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03 EUR

ADLER Group S.A.

Heienhaff, 1B
L-1736 SENNINGERBERG

ASSETS
Reference(s) Current year Previous year
A. Subscribed capital unpaid 1101 101 102
I.  Subscribed capital not called 103 103 104
Il.  Subscribed capital called but
Unpaid 1105 105 106
B. Formation expenses 1107 222,3 . 33,670,336 108 46,780,999
C. Fixed assets oo - 3339,081,102 4,263,117,054
I.  Intangible assets T m 2
1. Costs of development 3 13 14
2. Concessions, patents, licences,
trade marks and similar rights
and assets, if they were s 115 16
a) acquired for valuable
consideration and need not be
shown under C.I.3 7 17 118

b) created by the undertaking
itself 119 119

120

3. Goodwill, to the extent that it
was acquired for valuable
consideration 2 121

122

4. Payments on account and
intangible assets under

development 123 123 124

Il. Tangible assets 125 125 126
1. Land and buildings 127 127 128

2. Plant and machinery 129 129 130

The notes in the annex form an integral part of the annual accounts
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Reference(s) Current year Previous year
3. Other fixtures and fittings, tools
and equipment 13 131 132
4, Payments on account and
tangible assets in the course
of construction 1133 133 134
. Financial assets s s 3339,081,102 4,263,117,054
1. Shares in affiliated undertakings 13, 223,41 2,502,563,760 3,201,878,222
2. Loans to affiliated undertakings ;13 223,42 130 767,928,824 1o 999,119,828
3. Participating interests 1141 4 "
4. Loans to undertakings with
which the undertaking is linked
by virtue of participating
interests 1143 143 144
5. Investments held as fixed
assets s 223,43 8232250 14,807,000
6. Other loans . 223,44 60,356,268 47,312,005
D. Current assets . . 178210840 292,120,033
I Stocks 1153 153 154
1. Raw materials and consumables ;s 155 156
2. Work in progress 1157 157 158
3. Finished goods and goods
fOt‘ resale 1159 159 160
4, Payments on account 1161 161 162
. Debtors e - 100,309,233 99,182,399
1. Trade debtors s 224,51 7658 508,077
a) becoming due and payable
within one year 1167 167 7’658 168 508’077
b) becoming due and payable
after more than one year 1169 169 170
2. Amounts owed by affiliated
undertakings o 224,52 71,667,116 74,539,202
a) becoming due and payable
within one year . s 71,667,116 v 74,539,202
b) becoming due and payable
after more than one year 175 175 176
3. Amounts owed by undertakings
with which the undertaking is
linked by virtue of participating
interests 1177 177 178
a) becoming due and payable
within one year 179 179 180
b) becoming due and payable
after more than one year 181 181 182
4. Other debtors . 224,53 28634459 24,135,120
a) becoming due and payable
within one year s 185 28,634,459 186 24,135,120
b) becoming due and payable
after more than one year 1187 187 188

The notes in the annex form an integral part of the annual accounts
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Reference(s) Current year Previous year
. Investments oo 2256 39,865,000 98,400,000
1. Shares in affiliated undertakings 1o 191 192
2. Own shares 1209 209 210
3. Other investments 1195 105 39,865,000 98,400,000
IV. Cash at bank and in hand oy 226 107 38,036,607 108 94,537,634
E. Prepayments oo 2287 27,171,183 33,683,228
TOTAL (ASSETS) o1 3,5678,133,411 202 4,635,701,315

The notes in the annex form an integral part of the annual accounts
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CAPITAL, RESERVES AND LIABILITIES
Reference(s) Current year Previous year
A. Capital and reserves 1301 o1 -289,469,812 02 841,630,962
. Subscribed capital 1303 81 145,713, 145,713
Il Share premium account s 82 . 2242,906370 2,242,906,370
lll. Revaluation reserve 1307 307 308
IV. Reserves 1308 300 452,059 10 452,059
1. Legalreserve 1 8.3,84 o 14,571 I 14,571
2. Reserve for own shares 1313 313 314
3. Reserves provided for by the
articles of association 1315 315 316
4. Other reserves, including the
fair value reserve 1429 8.4 429 437,488 430 437,488
a) other available reserves 1431 431 437,488 432 437,488
b) other non available reserves 1433 433 434
V. Profit or loss brought forward 1319 8.4 510 -1,401,873,180 434,033,399
VI. Profit or loss for the financial year 1 8.4 . -1,131,100,774 . -1,835,906,579
VIl. Interim dividends 1323 323 324
VIIl. Capital investment subsidies 1325 35 326
B. Provisions 1331 . 1,372,892 . 1,467,594
1. Provisions for pensions and
similar obligations 1333 333 334
2. Provisions for taxation 1335 229 4815 9630
3. Other provisions 1337 229, 9.1 337 1,368,077 338 1,457,964
C. Creditors . 2210,10 3,866,230,332 3,792,602,759
1. Debenture loans . 101 3412244955 3,412,244,955
a) Convertible loans 1439 40 165,354,885 o 165,354,885
i) becoming due and payable
within one year 1 t 165,354,885 i 354,885
ii) becoming due and payable
after more than one year 1443 443 444 165’000’000
b) Non convertible loans raas s 3,246,890,070 s 3,246,890,070
i) becoming due and payable
within one year - - 46,890,070 46,890,070
ii) becoming due and payable
after more than one year 1aas s 3,200,000,000 50 3,200,000,000
2. Amounts owed to credit
institutions s 102 96,500,125 98,500,000
a) becoming due and payable
within one year 1357 357 2,000,125 155 2,000,000
b) becoming due and payable
after more than one year 1359 350 94,500,000 s 96,500,000

The notes in the annex form an integral part of the annual accounts
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Reference(s) Current year Previous year
3. Payments received on account
of orders in so far as they are
not shown separately as
deductions from stocks 1361 361 362
a) becoming due and payable
within one year 1363 363 364
b) becoming due and payable
after more than one year 1365 365 366
4. Trade creditors 1367 567 5613802 3,631,115
a) becoming due and payable
within one year 1369 369 5,613,802 70 3,631,115
b) becoming due and payable
after more than one year 1371 371 72
5. Bills of exchange payable 1373 373 74
a) becoming due and payable
within one year 1375 375 376
b) becoming due and payable
after more than one year 1377 377 378
6. Amounts owed to affiliated
undertakings 1370 10.3 1 342,494,665 250 273,374,313
a) becoming due and payable
within one year 1381 . 342,494,665 - 273,374,313
b) becoming due and payable
after more than one year 1383 383 384
7. Amounts owed to undertakings
with which the undertaking is
linked by virtue of participating
interests 1385 385 386
a) becoming due and payable
within one year 1387 387 388
b) becoming due and payable
after more than one year 1389 389 390
8. Other creditors 11 st 9,376,784 52 4,852,376
a) Taxauthorities 1303 104 10 8,488,820 100 3,402,979
b) Social security authorities 1395 10.4 305 10,214 39 6,647
¢) Other creditors 1307 10.5 207 877,751 108 1,442,751
i) becoming due and
payable within one year 135 309 877,751 200 1,442,751
ii) becoming due and
payable after more than
one year 1401 401 402
D. Deferred income 1403 03 404
TOTAL (CAPITAL, RESERVES AND LIABILITIES) w05 3578133411 4,635,701,315

The notes in the annex form an integral part of the annual accounts
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Email
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. Net turnover

. Variation in stocks of finished
goods and in work in progress

. Work performed by the undertaking
for its own purposes and capitalised

. Other operating income

. Raw materials and consumables and
other external expenses

a) Raw materials and consumables
b) Other external expenses

. Staff costs
a) Wages and salaries
b) Social security costs
i) relating to pensions
ii) other social security costs
c) Other staff costs

. Value adjustments

a) inrespect of formation expenses
and of tangible and intangible
fixed assets

b) in respect of current assets
. Other operating expenses

. Income from participating interests
a) derived from affiliated undertakings

b) otherincome from participating
interests

1701

1703

1705

1713

1671

1601

1603

1605

1607

1609

1653

1655

1613

1657

1659

1661

1621

1715

1717

1719

RCSL Nr.:

B197554 | Matricule :

20152210249

PROFIT AND LOSS ACCOUNT

Financial year from

ADLER Group S.A.
Heienhaff, 1B

L-1736 SENNINGERBERG

01/01/2022 to ,, 31/12/2022 i

EUR

Reference(s) Current year Previous year
2241,11 24,705,659 8,594,436
703 704
705 706
713 714 8‘646
o -54,945190 -19,636,384
601 602
12 -54,945190 . -19,636,384
s -2,376,933 -1,768,802
07 -2,350,535 608 -1,757,181
" 26,397 . -11,620
- 16,942 -7,500
655 -9,456 656 -4,120
613 614
- -26,110,131 -36,079,575
2212,3 13,670,664 -13,746,353
221252 12,439,467 -22,333,223
o -1,540,660 -2,199,178
s 94,103,470 e
2.2.13,4.1 94,103,470

717

718

719

720

The notes in the annex form an integral part of the annual accounts




10.Income from other investments and
loans forming part of the fixed assets

a) derived from affiliated undertakings
b) otherincome not included under a)

11. Other interest receivable and similar
income

a) derived from affiliated undertakings
b) otherinterest and similar income

12. Share of profit or loss of
undertakings accounted for under
the equity method

13. Value adjustments in respect of
financial assets and of investments
held as current assets

14. Interest payable and similar expenses
a) concerning affiliated undertakings

b) otherinterest and similar expenses
15. Tax on profit or loss
16. Profit or loss after taxation

17. Other taxes not shown under items
1to16

18. Profit or loss for the financial year

1721

1723

1725

1727

1729

1731

1663

1665

1627

1629

1631

1635

1667

1637

1669
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Reference(s) Current year Previous year
2214 110,550,684 72,248,765
4.2 23 98,600,894 24 61,193,376
43,44 11,949,790 11,055,389
— 557,834 1,184,891
5 2 108,310 73 1,184,832
2214 449,524 59
663 664
223 . -1,182,515,637 -1,771,262,739
o -93,525,055 . -86,991,823
2.2.14 629 -9,746,179 630 -173,311
2214 -83,778,876 -86,818,512
635 636
- -1,131,095959 -1,835,901,764
o 4,815 -4,815
8.4 -1,131,100,774 -1,835,906,579

669

670

The notes in the annex form an integral part of the annual accounts




Note 1 - General

information

Adler Group S.A. (hereafter the “Company”) previously known as ADO Properties S.A. was incorporated in

Cyprus as Swallowbird Trading & Investments Limited on 13 November 2007 as a private limited liability company in
accordance with the provisions of the Cyprus Companies Law, Cap. 113. Its registered office was situated in

Larnaca, Cyprus. On 8 June 2015, the Company deleted its registration in Cyprus and moved its registered office and
central administration to Luxembourg.

