are provided in order to present a
comprehensive representation of the subject described, which in the
Group’s view is essential to this report.

Luxembourg, 17 May 2023

VS )

Christian Windfuhr
Chairman and member
of the Board of Directors

Simone Runge-Brandner
Member of the
Board of Directors

Daniel Malkin
Member of the
Board of Directors
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Condensed interim consolidated statement of profit or loss

For the period of three months ended 31 March

Revenue

Property revaluations and capital gains
Property operating expenses
Administrative and other expenses
Depreciation and amortisation
Operating profit

Finance expenses
Other financial results

Profit (loss) before tax

Current tax expenses
Deferred tax income (expenses)

Profit (loss) for the period

Profit (loss) attributable to:
Owners of the Company
Perpetual notes investors
Non-controlling interests

Net earnings (loss) per share attributable to the owners of the Company (in euro):

Basic earnings (loss) per share
Diluted earnings (loss) per share

Note

2023
Unaudited
€000
150,052

(53,091
(67,894
(2,817
(2,31
23,939

)
)
)
)

(13,470)
(20,464)

(9,995)

(10,111)
8,511

(11,595)

(14,942)
7,438
(4,091)
(11,595)

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.

2022

133,498

45,281
(54,785)
(2,915)
(2,774)
118,305

(11,418)
(41,756)

65,131

(9,543)
(9,049)

46,539

30,142
6,103
10,294
46,539

0.18
0.17



Condensed interim consolidated statement of comprehensive income

Profit (loss) for the period

Other comprehensive income (loss)

Items that may be reclassified to profit or loss in subsequent periods, net of tax:

Foreign currency translation, net of investment hedges of foreign operations
Net change in cost of hedging

Total other comprehensive income (loss) for the period, net of tax

Total comprehensive income (loss) for the period

Total comprehensive income (loss) attributable to:
Owners of the Company
Perpetual notes investors

Non-controlling interests

For the period of three months ended 31 March

2023 2022
Unaudited
€000

(11,595) 46,539
(172) (43)
(2,341) 12,152
(2,513) 12,109
(14,108) 58,648
(18,344) 42,251
7,438 6,103
(3,202) 10,294
(14,108) 58,648

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.
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Condensed interim consolidated statement of financial position

ASSETS

Investment property

Property and equipment
Intangible assets and goodwill
Advance payments and deposits
Derivative financial assets
Other non-current assets
Deferred tax assets
Non-current assets

Cash and cash equivalents

Financial assets at fair value through profit or loss
Trade and other receivables

Derivative financial assets

Assets held-for-sale

Current assets

Total assets

EQUITY
Share capital

Treasury shares

Share premium and other reserves
Retained earnings

Total equity attributable to the owners of the Company

Equity attributable to perpetual notes investors

Total equity attributable to the owners of the Company and perpetual notes investors

Non-controlling interests
Total equity

Note

As at 31 March
2023
Unaudited
€’000

9,451,914
65,808
9,794
21,323
44,999
335,569
56,145
9,985,552

479,300
91,262
373,456
402
271,314
1,215,734

11,201,286

17,619
(83,384)
254,430

3,815,582

4,004,247

1,229,681

5,233,928
656,075

5,890,003

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.

As at 31 December
2022
Audited

9,529,608
66,206
11,002
20,760
53,814
262,094
53,774
9,997,258

324,935
102,429
353,125
9,390
344191
1,134,070

11,131,328

17,619
(83,872)
258,609

3,828,417
4,020,773
1,227,743
5,248,516
665,639
5,914,155



Condensed interim consolidated statement of financial position

LIABILITIES

Loans and borrowings
Straight bonds

Derivative financial liabilities
Other non-current liabilities
Deferred tax liabilities
Non-current liabilities

Current portion of long term loans

Trade and other payables

Derivative financial liabilities

Tax payable

Provisions for other liabilities and charges
Liabilities held-for-sale

Current liabilities

Total liabilities

Total equity and liabilities

As at 31 March As at 31 December
2023 2022
Unaudited Audited

€’000

377,132 318,772
3,614,813 3,612,105
39,299 37,092
152,920 151,868
783,116 788,605
4,967,280 4,908,442
5,949 4,508
253,734 225,338
17,563 12,945
19,318 17,493
32,430 32,102
15,009 16,345
344,003 308,731
5,311,283 5,217,173
11,201,286 11,131,328

The Board of Directors of Grand City Properties S.A. authorised these condensed interim consolidated financial statements to be issued on 17 May 2023.