The Company adopted the form of a private limited liability company (société a responsabilité limitée) under
Luxembourg law. The Company was then converted to a public limited liability company (société anonyme) for an
unlimited duration under the Luxembourg law by decision of the General Meeting of Shareholders dated 16 June 2015
and changed its name to ADO Properties S.A.

The Company changed its name from ADO Properties S.A. to Adler Group S.A. by decision of the General Meeting of
Shareholders dated 29 September 2020.

The Company is registered under the RCS number B197554 in Luxembourg.

On 23 July 2015, the Company completed an initial public offering ("IPO") and its shares are traded on the regulated
market (Prime Standard) of the Frankfurt Stock Exchange.

The Company has its registered office at 55 Allée Scheffer, L-2520 Luxembourg. The Company’s financial year starts
1 January and ends 31 December of each year.

The object of the Company is the acquisition and holding of interests in Luxembourg and/or in foreign undertakings,
as well as the administration, development and management of such holdings. The Company may provide financial
assistance to the undertakings forming part of the group of the Company such as the providing of loans and granting
of guarantees or securities in any kind or form.

The Company may also utilise its funds to invest in real estate and, provided such investment is ancillary to or related
to the acquisition, holding, administration, development and management of the undertaking forming part of the
group of the Company, the Company may invest in intellectual property rights or any other movable or immovable
assets in any kind or form.

The Company may borrow in any kind or form and may privately issue bonds, notes or similar debt instruments.

The annual accounts of the Company are prepared under the provision of the law applicable for commercial
companies in Luxembourg.

The Company also prepares consolidated financial statements under International Financial Reporting Standards
(IFRSs) as adopted by the European Union. The copies of the consolidated financial statements are available at the
registered office of the Company or at https://adler-group.com

Note 2 - Summary of
significant accounting and

valuation policies

2.1 Basis of preparation

The annual accounts have been prepared in accordance with Luxembourg legal and regulatory requirements under
the historical cost convention. Accounting policies and valuation rules are, besides the ones laid down by the Law of
19 December 2002, determined and applied by the Board of Directors.

The preparation of annual accounts requires the use of certain critical accounting estimates. It also requires the Board
of Directors to exercise its judgement in the process of applying the accounting policies. Changes in assumptions may
have a significant impact on the annual accounts in the period in which the assumptions changed. Management
believes that the underlying assumptions are appropriate and that these annual accounts present the financial
position and results fairly.

The books and records are maintained in EUR and the annual accounts have been prepared in accordance with the
valuation rules and accounting policies described below.

The accounting policies applied to prepare these annual accounts are in conformity with the going concern principle.
The coronavirus pandemic

and its impact on the Company



Following the outbreak of the coronavirus in December 2019 there has been a decline in economic activity in many
regions of the world including Germany. In response to the risks of the pandemic for the health system and in order
to protect particularly vulnerable individuals, the government took numerous measures to limit the spread of the virus
with serious negative effects on Germany’s economic development. The year 2022 was characterised by a gradual
withdrawal of those measures. However, persistent supply chain disruptions continue to lead to shortages of raw
materials and other inputs and consequent price increases.

The Company'’s risks and exposures
relating to the coronavirus pandemic

Adler Group may be exposed to risks from a deterioration in the solvency of commercial and private tenants. Risks for
the Group’s development projects arise from disruptions in global supply chains causing further delays in the
construction progress and price increases for building materials.

Specific effects of the coronavirus on the Company’s

operating results

The Company is continuously assessing the impact of the pandemic on its business, on the measurement of all of its
assets and liabilities and on its ability to generate positive results from forward and upfront sales of development
projects. The Company does not expect the crisis to have material impact on the rental income and the valuation of
investment properties. The values of investment properties, projects, financial assets and financial liabilities as at 31
December 2022 as disclosed in these annual accounts reflect the economic conditions in existence at that date.
Disruptions in global supply chains burdened the Group’s construction activity and had a negative impact on the
profitability and value of the Group’s development assets.

The Ukraine conflict and its impact on the Group

Following the invasion of Ukraine by the Russian Federation on 24 February 2022, the German government and the
European Union decided on a set of comprehensive economic sanctions against the Russian Federation with adverse
effects on domestic energy price levels. Whether and to what extent further sanctions will be adopted or whether the
conflict may intensify further cannot be assessed at present. All estimates and disclosures regarding the impact of the
Ukraine conflict reflect the information available as of the report publication date and may be subject to subsequent
changes.

The Group'’s risks and exposures relating to the

Ukraine conflict

In itself, energy price inflation does not have a significant impact on the profitability and value of the Group’s
residential portfolio, as it is deemed that price increases can generally be recharged. The risk of default by tenants is
addressed by appropriate valuation allowances on the Group's receivables and contract assets against tenants.

Risks for the Group’s development projects arise from further disruptions in global supply chains causing further
delays in the construction progress and price increases.

Market fluctuations and sanctions against investors from the Russian Federation make refinancing more difficult. As a
company with a weak credit rating, the Group might be affected.

Specific effects of the Ukraine crisis on the Group’s

operating results

The Group is continuously assessing the impact of the Ukraine conflict on profitabitliy and value of its assets.
The value of investment properties, contract balances, inventories and financial assets and liabilities as at 31
December 2022 reflects the economic conditions in existence at that date.

Going concern

The Company’s operational earnings power is generally sufficient to cover ongoing expenses, including the interest
incurred. However, it is not sufficient to repay outstanding bonds or other debt financing. Throughout 2022, certain
financial covenants limited the Company’s ability to incur new debt and refinance upcoming maturities.

In 2022, the Company was faced with a critical liquidity position and upcoming debt maturities, for example with
ADLER RE's senior unsecured notes. If ADLER RE failed to meet the upcoming maturities in 2023, creditors under
several financing arrangements would been entitled by cross-default provisions to terminate those financing
arrangements and declare the relevant debts immediately due and payable. Such non-consensual and uncoordinated
acceleration of outstanding debt would have risked significant value destruction, as the Company would have been
unable to satisfy these material accelerated debt obligations given its liquidity position and inability to sell assets at
the necessary speed and price. As a result, in this scenario, the directors of the debtor entities would have had a
statutory duty to file those relevant Group companies into bankruptcy or insolvency proceedings.

Due to the above risks, Adler Group proposed a restructuring plan with the goal of facilitating a successful
implementation of amendments to the senior unsecured notes and complete a wider financial restructuring of the
Group.

On 12 April 2023, the Restructuring Plan was sanctioned by the High Court of Justice of England and Wales. Pursuant
to the Restructuring Plan, the senior unsecured notes were amended to provide, among other things:



e  2.75% coupons increase until 31 July 2025; after which time, the coupons revert to their respective prior
levels;

e extension of the maturity date of AGPS BondCo PLC’s EUR 400,000,000 1.500% unsecured notes due 2024
from 26 July 2024 until 31 July 2025;

e amendments restricting the incurrence of certain indebtedness by the Group, subject to certain carve-outs
such as allowing the Group to incur EUR 937,500,000 of new financing via four term loan facilities (“New
Money Funding”) and refinance certain existing indebtedness;

¢ amendments to the reporting covenants that temporarily alleviate the reporting obligations placed on the
Group; and

¢ amendments to certain other restrictive covenants to support the new capital structure and liquidity position
of the Group.

The Restructuring Plan and related amendments provide the liquidity needed to manage the Group’s upcoming debt
maturities, stabilise its business operations and hence, continue as a going concern.

2.2 Significant accounting and valuation policies
The main accounting and valuation rules applied by the Company are the following:

2.2.1. Currency translation

Transactions expressed in currencies other than EUR are translated into EUR at the exchange rate effective at the
time of the transaction.

Formation expenses and long-term assets expressed in currencies other than EUR are translated into EUR at the
exchange rate effective at the time of the transaction. At the balance sheet date, these assets remain translated at
historical exchange rates.

Cash at bank is translated at the exchange rate effective at the balance sheet date. Exchange losses and gains are
recorded in the profit and loss account of the year.

Other assets and liabilities are valued individually at the lower, respectively the higher, of their value at the historical
exchange rate or their value determined at the exchange rates prevailing at the balance sheet date. The unrealised
exchange losses are recorded in the profit and loss account. Realised exchange gains and realised exchange losses
are recorded in the profit and loss account at the moment of their realisation.

Where there is an economic link between an asset and a liability, these are valued in total according to the method
described above, the net unrealised losses are recorded in the profit and loss account, and the net unrealised
exchange gains are not recognised.

2.2.2. Formation expenses

Formation expenses include expenses incurred for the IPO, capital increase, bond issuance, and costs incurred on
revolving credit facilities. Formation expenses are written off based on a straight-line method over a period of five
years or until the maturity date of the respective loan.

2.2.3. Financial assets

Shares in affiliated undertakings/participating interests/loans to these undertakings/investments held as fixed
assets/other loans are valued at purchase price/nominal value (loans and claims), including their incidental expenses.
If, in the opinion of the Board of Directors, the value is permanently compromised, the values of the financial assets
are adjusted and recognised at the lower value as at the balance sheet date. These value adjustments are not
continued if the reasons for which the value adjustments were made have ceased to apply.

2.2.4. Debtors

Debtors are valued at their nominal value. They are subject to value adjustments where their recovery is
compromised. These value adjustments are not continued if the reasons for which the value adjustments were made
have ceased to apply.

2.2.5. Investments

Transferable securities are valued at the lower of purchase price, including expenses incidental thereto and calculated
on the basis of weighted average prices method, or market value, expressed in the currency in which the annual
accounts are prepared. A value adjustment is recorded where the market value is lower than the purchase price.
These value adjustments are not continued if the reasons for which the value adjustments were made have ceased to
apply.

The market value corresponds to:



e the latest available quote on the valuation date for transferable securities listed on a stock exchange or
traded on another regulated market;

e the probable realisation value estimated with due care and in good faith by the Board of Directors for
transferable securities not listed on a stock exchange or not traded on another regulated market and for
transferable securities listed on a stock exchange or traded on another regulated market where the latest
quote is not representative.

2.2.6. Cash at bank and in hand
Cash at bank and in hand comprise cash on hand and deposits in banks. Cash is valued at its nominal
value.

2.2.7. Derivative financial instruments

The Company may enter into derivative financial instruments such as options, swaps and futures. These derivative
financial instruments are initially recorded at cost.

At each balance sheet date, unrealised losses are recognised in the profit and loss account whereas gains are
accounted for when realised.

In the case of hedging of an asset or a liability that is not recognised at fair value, unrealised gains or losses are
deferred until the recognition of the realised gains or losses on the hedged item.

2.2.8. Prepayments
Prepayments include expenditure incurred during the financial year but relating to a subsequent financial year.
2.2.9. Provisions

Provisions are intended to cover losses or debts, the nature of which is clearly defined and which, at the balance
sheet date, are either likely to be incurred or certain to be incurred but uncertain as to their amount or the date on
which they will arise.

Provisions may also be created to cover charges which originate in the financial year under review or in a previous
financial year, the nature of which is clearly defined and, which at the date of the balance sheet, are either likely to
be incurred or certain to be incurred but uncertain as to their amount or the date on which they will arise.

Provisions for taxation corresponding to the tax liability estimated by the Company for the financial years for which no

final assessment notices have yet been received are recorded under the caption “Provisions for taxation”. The
advance payments are shown in the assets of the balance sheet under “Other debtors”.

2.2.10. Creditors
Creditors are recorded at repayable amount.
2.2.11. Net turnover

The net turnover comprises the amounts of management fees, sales of services, recharge of fees and income on loan

guarantee charged to affiliated companies.

2.2.12. Value adjustments

Value adjustments are deducted directly from the book value of the related asset and charged to the profit and loss.
2.2.13. Income from participating interests

Dividend income and gain on disposal of shares in affiliated undertakings are recognised on an accrual basis.
2.2.14. Interest income and expenses

Interest income and expenses are recognised on an accrual basis.

Note 3 - Formation expenses

Formation expenses comprise incorporation expenses, expenses incurred for the capital increase, costs incurred for
the IPO and costs incurred for bond or loan issuance (covering mainly underwriting, appraisal, legal and audit
expenses).

In EUR 31 Dec 2022

31 Dec 2021

Gross book value - opening balance 104,112,137

79,220,131




Additions for the year 560,000 24,892,006
(Disposals for the year) - -
Gross book value - closing balance 104,672,137 104,112,137

(Accumulated value adjustments - opening balance)

(57,331,138)

(43,584,785)

(Additions for the year) (13,670,664) (13,746,353)
Reversals for the year - -
(Accumulated value adjustments - closing balance) (71,001,802) (57,331,138)
Net book value - closing balance 33,670,335 46,780,999
Net book value - opening balance 46,780,999 35,635,346

During the year the addition of the formation expenses is composed of the following elements:
Nature and date of the formation expenses In EUR 2022 2021
Revolving credit facility costs in March 2018 - 27,708
Revolving credit facility costs in September 2020 - 72,917
Bonds issuance costs in January 2021 - 17,955,272
Revolving credit facility costs in March 2021 560,000 2,114,496
Loan issuance costs in March 2021 - 316,000
EMTN Programme costs in 2021 - 560,846
Bonds issuance costs in April 2021 - 3,822,267
Green bond costs in 2021 - 22,500
Total 560,000 24,892,006

Note 4 - Financial assets

4.1 Shares in affiliated undertakings

The movements are as follows:
In EUR 31 Dec 2022 31 Dec 2021
Gross book value - opening balance 4,285,770,051 4,225,210,109
Additions for the year 52,007,406 60,559,943
(Disposals for the year) (3,501,028) -
Gross book value - closing balance 4,334,276,428 4,285,770,051

(Accumulated value adjustments - opening balance)

(1,083,891,829)

(Additions for the year)

(747,820,840)

(1,083,891,829)

(Accumulated value adjustments - closing balance)

(1,831,712,669)

(1,083,891,829)




Net book value - closing balance

2,502,563,760

3,201,878,222

Net book value - opening balance

3,201,878,222

4,225,210,109

During the year 2022 the company acquired further shares of Adler Real Estate AG for a total purchase price of

EUR 1,490,764.

On 25 November 2022 the Company bought 83.8% of the shares in Artists Living Frankfurt Com GmbH & Co. KG,

Artists Living Frankfurt Dev GmbH and Artists Living Frankfurt SSC GmbH & Co. KG, as well as 100% of the shares of

RAFFA Verwaltungs GmbH.

On 23 December 2022 the Company founded AGPS BondCo PLC, a 100% owned subsidiary in the United Kingdom.

On 29 December 2022 the Company bought the outstanding shares of Joysun 1 B.V. , Joysun 2 B.V., Songbird 1 Aps,

Songbird 2 Aps from the minority shareholder. The purchase price amounted to EUR 50,438,193.

Based on the valuation of investments as well as recoverability of intercompany loans as at 31 December 2022, the
Management Board decided to impair certain investments. The main effects are based on the partial impairment in
the value of the shares of the Adler RE as well as the assessed recoverability of intercompany receivables against
entities of the Consus Real Estate AG subgroup. The assessments take the current market conditions as well as the
approved restructuring plan (please refer to Note 18. Subsequent events) as discussed in front of the High Court of
Justice of England and Wales into account. The calculation of the impairment in the value of the shares of the Adler
RE was based on the share price of EUR 8.76 per share that was offered to the minority shareholders of Adler RE at
the squeeze-out. Based on this information, the Management Board decided to impair the investment in Adler RE in

an amount of

EUR 221 million. Further, the Management Board decided on a partial impairment in the value of the shares of the
following subsidiaries in the following amounts: ADO Lux-EEME S.a r.I EUR 526,081,800, Adler Treasury GmbH

EUR 25,000, Adest Grundstiicks GmbH EUR 23,475, Adler Immobilien Management GmbH EUR 337,564, Adler
Properties GmbH EUR 25,0000, ADO Living GmbH EUR 25,000, CCM City Construction Management GmbH EUR
25,000, Mezi Grundstiicks GmbH EUR 223,262 EUR, Osher Grundstiicks GmbH EUR 23,500. As at 31 December 2021

the

Management Board decided on a full impairment in the value of the shares of the Consus Real Estate AG.

During the year 2022 the Company sold some of its subsidiaries to affiliated companies. From this sale the Company

recognised EUR 94,103,470 income.

As at the year-end, the Company held the following shares in affiliated undertakings:

Company's name Registered country Ownership Ownership
2022 2021

% %

Adest Grundstiicks GmbH Germany 93.90 93.90
Adler Immobilien Management GmbH Germany 100.00 100.00
Adler Properties GmbH Germany 100.00 100.00
ADLER Real Estate AG Germany 96.90 96.72
Adler Treasury GmbH Germany 100.00 100.00
ADO 9110 Holding GmbH Germany 100.00 100.00
ADO 9360 Holding GmbH Germany 100.00 100.00
ADO 9500 Grundstiicks GmbH Germany 89.90 89.90
ADO 9540 Holding GmbH Germany 100.00 100.00
ADO 9580 Holding GmbH Germany 100.00 100.00
ADO Finance B.V. Netherlands 100.00 100.00
ADO Living GmbH Germany 100.00 100.00
ADO Lux-EEME S.a r.l. Luxembourg 100.00 100.00




ADO SBI Holdings S.A. & Co. KG Germany 94.00 94.00
ADO Sonnensiedlung S.a r.l. Luxembourg 89.90 89.90
Adoa Grundstiicks GmbH Germany 93.90 93.90
Adom Grundstiicks GmbH Germany 93.90 93.90
Adon Grundstiicks GmbH Germany 93.90 93.90
AGPS BondCo PLC United Kingdom 100.00 -
Ahava Grundstiicks GmbH Germany - 93.90
Alexandra Properties BV Netherlands 94.34 94.34
Anafa 1 Grundstiicks GmbH Germany 93.90 93.90
Anafa 2 Grundstiicks GmbH Germany 93.90 93.90
Anafa Grundstiicks GmbH Germany - 93.90
Arafel Grundstiicks GmbH Germany 99.90 99.90
Artists Living Frankfurt Com GmbH & Co. KG Germany 83.80 -
Artists Living Frankfurt Dev GmbH Germany 83.80 -
Artists Living Frankfurt SSc GmbH & Co. KG Germany 83.80 -
Badolina Grundstiicks GmbH Germany - 93.90
Bamba Grundstiicks GmbH Germany 93.90 93.90
Barbur Grundstiicks GmbH Germany 94.80 94.80
Berale Grundstiicks GmbH Germany 93.90 93.90
Bombila Grundstiicks GmbH Germany 93.90 93.90
Bosem Grundstiicks GmbH Germany 100.00 100.00
CCM City Construction Management GmbH Germany 100.00 100.00
Central Facility Management GmbH Germany 100.00 100.00
Consus Real Estate AG Germany 93.86 93.86
Drontheimer Str. 4 GmbH Germany 93.90 93.90
Dvash 1 Holding GmbH Germany 100.00 100.00
Dvash 2 Holding GmbH Germany 100.00 100.00
Eldalote Grundstiicks GmbH Germany 93.90 93.90
Gamad Grundstiicks GmbH Germany 93.90 93.90
GAMAZI Grundstticks GmbH Germany 93.90 93.90
Geshem Grundstiicks GmbH Germany 93.90 93.90
Geut Grundstiicks GmbH Germany 93.90 93.90
Gozal Grundstiicks GmbH Germany 93.90 93.90