D llructi.

s Lo Hothe

Christian Windfuhr

Simone Runge-Brandner Daniel Malkin

Chairman and member of the Board of Directors Member of the Board of Directors Member of the Board of Directors

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.
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Condensed interim consolidated statement of changes in equity

Equity attributable to the owners of the Company

Equity
For the period of ) Total equity ) attributable
three months ended Foreign attributable Equity  to owners of
31 March 2023 exchange to the attributable the Company
Cost of translation  Revaluation owners of | to perpetual and perpetual Non-
Share Treasury Share hedging reserves, surplus Other Retained the notes notes controlling
€000 capital shares premium reserve net reserve, net  reserves Earnings Company investors investors interests  Total Equity
ggl;z";:uzs‘itaetd‘;” December 17,619 (83,872) 322,356 20,101  (67,561) 4367  (20,654) 3,828,417 4,020,773 | 1,227,743 5,248,516 665,639 5,914,155
Profit (loss) for the period - - - - - - - (14,942) (14,942) 7,438 (7,504) (4,091) (1,595)
Other comprehensive income
(loss) for the period = - = (2,341) (1,061) - = - (3,402) - (3,402) 889 (2,513)
Total comprehensive income
(loss) for the period - - - (2,341) (1,061) - - (14,942) (18,344) 7,438 (10,906) (3,202) (14,108)
Share-based payment - 488 402 - - - (1,179) - (289) - (289) - (289)
Deconsolidation and
transactions with non- - - - - - - 2,107 2,107 - 2,107 (6,362) (4,255)
controlling interests
anments to perpetual notes i i i i i i i i i (5.500) (5.500) i (5.500)
investors
Balance at 31 March 2023 17,619  (83,384) 322,758 17,760  (68,622) 4,367  (21,833) 3,815,582 4,004,247 | 1,229,681 5,233,928 656,075 5,890,003

(unaudited)

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.



Condensed interim consolidated statement of changes in equity

Equity attributable to the owners of the Company

Equity
attributable
to owners
For the period of Total equity G
three months ended Equity Foreign attributable Equity Company
31 March 2022 component exchange to the attributable and
of Cost of  translation owners of | to perpetual  perpetual Non-

Share Treasury Share convertible  hedging reserves, Other Retained the notes notes controlling Total
€000 capital shares premium bond reserve net reserves Earnings Company investors investors interests Equity
gg;“(‘:ufﬁt:z)“ December 17,619 (248,009) 443,779 16,157 1,103  (39,658)  (23,010) 3,782,053 3,960,034 | 1,227,743 5,187,777 614,809 5,802,586
Profit for the period - - - - - - 30,142 30,142 6,103 36,245 10,294 46,539
Other comprehensive - - - - 12,152 3) - - 12,109 - 12,109 - 12,109
income (loss) for the period
Total comprehensive - . - ; 12,152 (43) - 30,142 42,251 6,103 48,354 10,294 58,648
income (loss) for the period
Share-based payment - - - - - 522 522 - 522 - 522
Paymgnts to perpetual . i i i . i . i i (5.500) (5.500) i (5.500)
notes investors
Repayment of convertible i i 16,157 (16.157) i i i i i i i i i
bond
Balance as at 31 March 17,619 (248,009) 459,936 - 23,255  (39,701)  (22,488) 3,812,195 4,002,807 | 1,228,346 5,231,153 625,103 5,856,256

2022 (unaudited)

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.
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Condensed interim consolidated statement of cash flows

CASH FLOWS FROM OPERATING ACTIVITIES:
Profit (loss) for the period

ADJUSTMENTS FOR THE PROFIT (LOSS):
Depreciation and amortisation

Property revaluations and capital gains
Net finance expenses

Tax and deferred tax expenses

Equity settled share-based payment

Change in working capital

Tax paid

Net cash provided by operating activities

CASH FLOWS FROM INVESTING ACTIVITIES:

Acquisition of equipment and intangible assets, net

Acquisition of investment property, capex and advance payments, net
Disposal of investment property, net

Acquisition of investees and loans, net of cash acquired

Disposal of investees, net of cash disposed

Disposal of financial and other assets, net

Net cash provided by investing activities

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.