Hanpaka Holding GmbH Germany 100.00 100.00
Horef Holding GmbH Germany 100.00 100.00
Jessica Properties BV Netherlands 94.41 94.41
Joysun 1 B.V. Netherlands 100.00 60.00
Joysun 2 B.V. Netherlands 100.00 60.00
KREMBO Grundstiicks GmbH Germany 93.90 93.90
Lavlav 1 Grundstiicks GmbH Germany 93.90 93.90
Lavlav 2 Grundstiicks GmbH Germany 93.90 93.90
Lavlav 3 Grundstiicks GmbH Germany 93.90 93.90
Lavlav Grundstiicks GmbH Germany 93.90 93.90
Marbien Properties BV Netherlands 94.80 94.80
Mastik Grundstiicks GmbH Germany 93.90 93.90
Matok Grundstiicks GmbH Germany 100.00 100.00
Maya Grundstiicks GmbH Germany - 93.90
Meghan Properties BV Netherlands 94.34 94.34
Melet Grundstiicks GmbH Germany - 99.90
Mezi Grundstiicks GmbH Germany 93.90 93.90
Muse Grundstiicks GmbH Germany 93.90 93.90
Nehederet Grundstiicks GmbH Germany 93.90 93.90
Neshama Grundstiicks GmbH Germany 93.90 93.90
NUNI Grundstiicks GmbH Germany 93.90 93.90
Osher Grundstiicks GmbH Germany 94.00 94.00
Papun Grundstiicks GmbH Germany 93.90 93.90
Parpar Grundstiicks GmbH Germany 100.00 100.00
Pola Grundstiicks GmbH Germany 93.90 93.90
RAFFA Verwaltungs GmbH Germany 100.00 -
Reshet Grundstiicks GmbH Germany 93.90 93.90
Rimon Holding GmbH Germany 100.00 100.00
Sababa 18 Grundstiicks GmbH Germany 93.90 93.90
Sababa 19 Grundstiicks GmbH Germany 93.90 93.90
Sababa 20 Grundstiicks GmbH Germany 93.90 93.90
Sababa 21 Grundstiicks GmbH Germany 93.90 93.90
Sababa 22 Grundstiicks GmbH Germany 93.90 93.90




Sababa 23 Grundstiicks GmbH Germany 93.90 93.90
Sababa 24 Grundstiicks GmbH Germany 93.90 93.90
Sababa 25 Grundstiicks GmbH Germany 93.90 93.90
Sababa 26 Grundstiicks GmbH Germany 93.90 93.90
Sababa 27 Grundstiicks GmbH Germany 93.90 93.90
Sababa 28 Grundstiicks GmbH Germany 93.90 93.90
Sababa 29 Grundstiicks GmbH Germany 93.90 93.90
Sababa 30 Grundstiicks GmbH Germany 93.90 93.90
Sababa 31 Grundstiicks GmbH Germany 93.90 93.90
Sababa 32 Grundstiicks GmbH Germany 93.90 93.90
Seret Grundstiicks GmbH Germany 99.90 99.90
Sharav Grundstiicks GmbH Germany - 99.90
Sheket Grundstiicks GmbH Germany 99.90 99.90
Silan Grundstiicks GmbH Germany 99.90 99.90
Sipur Grundstiicks GmbH Germany 99.90 99.90
Songbird 1 ApS Denmark 100.00 60.00
Songbird 2 ApS Denmark 100.00 60.00
Stav Grundstiicks GmbH Germany 93.90 93.90
Tamuril Grundstiicks GmbH Germany 93.90 93.90
Tara Grundstticks GmbH Germany 93.90 93.90
Tehila 1 Grundstiicks GmbH Germany 93.90 93.90
Tehila 2 Grundstiicks GmbH Germany 93.90 93.90
Tehila Grundstiicks GmbH Germany 93.90 93.90
Trusk Grundstiicks GmbH Germany 93.90 93.90
TUSSIK Grundstiicks GmbH Germany 93.90 93.90
Wernerwerkdamm 25 Berlin Grundstiicks GmbH Germany - 93.90
Yabeshet Grundstiicks GmbH Germany 99.90 99.90
Yadit Grundstiicks GmbH Germany 99.90 99.90
Yahel Grundstiicks GmbH Germany 93.90 93.90
Yarok Grundstiicks GmbH Germany 93.90 93.90
Yussifun Grundstiicks GmbH Germany 93.90 93.90
Zamir Grundstiicks GmbH Germany 99.90 99.90
Zman Grundstiicks GmbH Germany 93.90 93.90




These affiliated undertakings form part of the Company’s consolidated financial statements prepared under IFRS as

adopted by the European Union.

4.2 Loans to affiliated undertakings
The movements are as follows:

In EUR

31 Dec 2022

31 Dec 2021

Gross book value - opening balance

1,681,491,125

115,894,274

Additions for the year 196,929,044 1,534,309,657
(Repayments during the year) - (18,712,806)
Transfers during the year - 50,000,000
Gross book value - closing balance 1,878,420,169 1,681,491,125

(Accumulated value adjustments - opening balance)

(682,371,297)

(Additions for the year)

(428,120,047)

(682,371,297)

(Accumulated value adjustments - closing balance) (1,110,491,344) (682,371,297)
Net book value - closing balance 767,928,824 999,119,828
Net book value - opening balance 999,119,828 115,894,274

During the year 2021, the Company entered into loan agreements with ADO Lux Finance S.a r.l. (interest: 5.8% p.a.,
original maturity date: 31 March 2023, prolonged till 31 March 2024) and Consus Swiss Finance AG (interest: 4.32-
6.00% p.a., maturity date: variable, latest at 31 December 2023). As at 31 December 2022, the Management Board
decided on a partial impairment in the value of the loan to ADO Lux Finance S.a r.l. in an amount of EUR
428,120,047. The balance of the loan amounted to EUR 802,300,510 (31 December 2021: EUR 999,119,828). There
was no further loan given to Consus Swiss Finance AG. As at 31 December 2021, the Management Board decided on
a full impairment in the value of the loan amount to Consus.

The interest income from loans to affiliated undertakings amounted to EUR 98,600,894 (2021: EUR 61,193,376).

4.3 Investments held as fixed assets

The movements are as follows:

In EUR 31 Dec 2022 31 Dec 2021
Gross book value - opening balance 19,806,613 12,940,772
Additions for the year - 19,806,613
(Disposals for the year) - (12,940,772)
Gross book value - closing balance 19,806,613 19,806,613
(Accumulated value adjustments - opening balance) (4,999,613) -
(Additions for the year) (6,574,750) (4,999,613)
Reversals for the year - -
(Accumulated value adjustments - closing balance) (11,574,363) (4,999,613)
Net book value - closing balance 8,232,250 14,807,000
Net book value - opening balance 14,807,000 12,940,772




Investments held as fixed assets relate to the bond from Aggregate Holdings S.A., a subsidiary of Aggregate Holdings
Invest S.A. (a shareholder of the Company) in an amount of EUR 8,232,500. As at 31 December 2022 the Company
deemed that an impairment has occurred in the value of the bond from Aggregate based on the decreasing market
rate. The value adjustment amounts to EUR 6,574,750 (31 December 2021: EUR 4,999,613).

The Company realised EUR 1,519,375 (2021: EUR 664,163) interest income from the Aggregate Bond.

4.4 Other loans
The movements are as follows:

In EUR 31 Dec 2022 31 Dec 2021
Gross book value - opening balance 47,312,005 43,542,242
Additions for the year 13,996,037 3,769,763
(Disposals for the year) (951,774) -
Gross book value - closing balance 60,356,268 47,312,005

(Accumulated value adjustments - opening balance) - -

(Additions for the year) - -

Reversals for the year - -

(Accumulated value adjustments - closing balance) - -

Net book value - closing balance 60,356,268 47,312,005

Net book value - opening balance 47,312,005 43,542,242

During 2020 and 2021 the Company entered into loan agreements with Taurecon Invest IX GmbH and had purchase
price receivables from the sale of minority shares to Taurecon Invest XII GmbH (Taurecon). Effective 1 January 2022
all the previous loan agreements with Taurecon Invest IX GmbH were assigned to Taurecon Lux Invest III GmbH and
the interest rate increased to 4.30% (previously 3.50%). The purchase price receivables were also transformed into
the new loan agreement bearing an interest rate of 4.30%. The minority shares that the Taurecon companies hold in
Adler subsidiaries are pledged as security measurement. An amount of EUR 951,774 was repaid during 2022.

The total interest income from other loans for 2022 amounted to EUR 2,614,649 (2021: EUR 1,827,082).

Note 5 - Debtors
5.1 Trade debtors

In EUR 31 Dec 2022 31 Dec 2021

Becoming due and payable within one year

Trade receivables 7,658 -
Suppliers with a debit balance - 508,077
Total 7,658 508,077

5.2 Amounts owed by affiliated undertakings



In EUR 31 Dec 2022 31 Dec 2021
Becoming due and payable within one year
Management fees due from affiliated companies 12,019,215 7,355,273
Other related parties 59,647,900 67,183,929
Total 71,667,116 74,539,202

Management fees due from affiliated companies comprises of management fee services provided to Adler RE,

Consus Real Estate AG and Adler Properties GmbH. As at 31 December 2022 the Management Board decided on a

partial impairment of the trade receivables from Adler Properties GmbH in an amount of EUR 3,360,940 as well as a

full impairment of the trade receivables from Consus Real Estate AG in an amount of EUR 9,069,527 (2021:

EUR 2,271,067).