For the period of three months ended 31 March

2023

Unaudited
€000

(11,595)

2,31
53,091
33,934

1,600
163
(16,995)
62,509
(5,973)
56,536

(668)
(26,056)
38,149
37,349
13,253
62,027

2022

46,539

2,774
(45,281)
53,174
18,592
619
(14,172)
62,245
(5,134)
57,11

(361)
(51,569)
2,026
(4,395)

86,347
32,048



Condensed interim consolidated statement of cash flows

CASH FLOWS FROM FINANCING ACTIVITIES:
Amortisation of loans from financial institutions

Proceeds (repayments) of loans from financial institutions, net
Payment to perpetual notes investors, net

Redemption of convertible bonds

Transactions with non-controlling interests

Interest and other financial expenses, net

Net cash provided (used) by (in) financing activities

Net increase (decrease) in cash and cash equivalents
Change in cash and cash equivalents held-for-sale

Cash and cash equivalents at the beginning of the period
Effect of foreign exchange rate changes

Cash and cash equivalents at the end of the period

For the period of three months ended 31 March

2023 2022
Unaudited
€000
(723) (647)
59,700 (166,374)
(5,500) (5,500)
- (450,000)
(2,730) -
(16,179) (16,680)
34,568 (639,201)
153,131 (550,042)
1,376 (220)
324,935 895,486
(142) (1,042)
479,300 344,182

The notes on pages 48 to 54 form an integral part of these condensed interim consolidated financial statements.
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Condensed notes to the interim
consolidated financial statements

1. GENERAL

Grand City Properties S.A. (“the Company”) was incorporated in Grand Duchy of Luxem-
bourg on December 16, 2011 as a Société Anonyme (public limited liability company). Its
registered office is at 37, Boulevard Joseph Il, L-1840 Luxembourg.

The Company is a specialist in residential real estate, investing in value-add opportunities
in densely populated areas, predominantly in Germany and is complimented by a portfolio
in London. The Company’s strategy is to improve its properties through targeted modern-
ization and intensive tenant management, and create value by subsequently raising occu-
pancy and rental levels.

These condensed interim consolidated financial statements for the three months ended 31
March 2023 (“the reporting period”) consist of the financial statements of the Company
and its investees (“the Group” or “GCP”).

2. SIGNIFICANT CHANGES IN THE CURRENT REPORTING PERIOD

The financial position and performance of the Group was affected by the following events
and transactions during the reporting period:

- The Group completed the disposal of properties of euro 145 million, primarily in London.
For part of the disposals, approximately euro 60 million vendor loan has been provided
to help facilitate the transactions.

- The Group raised euro 60 million in new bank debt which matures in 2028.

- For additional information about changes in the Group’s financial position and performance,
see the “Notes on business performance” section in the Board of Directors’ report.

3. BASIS OF PREPARATION

These condensed interim consolidated financial statements have been prepared in accor-
dance with IAS 34 /nterim Financial Reporting as applicable in the European Union (“EU”).

The condensed interim consolidated financial statements do not include all the information
required for a complete set of IFRS financial statements and should be read in conjunction
with the Group’s audited annual consolidated financial statements as at 31 December 2022.

However, selected explanatory notes are included to explain events and transactions that
are significant to an understanding of the changes in the Group’s financial position and
performance since the last annual consolidated financial statements as at and for the year
ended 31 December 2022.

The accounting policies adopted in the preparation of these condensed consolidated fi-
nancial statements, including the judgments, estimates and special assumptions that af-
fect the application of those accounting policies, are consistent with those followed in the
preparation of the Group’s annual consolidated financial statements for the year ended 31
December 2022, except for the adoption of new standards, amendments to standards and
interpretations as described in note 4 below.

These condensed interim consolidated financial statements have not been reviewed by the
auditor, unless written “audited”.

4. CHANGES IN ACCOUNTING POLICIES

The following amendments were adopted for the first time in these condensed interim
consolidated financial statements, with effective date of 1January 2023:

» Amendments to IAS 12 Income Taxes: Deferred Tax related to Assets and Liabilities
arising from a Single Transaction

The amendments introduce a further exception from the initial recognition exemption.



Under the amendments, an entity does not apply the initial recognition exemption
for transactions that give rise to equal taxable and deductible temporary differences.

Depending on the applicable tax law, equal taxable and deductible temporary dif-
ferences may arise on initial recognition of an asset and liability in a transaction that
is not a business combination and affects neither accounting nor taxable profit. For
example, this may arise upon recognition of a lease liability and the corresponding
right-of-use asset applying IFRS 16 at the commencement date of a lease.

Following the amendments to IAS 12, an entity is required to recognise the related
deferred tax asset and liability, with the recognition of any deferred tax asset being
subject to the recoverability criteria in IAS 12.

The IASB also adds an illustrative example to IAS 12 that explains how the amend-
ments are applied.