Other related parties are principally composed of an accrued interest receivable of EUR 29,731,896 (31 December

2021: EUR 33,641,541) from the loan given to ADO Lux Finance S.a r.l. The short-term loan of EUR 31,380,739 as at

31 December 2021 owed by Adler Treasury GmbH was repaid during 2022. The accrued interest receivable from the

loan given to Consus Swiss Finance amounts to EUR 28,925,201 (31 December 2021: EUR 0 as it was fully impaired).

5.3 Other debtors
In EUR 31 Dec 2022 31 Dec 2021
Becoming due and payable within one year
VAT receivable 8,277,699 3,729,651
Advance tax payments 38,055 104,309
Advance foreign tax payments 12,671 291,932
Other receivables 20,306,034 20,009,227
Total 28,634,459 24,135,120

Other receivables are principally composed of a total amount of EUR 10,277,079 owed by a minority shareholder of

affiliated undertakings and EUR 10,028,955 accrued interest receivable from bonds and loans given, from which

EUR 7,197,847 (31 December 2021: EUR 5,772,096) is a receivable from Consus RE GmbH, a subsidiary of Consus

Real Estate AG and EUR 216,459 (31 December 2021: EUR 216,459 ) is a receivable from Aggregate Holdings S.A., a

subsidiary of Aggregate Holdings Invest S.A. (a shareholder of the Company).

Note 6 - Other investments

Other investments are composed of investments in bonds. All of the EUR 39,865,000 relate to a bond of Consus RE

GmbH, a subsidiary of Consus Real Estate AG.

In 2022 the interest income from other investments in bonds amounted to EUR 7,815,766 (2021: EUR 7,067,623).

Note 7 - Prepayments

Prepayments are mainly composed of an amount of EUR 26,940,182 (31 December 2021: EUR 33,522,923)

concerning the net value of the discount on the corporate bonds (please refer to the Note 10.1).

Note 8 - Capital

8.1 Subscribed capital

Subscribed capital amounts to EUR 145,713 and is divided into 117,510,233 dematerialised shares without a nominal

value, all of said shares being fully paid-up.

The authorised unissued capital of the Company is set at EUR 1,000,000 without nominal value.

The movements are as follows:
In EUR 2022 2021
Subscribed capital - opening balance 145,713 145,713




Subscriptions for the period

Subscribed capital - closing balance 145,713 145,713
8.2 Share premium
The movements are as follows:

In EUR 2022 2021

Share premium and similar premiums - opening balance

2,242,906,370

2,296,961,077

Movements for the year

(54,054,707)

Share premium and similar premiums - closing balance

2,242,906,370

2,242,906,370

8.3 Legal reserve

The Company is required to allocate a minimum of 5% of its annual net income to a legal reserve after deduction of
any losses brought forward, until this reserve equals 10% of the subscribed share capital. This reserve is non-
distributable during the life of the Company. The appropriation to legal reserve is effected after approval at the

General Meeting of shareholders.

8.4 Movements during the year on the reserves and profit and loss items

The movements during the year 2022 are as follows:

In EUR Legal reserve Other reserves Profit or loss Profit or loss
brought | for the financial
forward year

At the beginning of the year 14,571 437,488 434,033,399 (1,835,906,57%

Movements for the year

Allocation of prior year's result - - (1,835,906,579) 1,835,906,579

Result of the year - - - (1,131,100,774)

At the end of the year 14,571 437,488 (1,401,873,18(; (1,131,100,77‘;

The impairments on investments and receivables resulted in a loss for the year that depleted Adler Group S.A.’s
equity. Please refer to Note 4.1, 4.2, 4.3 and 5.2 for further details of the impairments made.

Note 9 - Provisions

9.1 Other provisions

Other provisions are presented as follows:

In EUR 31 Dec 2022 31 Dec 2021

Provision for audit services 1,300,000 476,700

Provision for KPMG tax services - 15,225

Provision for KPMG other services 60,000 950,606

Provision for costs relating to the bond issuance 8,077 15,433




Total 1,368,077 1,457,964
Note 10 - Creditors
Amounts due and payable for the accounts shown under creditors are as follows:
In EUR Within one After one year After more 2022 2021
year | and within five | than five years Total Total
years
10.1 Non-convertible debenture loans - principal - 2,400,000,000 800,000,000 3,200,000,000 3,200,000,000
Non-convertible debenture loans - accrued 46,890,070 - - 46,890,070 46,890,070
interest
10.1 Convertible debenture loans - principal 165,000,000 - - 165,000,000 165,000,000
Convertible debenture loans - accrued interest 354,885 - - 354,885 354,885
10.2 Amounts owed to credit institutions 2,000,125 8,000,000 86,500,000 96,500,125 98,500,000
Trade creditors 5,613,802 - - 5,613,802 3,631,115
10.3 Amounts owed to affiliated undertakings 342,494,665 - - 342,494,665 273,374,313
10.4 Tax and social security debts 8,499,033 - - 8,499,033 3,409,625
10.5 Other creditors 877,751 - - 877,751 1,442,751
Total 571,730,332 2,408,000,000 886,500,000 3,866,230,332 3,792,602,759

10.1 Debenture loans

On 20 July 2017, the Company placed unsecured, fixed-rate corporate bonds with a total nominal amount of EUR 400
million with institutional investors. The bonds carry an interest rate of 1.50% per annum and mature on 26 July 2024.
The gross proceeds resulting from the transaction amounted to EUR 398.6 million with an issue price of 99.651%.
The discount is shown in the assets of the balance sheet under “Prepayments” (please refer to the Note 7) and will be
written off based on a straight-line method over the lifetime of the bond. The net proceeds of the bond have mainly
been used to fund future acquisitions. Effective as at 11 January 2023 Adler Group S.A. was substituted as Issuer of
this bond by AGPS BondCo PLC, a 100% owned subsidiary of Adler Group S.A. For further information please refer to
the Note 18, Subsequent events 1.

On 16 November 2018, the Company placed senior, unsecured convertible bonds in a total nominal amount of

EUR 165 million, convertible into new and/or existing ordinary registered shares of the Company at the maturity date.
The coupon has been set at 1.25% p.a., payable semi-annually in arrears. Due to the downgrade of the Company,
the interest rate increased to 2.00% p.a. starting from 23 November 2020. The bonds will mature on 23 November
2023. The Company used the net proceeds to repay existing short-term debt, extend the Company’s debt maturity
profile as well as to strengthen the Company’s liquidity position.

On 5 August 2020, the Company placed unsecured, fixed-rate corporate bonds with a total nominal amount of

EUR 400 million with institutional investors. The bonds carry an interest rate of 3.25% per annum and mature on

5 August 2025. The gross proceeds resulting from the transaction amounted to EUR 395.484 million with an issue
price of 98.871%. The discount is shown in the assets of the balance sheet under “Prepayments” (please refer to the
Note 7) and will be written off based on a straight-line method over the lifetime of the bond. The net proceeds of the
bond have mainly been used to refinance existing liabilities. Effective as at 11 January 2023 Adler Group S.A. was
substituted as Issuer of this bond by AGPS BondCo PLC, a 100% owned subsidiary of Adler Group S.A. For further
information please refer to the Note 18, Subsequent events 1.

On 13 November 2020, the Company placed unsecured, fixed-rate corporate bonds with a total nominal amount of
EUR 400 million with institutional investors. The bonds carry an interest rate of 2.75% per annum and mature on

13 November 2026. The gross proceeds resulting from the transaction amounted to EUR 394.584 million with an



issue price of 98.646%. The discount is shown in the assets of the balance sheet under “Prepayments” (please refer
to the Note 7) and will be written off based on a straight-line method over the lifetime of the bond. The net proceeds
of the bond have mainly been used to refinance existing liabilities. Effective as at 11 January 2023 Adler Group S.A.
was substituted as Issuer of this bond by AGPS BondCo PLC, a 100% owned subsidiary of Adler Group S.A. For
further information please refer to the Note 18, Subsequent events 1.

On 8 January 2021, the Company successfully placed EUR 1.5 billion fixed rate senior unsecured notes comprising of
two tranches, a EUR 700 million 5-year maturity with a 1.875% fixed coupon and a EUR 800 million 8-year maturity
with a 2.25% fixed coupon. The gross proceeds resulting from the transaction amounted to EUR 691.782 million with
an issue price of 98.826% and EUR 785.656 million with an issue price of 98.207%. The discount is shown in the
assets of the balance sheet under “Prepayments” (please refer to the Note 7) and will be written off based on a
straight-line method over the lifetime of the bond. The net proceeds of the bond have mainly been used to refinance
existing liabilities. Effective as at 11 January 2023 Adler Group S.A. was substituted as Issuer of this bond by AGPS
BondCo PLC, a 100% owned subsidiary of Adler Group S.A. For further information please refer to the Note 18,
Subsequent events 1.

On 21 April 2021, Adler Group S.A. successfully placed EUR 500 million fixed rate senior unsecured notes with a 6-
year maturity and a 2.25% fixed coupon under its newly established EMTN programme. The notes were placed with
institutional investors across Europe with a total order book of EUR 1.1 billion. The gross proceeds resulting from the
transaction amounted to EUR 493.115 million with an issue price of 98.623%. The discount is shown in the assets of
the balance sheet under “Prepayments” (please refer to the Note 7) and will be written off based on a straight-line
method over the lifetime of the bond. The net proceeds of the bond have mainly been used to refinance existing
liabilities. Effective as at 11 January 2023 Adler Group S.A. was substituted as Issuer of this bond by AGPS BondCo
PLC, a 100% owned subsidiary of Adler Group S.A. For further information please refer to the Note 18, Subsequent
events 1.

The Company undertakes not to incur any financial indebtedness after the issue date of the bonds, and will also
procure that its subsidiaries will not incur any financial indebtedness after the issue date of the bonds (except for
refinancing existing financial indebtedness), if immediately after giving effect to the incurrence of such additional
financial indebtedness (taking into account the application of the net proceeds of such incurrence), the following tests
would not be met: (i) loan-to-value ratio (LTV) < 60%; (ii) secured loan-to-value ratio < 45%; (iii) unencumbered
asset ratio > 125%; and (iv) interest coverage ratio (ICR) > 1.8.

During 2022 the Company had a total amount of EUR 75,675,000 interest expense (2021: EUR 70,876,311) and a
total amount of EUR 6,582,740 (2021: EUR 6,083,572) expenses from the amortisation of bonds issuance premium
on the debenture loans.

As at 31 December 2022, the Company is fully compliant with all financial covenant requirements.

10.2 Amounts owed to credit institutions

On 15 March 2021, the Company signed a EUR 300 million syndicated revolving credit facility with JP Morgan,
Deutsche Bank and Barclays as lenders for a 3-year term with two extension options, each for one year. In the
second half of 2021, the Company drew down an amount of EUR 300 million. The amount was fully repaid on 30
December 2021. The facility was terminated in April 2022.

In March and April 2021, the Company raised a secured banking loan of EUR 100 million in total. The loan has an
interest rate of 1.25% p.a. and a maturity term to 2028.

In 2022 the Company had a total amount of EUR 1,235,417 (2021: EUR 2,899,332) interest expense on loans owed
to credit institutions.

10.3 Amounts owed to affiliated undertakings

In EUR 31 Dec 2022 31 Dec 2021
ADLER Real Estate AG 265,220,905 265,220,905
Other related parties 77,273,760 8,153,408
Total 342,494,665 273,374,313

The loan received from Adler RE bears an interest of 5.16 per cent p.a. and had a maturity date of 15 April 2023 that
was prolonged to 30 April 2023.
Other related parties are principally composed of EUR 24,533,884 owed to Songbird 1 Aps; EUR 24,566,288 owed to




Songbird 2 Aps; EUR 12,862,955 owed to Adler Treasury GmbH; EUR 6,502,044 owed to Bosem Grundstiicks GmbH;
and EUR 8,260,519 interest payable owed to Adler RE.

10.4 Tax and social security debts

In EUR 31 Dec 2022 31 Dec 2021
Becoming due and payable within one year

Social security debts 10,214 6,647
VAT payable 8,474,527 3,399,743
Tax on salaries 5,042 6,717
Tax on director fees 9,250 (3,522)
Other tax debts - 40
Total 8,499,033 3,409,625

10.5 Other creditors

In EUR 31 Dec 2022 31 Dec 2021
Becoming due and payable within one year

Amount payable to staff 877,751 1,442,751
Total 877,751 1,442,751

Note 11 - Net turnover

The Company’s net turnover is mainly composed of management fee services in an amount of EUR 20,474,451

(2021: EUR 7,152,335) and recharged fees in an amount of EUR 4,097,502 (2021: EUR 1,312,006). The total amount

of the net turnover is coming from related parties.

Note 12 - Other external expenses

Other external expenses are presented as follows:

In EUR 2022 2021
Consulting services - external 34,938,300 12,083,053
Accounting and audit fees 5,589,853 2,444,118
Legal fees 9,058,686 1,309,748
Capital market fees 137,667 254,833
Travel and entertainment costs - staff 150,081 25,074
Management fees - Adler Properties GmbH 1,287,793 957,888
Management fees - Adler RE subgroup 849,971 982,244
Management fees - Consus subgroup 87,396 73,464




Data processing 88,980 57,882
Real estate rental building and services 125,444 19,563
Other fees 2,631,019 1,428,518
Total 54,945,190 19,636,384

The main driver of the increase in the other external expenses is the consulting services - external and legal fees. In

2022 the Company launched a restructuring process which required the expertise of numerous external consultants.

. ’ .

Note 13 - Auditor’s remuneration

Fees billed to the Company by KPMG Luxembourg, Société anonyme, and other member firms of the KPMG network

during the year 2021 are as follows (excluding VAT). As the Company has no auditor at the issuance of these annual

accounts, no auditors’ fee can be disclosed for the financial year 2022.
In EUR 2021
Audit fees 1,135,762
Thereof: KPMG Luxembourg, Société anonyme 868,262
Tax fees 39,574
Thereof: KPMG Luxembourg, Société anonyme -
Other fees ) 1,209,754
Thereof: KPMG Luxembourg, Société anonyme 169,148

(*) Including fees incurred on the audit by KPMG Forensic.

Note 14 - Staff

As at 31 December 2022, the Company has four full-time employees (2021: three) and one part-time (at 3/10)

employee (since October 2017) with an annual average of five employees (2021: three) during the financial year.

Note 15 - Emoluments granted to the members of the management

and supervisory bodies

The emoluments granted by the Company to the members of the supervisory bodies in that capacity for the financial

year are broken down as follows:
In EUR 2022 2021
Directors fee granted to the members of the Board of Directors 1,094,616 1,184,499
Total 1,094,616 1,184,499

The emoluments granted by the Company to the members of the Senior Management (Co-CEQOs, CLO) are broken

down as follows:
In EUR 2022 2021
Fixed salary 640,000 660,000




Short-term cash incentive 326,167 852,846
Other benefits 45,216 72,764
Consulting fees 441,753 42,000
Termination fee 992,342 -
Total 2,445,478 1,627,610

There are no commitments arising or entered into in respect of retirement pensions for former members of the
management or supervisory bodies in that capacity of the Company.

There are no advances and loans to members of the management or supervisory body or commitment entered into on
their behalf by way of guarantees of any kind.

Note 16 - Related party transactions

Other than those disclosed elsewhere in the annual accounts, the Company did not enter into any other material
related party transactions with its related parties during the year.

Note 17 - Off balance sheet

commitments

Based on the agreements signed by the Company in respect of the issuance of the corporate bonds and the
convertible bond (please refer to Note 10.1) the Company is bound by a negative pledge clause.

The Company issued “Letters of Comfort” to some of the German subsidiaries in order to avoid illiquidity or over
indebtedness of these companies.

Note 18 - Material events
in the Reporting Period and

Subsequent events

In the Reporting Period

1. On 31 January 2022, Dr. Michael Biitter tendered his resignation from the Board of Directors of Adler Group with
effective date of 31 January 2022.

2. On 16 February 2022, the members of the Board of Directors of Adler Group appointed Prof. Dr. A. Stefan Kirsten
as a new member of the Board of Directors and elected him as Chairman of the Board of Directors with immediate
effect. The previous Chairman of the Board of Directors, Dr. Peter Maser, was elected as Deputy Chairman.

3. In first half year of 2022, Adler Group agreed on a debt restructuring with major non-controlling shareholders in its
subsidiaries (Taurecon). All receivables and loans against these shareholders have been combined under two loan
agreements at market interest rates. The loans mature on 30 September 2024 and are secured by share liens.

4, On 21 April 2022, Adler Group announced that KPMG Forensic had provided the Company with the final report of
its comprehensive review of the allegations of Viceroy Research LLC. This report was published on the website of the
Company on 22 April 2022. KPMG Forensic did not find evidence that there were systematic fraudulent and looting
transactions with allegedly related parties. However, KPMG Forensic identified deficiencies in the documentation and
the processes handling those transactions. Prof. Dr. Kirsten, Chairman of the Board of Directors of Adler Group,
announced a programme to address the identified weaknesses in structure and process on 22 April 2022. First results
of this programme were published prior to the annual General Meeting of the Company on 29 June 2022.

5. Due to the disclaimer of opinion by the auditor on the consolidated financial statements and the annual accounts
of Adler Group S.A., all members of the Board of Directors who held a mandate in 2021 offered their resignation on
30 April 2022 with immediate effect. For the continuity of the Company the resignations of Thilo Schmid, Thomas
Zinndcker as well as of Co-CEO Thierry Beaudemoulin were only accepted with effect as of the date of the annual
General Meeting of the Company on 29 June 2022. The Board of Directors now consists of the Chairman of the Board
of Directors Prof. Dr. A. Stefan Kirsten, the CEO and Daily Manager Thierry Beaudemoulin, Thilo Schmid and Thomas
Zinnocker. At the General Meeting the Board then stood for re-election.

6. On 5 May 2022, the international rating agency Standard and Poor’s (S&P) downgraded the issuer rating of

Adler Group S.A. to CCC with outlook negative. The rating of the unsecured bonds was lowered to CCC. The ratings
were removed from CreditWatch negative.

7. On 17 May 2022, the Company announced that effective 1 June 2022, Thomas Echelmeyer will join the Senior




Management of Adler Group as interim Chief Financial Officer (CFO). On 29 August 2022, the Board of Directors
appointed Mr Thomas Echelmeyer as its Chief Financial Officer, effective 1 September 2022. The Board of Directors
will propose to the next annual General Meeting or extraordinary General Meeting to appoint Mr Echelmeyer as an
additional member to the Board of Directors.

Also the Company announced that the Board of Directors concluded that it is not advisable for the Company to pay a
dividend in the light of the existing disclaimer of opinion by the auditor. Accordingly, the Board recommended to the
AGM to not pay a dividend for the financial year 2021.

Furthermore, the Company announced that KPMG

Luxembourg Société anonyme ("KPMG") informed the Company that KPMG is not available to audit the 2022
standalone and consolidated financial statements of the Company. The Company has initiated a selection process to
appoint a new auditor for the Company.

8. On 29 June 2022, the annual General Meeting (AGM) was held. All proposed resolutions were adopted with a
majority ranging from 89.20% to 99.998% and all Board members were confirmed for a period of three years until
the AGM in 2025.

Furthermore, the Company launched a tender for the mandate to audit its stand-alone and consolidated financial
statements for the financial year 2022. The tender ended on 13 July 2022. In that time, no applications had been
received. Thereafter the Company started a process to invite auditing firms individually. This process is still ongoing.
9. For reasons of prudence, the Board of Directors has previously decided not to submit a dividend proposal to the
shareholders of the Adler Group until an unqualified audit opinion has been issued and will therefore not make any
forward-looking statement on the dividend until further notice, as agreed by the Board of Directors on 29 August
2022.