The amendments apply to transactions that occur on or after the beginning of the
earliest comparative period presented. In addition, at the beginning of the earliest
comparative period an entity recognises:

» Adeferred tax asset (to the extent that it is probable that taxable profit will be available
against which the deductible temporary difference can be utilised) and a deferred tax
liability for all deductible and taxable temporary differences associated with:

- Right-of-use assets and lease liabilities

- Decommissioning, restoration and similar liabilities and the corresponding
amounts recognised as part of the cost of the related asset

» The cumulative effect of initially applying the amendments as an adjustment to the
opening balance of retained earnings (or other component of equity, as appropriate)
at that date

Amendments to IAS 8 Accounting policies, Changes in Accounting Estimates and
Errors: Definition of Accounting Estimates

The amendments replace the definition of a change in accounting estimates with a defini-
tion of accounting estimates. Under the new definition, accounting estimates are “mon-
etary amounts in financial statements that are subject to measurement uncertainty”.

The definition of a change in accounting estimates was deleted. However, the IASB re-
tained the concept of changes in accounting estimates in the Standard with the following
clarifications:

» A change in accounting estimate that results from new information or new develop-
ments is not the correction of an error

» The effects of a change in an input or a measurement technique used to develop an
accounting estimate are changes in accounting estimates if they do not result from the
correction of prior period errors.

The IASB added two examples (Examples 4-5) to the Guidance on implementing IAS
8, which accompanies the Standard. The IASB has deleted one example (Example 3)
as it could cause confusion in light of the amendments.

Amendments to IAS 1 Presentation of Financial Statements and IFRS Practice State-
ment 2: Disclosure of Accounting policies

The amendments change the requirements in IAS 1 with regard to disclosure of account-
ing policies. The amendments replace all instances of the term ‘significant accounting
policies’ with ‘material accounting policy information’. Accounting policy information
is material if, when considered together with other information included in an entity’s
financial statements, it can reasonably be expected to influence decisions that the pri-
mary users of general purpose financial statements make on the basis of those financial
statements.

The supporting paragraphs in IAS 1 are also amended to clarify that accounting pol-
icy information that relates to immaterial transactions, other events or conditions is
immaterial and need not be disclosed. Accounting policy information may be material
because of the nature of the related transactions, other events or conditions, even if
the amounts are immaterial. However, not all accounting policy information relating to
material transactions, other events or conditions is itself material.

The IASB has also developed guidance and examples to explain and demonstrate the
application of the ‘four-step materiality process’ described in IFRS Practice Statement 2.

These amendments are not expected to have material impact on the Group.

The Group has not early adopted any standard, interpretation or amendment that has been
issued but is not yet effective.
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5. REVENUE

For the period of three months ended 31 March

Net rental income

Operating and other income

6. INVESTMENT PROPERTY

As at 1 January

Plus: investment property classified as held-for-sale
Total investment property

Acquisitions of investment property

Capital expenditure on investment property
Disposals of investment property

Fair value adjustment

Effect of foreign currency exchange differences
Total investment property

Less: investment property classified as held-for-sale

As at 31 March / 31 December

(*) classified in accordance with the fair value hierarchy. Since one or more of the significant inputs is not based

2023 2022
€000
101,376 97,064
48,676 36,434
150,052 133,498

For the period = For the year

of three ended
months ended = 31 December
31 March 2023 2022
Level 30 Level 30
€’000
9,529,608 9,339,489
330,853 102,537
9,860,461 9,442,026
- 277,668
26,056 139,647
(145,459) (15,762)
(50,818) 115,039
18,118 (98,157)

9,708,358 9,860,461
(256,444) (330,853)

9,451,914 9,529,608

on observable market data, the fair value measurement is included in level 3.

I§




7. FAIR VALUE MEASUREMENT OF FINANCIAL INSTRUMENTS

This note provides an update on the judgements and estimates made by the Group in determining the fair values of the financial instruments since the last annual consolidated financial

statements.

7.1 FAIR VALUE HIERARCHY

The following table presents the Group’s financial assets and financial liabilities measured and recognised at fair value as at 31 March 2023 and 31 December 2022 on a recurring basis:

FINANCIAL ASSETS

Financial assets at fair value
through profit or loss

Derivative financial assets

Total financial assets

FINANCIAL LIABILITIES
Derivative financial liabilities

Total financial liabilities

Carrying
amount

172,558

45,401

217,959

56,862

56,862

As at 31 March 2023

Total
fair value

172,558

45,401

217,959

56,862

56,862

(*) including non-current financial assets at fair value through profit or loss

Fair value measurement using

Quoted prices
in active
market
(Level 1)

64,472

64,472

Significant
observable
inputs
(Level 2)

71,234

45,401

116,635

56,862

56,862

Significant
unobservable
inputs
(Level 3)