10. On 18 November 2022, Adler Group announced that it is currently in advanced negotiations with its bondholders
on the conclusion of an agreement to effect certain amendments of the terms and conditions of bonds issued by
Adler Group S.A. as well as a provision of secured debt financing for the Adler group of companies.

On 25 November 2022, following extensive negotiations with a group of bondholders and their legal and financial
advisors, Adler Group S.A. entered into an agreement with the members of the steering committee of an ad-hoc
group of holders of its notes supporting the stabilization of the Adler group of companies to effect an amendment of
the terms and conditions of the Notes.

Concurrently with the conclusion of the lock-up agreement, the Adler Group has also entered into a commitment
letter with the members of the steering committee, in which they commit to provide the Adler group of companies
with up to EUR 937.5 million of new funding to stabilize them. The provision of the new funding is subject to a
positive restructuring opinion, an amendment of the bond terms and conditions, the provision of the agreed collateral
and other customary conditions.

Adler Group launched a consent solicitation process on

2 December 2022 to effect certain amendments to the terms and conditions of the notes. Adler Group intends that
the changes to the terms and conditions of Adler Group’s senior unsecured notes take effect during the first quarter
of 2023, subject to bondholder consent.

On 20 December 2022, Adler Group announced the voting results the initiated consent solicitation to effect the
amendment of the terms and conditions of its senior unsecured fixed rate notes. There was overwhelming support in
favour of the consent solicitation and resolutions were passed with the required majority regarding all, but one, series
of notes, which would have been sufficient to amend such series. With the support of almost 83% of bondholders
who took part in the creditor votes, Adler proceeds to implement the proposed changes to the notes via an alternative
route.

Subsequent Events

Adler Group has evaluated transactions or other events for consideration as subsequent events since the reporting
date 31 December 2022 in the annual accounts through 24 April 2023, the date of finalisation of the financial
statements.

1. On 11 January 2023, AGPS BondCo PLC (the "New Issuer”) was substituted in place of Adler Group as issuer of
its six series of senior unsecured notes ("SUNs") (the “Issuer Substitution”). In connection with the Issuer
Substitution, Adler Group provided irrevocable and unconditional guarantees in relation to the obligations and
liabilities under the SUNSs, including (but not limited to) payment of the principal of, and interest on, the SUNs. On 24
February 2023, a holder of the SUNs, Plan.e.Anleihe GmbH, commenced proceedings in the Frankfurt Regional Court
against Adler Group seeking a declaration that the Issuer Substitution was invalid and unenforceable. Adler Group
opposes the relief sought on the grounds that the Issuer Substitution was effected in accordance with the terms and
conditions governing each series of SUNs (the “"Terms and Conditions”), and is and continues to be valid as a
matter of German law and will vigorously defend against such declaration in any such proceedings. The proceedings
are ongoing.

2. On 16 February 2023, the New Issuer completed the downlisting of its EUR 400,000,000 1.500% unsecured notes
due 2024 (2024 Notes"), which were admitted to trading on the regulated Market of Luxembourg Stock Exchange,
on the Euro MTF. The purpose of the downlisting was to harmonise the 2024 Notes with the other five series of SUNs.
3. On 23 February 2023, BNP Paribas, as principal paying agent, received notices of termination under the Terms and



Conditions from certain holders of SUNs (representing approximately 6% of the aggregate principal amount of the
SUNSs). Such notices were rejected by the New Issuer for procedural deficiencies. On 10 March 2023, the notices of
termination were resubmitted. The New Issuer rejected one resubmitted notice for procedural deficiencies and
rejected all resubmitted notices on the basis that no valid grounds for such termination exist and therefore considered
the purported declarations to be invalid. On 24 March 2023, BNP Paribas again received resubmitted termination
notices, which were similarly rejected by the New Issuer on the basis that no valid grounds for such termination exist
and that the noteholders of the respective notes were not entitled to terminate the notes due to the presence of an
ongoing restructuring plan proceeding.

4, On 17 March 2023, the Group sent a request to Adler RE to squeeze-out the remaining minority shareholders of
Adler RE. Subsequently on the same date, the Group and

Adler RE published an ad hoc notification disclosing the EUR 8.76 per share cash compensation to be paid to the
squeezed-out minority Adler RE shareholders and the date of the general meeting resolving on the squeeze-out,
which is scheduled for 28 April 2023. The completion of the squeeze out is expected to occur as early as 28 May
2023.

5. On 21 March 2023, meetings of holders of the SUNs (the “Plan Meetings”) were held to consider and vote on the
Group's proposed restructuring plan (the “Restructuring Plan”), which aimed to facilitate a successful
implementation of amendments to the SUNs and complete the wider financial restructuring of the Group (the
“Restructuring”), and in doing so help resolve the financial difficulties faced by the Group. Subsequently on 21
March 2023, the Group announced the voting results of the Plan Meetings, noting a strong level of support for the
Restructuring Plan and, more broadly, the Group’s comprehensive Restructuring proposal.

6. On 12 April 2023, the High Court of Justice of England and Wales (the “High Court”) made an order sanctioning
the Restructuring Plan (the “Sanction Order”) with the final Judgement published on 21 April 2023 (the
“Judgement”). It is expected that a hearing will be scheduled imminently to take place either during the week of 24
April 2023 or the week of 1 May 2023 (the “"Consequentials Hearing”). As is set out in the Sanction Order and the
Judgement, the purpose of the Consequentials Hearing will be to hear the parties’ applications consequential to the
Judgement, including, pertaining to the permission to appeal, the deadline for any appellant’s notice and questions of
costs. At the hearing of the High Court’s decision to sanction the Restructuring Plan on 12 April 2023, the ad hoc
group of noteholders (the "AHG") opposing the Restructuring Plan stated that it would seek permission to appeal.
The New Issuer will oppose this application. Following the Consequentials Hearing, if the High Court refuses the
AHG's application for permission to appeal, the AHG may apply to the Court of Appeal for permission to appeal.
Permission to appeal will be granted where the appeal has real prospects of success or there is some other
compelling reason why the appeal should be heard. The substantive appeal will be allowed where the lower court’s
decision was wrong or unjust because of a serious procedural or other irregularity (these are the only permitted
‘grounds of appeal’). The Sanction Order is now in force.

7. On 13 April 2023, the Group announced completion of the Restructuring Plan. Pursuant to the Restructuring Plan,
on

17 April 2023 the SUNs were amended in accordance with the amended Terms and Conditions governing each series
of SUNs, which included, among other changes:

7.1 2.75% coupons increase until 31 July 2025; after which time, the coupons revert to their respective
prior levels;

7.2 extension of the maturity date of the 2024 Notes from 26 July 2024 until 31 July 2025;

7.3 amendments restricting the incurrence of certain indebtedness by the Group, subject to certain

carve-outs such as allowing the Group to incur the New Money Funding (as defined below) and refinance certain
existing indebtedness;

74 amendments to the reporting covenants that temporarily alleviate the reporting obligations placed
on the Group; and
7.5 amendments to certain other restrictive covenants to support the new capital structure and liquidity

position of the Group.

8. On 13 April 2023, Adler Group completed a reorganisation of the Group’s corporate structure. Following the
completion of the reorganisation (i) Adler Group became the sole shareholder of newly Luxembourg incorporated
entity Adler Group Intermediate Holding S.a r.l. (“Adler Group Intermediate Holding”), which became the sole
shareholder of three newly Luxembourg incorporated entities (collectively, the “Collateral LuxCos") and (ii) all shares
in Adler RE, Consus Real Estate AG ("Consus”) and certain other subsidiaries which previously were directly or
indirectly held by Adler Group (except for the New Issuer and for a certain number of the shares in such subsidiaries,
which continue to be held by Adler Group) were transferred to the Collateral LuxCos.

9. On 17 April 2023, S&P downgraded the issuer ratings of Adler Group S.A. from CC to SD (selective default). The
rating of the unsecured debt for Adler Group was lowered from CC to D (default). S&P stated that it will reassess its
ratings after the Restructuring is implemented in a few weeks and expects an upgrade to the CCC category.

In connection with the sanctioning of the Restructuring Plan and the implementation of the Restructuring and, in each
case, subject to satisfaction of all the applicable conditions, the following events described in clauses 10-12 are



expected to commence on or around 25 April 2023 and be completed on or around 27 April 2023. Certain of the
events described in clauses 10-12 will occur simultaneously.

10. In accordance with the Restructuring Plan, the Restructuring and related committed funding of up to EUR
937,474,000 (the “New Money Funding”), a special purpose vehicle established for the sole purpose of the
Restructuring ("LendingCo") will issue the EUR 937,474,000 12.500% notes due 30 June 2025 (the "New Money
Notes”) and subsequently LendingCo will on lend the New Money Notes proceeds to the Group via loan facilities (the
“New Money Facilities”) under a facilities agreement dated

22 April 2023 (the "New Money Facilities Agreement”):

10.1 322,474,000 term loan facility with Adler Group, with proceeds to fund (i) in an amount of EUR
265,000,000, the repayment of an existing upstream loan from Adler RE, proceeds of which will be applied to repay
the Adler RE 2023 SUNSs, and (ii) in an amount of 57,474,000, the payment of fees incurred in relation to the New
Money Funding;

10.2 EUR 235,000,000 term loan facility (“Facility ARE") with Adler Group, with proceeds to fund a
non-interest bearing shareholder loan to Adler Real Estate to fund repayment of the Adler RE 2023 SUNSs in full on its
maturity date (27 April 2023).