€000

36,852

36,852

Carrying
amount

184,463

63,204

247,667

50,037

50,037

As at 31 December 2022

Total
fair value

184,463

63,204

247,667

50,037

50,037

Fair value measurement using

Quoted prices
in active
market
(Level 1)

76,199

76,199

Significant
observable
inputs
(Level 2)

70,288
63,204

133,492

50,037

50,037

Significant
unobservable
inputs
(Level 3)

37,976

37,976
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The Group also has a number of financial instruments which are not measured at fair value in the consolidated statement of financial position. For the majority of these instruments, the fair
values are not materially different to their carrying amounts, since interest receivable/payable is either close to current market rates or the instruments are short-term in nature. Significant
differences were identified for the following instruments as at 31 March 2023 and 31 December 2022:

As at 31 March 2023

Fair value measurement using

As at 31 December 2022

Fair value measurement using

Significant Significant Significant Significant
Quoted prices observable unobservable Quoted prices observable unobservable
Carrying Total in active market inputs inputs Carrying Total in active market inputs inputs
amount fair value (Level 1) (Level 2) (Level 3) amount fair value (Level 1) (Level 2) (Level 3)
€°000

FINANCIAL LIABILITIES

Loans and borrowings 383,081 356,528 - 356,528 323,280 289,816 - 289,816

Straight bonds 3,614,813 2,886,691 2,745,170 141,521 3,612,105 2,813,003 2,676,781 136,222

Total financial liabilities 3,997,894 3,243,219 2,745,170 498,049 3,935,385 3,102,819 2,676,781 426,038 -

(*) including current portion of long term loans

Level 1: the fair value of financial instruments traded in active markets (such as debt and
equity securities) is based on quoted market prices at the end of the reporting period.

Level 2: the fair value of financial instruments that are not traded in an active market
(for example, over-the-counter derivatives) is determined using valuation techniques
which maximise the use of observable market data and rely as little as possible on entity-
specific estimates. If all significant input required to fair value of financial instrument are
observable, the instrument is included in level 2.

Level 3: if one or more of the significant inputs is not based on observable market data, the
instrument is included in level 3.

When the fair value of financial assets and financial liabilities recorded in the consolidated
statement of financial position cannot be measured based on quoted prices in active
markets, their fair value is measured using valuation techniques including the discounted
cash flows (DCF) model. The inputs to these models are taken from observable markets
where possible, but where this is not feasible, a degree of judgement is required in
establishing fair values. Judgements include considerations of input such as liquidity risk,
credit risk and volatility. Changes in assumptions relating to these factors could affect the
reported fair value of financial instruments and is discussed further below.

The Group’s policy is to recognise transfers into and transfers out of fair value hierarchy
levels as at the end of the reporting period.

There were no transfers between level 1, level 2 and level 3 during the reporting period.



7.2 VALUATION TECHNIQUES USED TO DETERMINE FAIR VALUES

The following methods and assumptions were used to estimate the fair values:

The fair values of the quoted bonds are based on price quotations at the reporting date.
The fair value of unquoted bonds is measured using the discounted cash flows method
with observable inputs.

There’s an active market for the Group’s listed equity investments and quoted debt
instruments.

For the fair value measurement of investments in unlisted funds, the net asset value
is used as a valuation input and an adjustment is applied for lack of marketability and
restrictions on redemptions as necessary. This adjustment is based on management
judgment after considering the period of restrictions and the nature of the underlying
investments.

The Group enters into derivative financial instruments with various counterparties,
principally financial institutions with investment grade credit ratings. Interest rate and
foreign exchange swap and forward, collar and cap contracts are valued using valuation
techniques, which employ the use of market observable inputs. The most frequently
applied valuation technique includes forward pricing and swap models using present
value calculations. The models incorporate various inputs including the credit quality of
counterparties, foreign exchange spot and forward rates, yield curves of the respective
currencies, currency basis spreads between the respective currencies, interest rate
curves and forward rate curves.

London
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8. COMMITMENTS

As at the reporting date, the Group had several financial obligations in total amount of
approximately euro 60 million.

9. CONTINGENT ASSETS AND LIABILITIES

The Group does not have significant contingent assets and liabilities as at 31 March 2023
and as at 31 December 2022.

10. EVENTS AFTER THE REPORTING PERIOD

1. The Group signed new bank loans for an amount of approximately euro 150 million.

2. The Group signed disposals of properties of approximately euro 100 million.

3. AUTHORISATION OF THE CONDENSED INTERIM
CONSOLIDATED FINANCIAL STATEMENTS

These condensed interim consolidated financial statements were authorised for issuance
by the Company’s Board of Directors on 17 May 2023.
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