10.3 up to EUR 80,000,000 term loan facility with Consus subsidiaries, with proceeds to fund certain
capital expenditures; and

10.4 EUR 300,000,000 term loan facility (“Facility 2024") with Adler Group, to fund a non-interest
bearing shareholder loan to Adler Real Estate to fund the repurchase and/or repayment of the Adler RE 2024 SUNs.
10.5 The New Money Facilities Agreement contains a number of covenants and undertakings restricting
the actions of Adler Group and certain members of the Group, including, among others:

10.5.1 A Maintenance LTV Ratio covenant that will require the Maintenance LTV Ratio not to exceed 87.5% on each
maintenance reporting date on and prior to 31 December 2025, and 85% thereafter;

10.5.2 restrictions to create or permit to subsist security over assets;
10.5.3 limitations on indebtedness;
10.5.4 limitations on mergers;

10.5.5 restrictions to sell, lease, transfer or otherwise dispose of any property: (a) in relation to yielding properties,
below 80% of the relevant gross-asset value, and (b) in relation to development properties, 70% of the relevant
gross-asset value, in each case as reflected in Adler Group’s IFRS financial report as of 30 June 2022;

10.5.6 restrictions on Adler Group in respect of share buy-backs, repayments/prepayments/cancellation and debt
buy-backs;

10.5.7 restrictions on investments in properties or projects and on acquisitions of companies, shares, securities or
business;

10.5.8 restrictions on the change of the general nature of the Group’s business;

10.5.9 restrictions on granting loans;

10.5.10 restrictions on providing guarantees; and

10.5.11 an obligation of Adler Group to appoint a chief restructuring officer and an independent board member.
10.6 The New Money Facilities Agreement will be governed by German law and contain certain events of
default, including (subject to certain exceptions) cross default in relation to the outstanding SUNs, the Adler RE 2024
SUNs and/or the Adler RE 2026 SUNSs, as well as cross acceleration in relation to any other debt in the Group above
EUR 50 million.

11. Certain members of the Group will provide guarantees and transaction security in favour of Global Loan Agency
Services GmbH, as security agent, to secure the claims under the New Money Facilities. In addition, two intercreditor
agreements were be executed on 22 April 2023 to govern the enforcement of collateral and the waterfall for the
distribution of enforcement proceeds amongst the different classes of Group creditors.

12, Adler Group will issue and deliver shares in an amount equal to 22.5% of Adler Group’s share capital following
such issuance (i.e. equal to approximately 29% of the current outstanding share capital of Adler Group) to the New
Money Notes investors.

Additional information can be found on the Adler Group

website: https://www.adler-group.com/en/investors/
publications/news
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Consolidated Statement
of Financial Position

In EUR thousand Note 31 Dec 2022 31 Dec 2021
Assets

Non-current assets

Investment properties 6 6,344,294 7,113,859
Investments in financial instruments 7 19,234 20,228
Investments accounted under the equity method 8 25,530 32,395
Advances related to investment properties - 2,003
Property, plant and equipment 9 24,981 30,028
Other financial assets 10 168,961 73,063
Derivatives 21 8,053 10,433
Restricted bank deposits 11 40,621 42,060
Deferred expenses - 1,602
Right-of-use assets 31 12,234 14,764
Goodwill 12 - 91,400
Other intangible assets 646 3,023
Contract assets 13 22,087 12,510
Deferred tax assets 24 2,566 5,673
Total non-current assets 6,669,207 7,453,041
Current assets

Inventories 14 678,572 1,093,454
Restricted bank deposits 11 37,264 29,400
Trade receivables 15 95,672 379,118
Other receivables and financial assets 16 118,853 423,412
Contract assets 13 64,775 69,727
Cash and cash equivalents 386,985 555,700
Advances paid on inventories 9,194 14,884
Total current assets 1,391,315 2,565,695
Non-current assets held for sale 17 1,648,991 3,017,588




Total assets 9,709,513 13,036,324
In EUR thousand Note 31 Dec 2022 31 Dec 2021
Shareholders' equity

Share capital 146 146
Share premium 1,844,765 1,844,765
Reserves 193,852 217,788
Retained earnings (621,651) 927,684
Total equity attributable to owners of the Company 1,417,112 2,990,383
Non-controlling interests 495,951 703,094
Total equity 18 1,913,063 3,693,477
Liabilities

Non-current liabilities

Corporate bonds 19 3,735,550 4,211,305
Convertible bonds 19 - 99,025
Other loans and borrowings 20 1,337,655 2,056,810
Other financial liabilities 14,114 25,253
Derivatives 21 800 2,412
Pension provisions 719 1,363
Lease liabilities 31 10,341 10,186
Other payables 46 8,815
Deferred tax liabilities 24 525,715 759,828
Total non-current liabilities 5,624,940 7,174,997
Current liabilities

Corporate bonds 19 498,496 399,047
Convertible bonds 19 100,503 117,916
Other loans and borrowings 20 308,162 119,326
Other financial liabilities 1,915 1,915
Trade payables 78,242 76,383
Other payables 22 341,458 357,065
Provisions 22 75,580 73,865
Lease liabilities 31 3,811 6,815




Prepayments received 23 70,865 92,132
Contract liabilities 13 13,924 36,109
Derivatives 21 6 38,227
Total current liabilities 1,492,962 1,318,800
Non-current liabilities held for sale 17 678,548 849,050
Total shareholders' equity and liabilities 9,709,513 13,036,324

Date of approval: 24 April 2023

The accompanying notes are an integral part of these consolidated financial statements.

C ]

onsolidated Statement
]

of Profit or Loss
In EUR thousand Note 2022 2021
Revenue 25 734,472 1,143,732
Cost of operations 26 (972,1949) (1,131,964)
Gross profit (237,722) 11,768
General and administrative expenses 27 (148,925) (122,762)
Other expenses 28 (220,385) (1,128,797)
Other income 29 96,834 183,680
Changes in fair value of investment properties 6 (761,851) 415,142
Results from operating activities (1,272,049) (640,969)
Finance income 30 95,718 133,091
Finance costs 30 (631,048) (515,560)
Net finance income / (costs) (535,330) (382,469)
Net income (losses) from investments in associated companies 8 208 758
Profit before tax (1,807,171) (1,022,680)
Income tax expense 24 132,324 (142,327)
Profit for the year (1,674,847) (1,165,007)

Profit attributable to:




Owners of the company (1,556,867) (1,177,213)
Non-controlling interests (117,980) 12,206
Profit for the year (1,674,847) (1,165,007)
Earnings per share in EUR (undiluted) (13.25) (10.03)
Earnings per share in EUR (diluted) (13.21) (10.03)

The accompanying notes are an integral part of these consolidated financial statements.

Consolidated Statement
of Comprehensive Income

In EUR thousand Note 2022 2021

Profit for the year (1,674,847) (1,165,007)

Items that may be reclassified subsequently to profit or loss

Hedging reserve classified to profit or loss, net of tax - 1,117
Effective portion of changes in fair value of cash flow hedges 387 (349)
Related tax (57) 177
Currency translation reserve (14,031) 28,363
Reserve from financial assets measured at fair value through other (10,235) (9,071)

comprehensive income

Total other comprehensive income / (loss) (23,936) 20,237
Total comprehensive income for the year (1,698,783) (1,144,770)
attributable to:

Owners of the company (1,580,803) (1,156,976)
Non-controlling interests (117,980) 12,206
Total comprehensive income for the year (1,698,783) (1,144,770)

The accompanying notes are an integral part of these consolidated financial statements.



Consolidated Statement
of Cash Flows

In EUR thousand Note 2022 2021
Cash flows from operating activities

Profit for the year (1,674,847) (1,165,007)
Adjustments for:

Depreciation 20,165 19,649
Profit from disposal of portfolio (21,818) -
Change in fair value of investment properties 6 761,851 (415,142)
Non-cash other income and expense 163,711 988,929
Change in contract assets (4,625) 80,496
Change in contract liabilities (22,185) 10,239
Non-cash income from at-equity valued investment associates (209) (758)
Net finance costs / (income) 30 535,330 382,469
Income tax expense 24 (132,324) 142,327
Share-based payments 369 756
Change in short-term restricted bank deposits related to tenants 3,573 (1,382)
Change in long-term restricted bank deposits from condominium sales 818 4,041
Change in trade receivables (27,360) (32,942)
Change in other receivables (102,520) (3,079)
Change in inventories 447,891 382,396
Change in advances received (21,267) (258,635)
Change in trade payables (185,410) (66,974)
Change in other payables 148,419 (304,188)
Income tax paid (27,779) (39,435)
Net cash from operating activities (138,217) (276,240)
Cash flows from investing activities

Purchase of and CapEx on investment properties 6 (168,865) (272,819)
Advances paid for purchase of investment properties 10,200 (188)
Grant of long-term loans - (10,263)




Proceeds from disposals of investment properties 1,365,134 1,541,386

Proceeds from selling portfolio 244,972 -
Investments in financial instruments - (270,450)
Purchase of and CapEx on property, plant and equipment (1,221) (3,951)
Interest received 10,750 10,752
Proceeds from sale of financial instruments 67,878 129,284
Proceeds from sale of fixed assets 175 4,335
Repayment of long-term loans 952 -
Acquisition of other investments - 1,114
Change in short-term restricted bank deposits, net (4,388) 4,474
Net cash from (used in) investing activities 1,525,587 1,133,674

Cash flows from financing activities

Acquisition of non-controlling interests (91,309) (41,925)
Repayment of bonds (582,260) (1,051,562)
Long-term loans received 20 74,809 837,466
Repayment of long-term loans 20 (726,020) (1,910,915)
Proceeds from issuance of corporate bonds, net 19 162,518 1,951,053
Short-term loans received 20 - 314,999
Upfront fees paid for credit facilities (560) (2,114)
Repayment of short-term loans 20 - (370,386)
Interest paid (173,605) (306,470)
Payment of lease liabilities 31 (4,727) (9,238)
Transaction costs (28,215) (14,179)
Prepaid costs of raising debt (1,100) (4,441)
Tax payments - (15,994)
Dividend distributed - (54,054)
Net cash from (used in) financing activities (1,370,469) (677,760)
Change in cash and cash equivalents during the year 16,901 179,674
Changes in the carrying amount of cash and cash equivalents that are (185,616) -

presented among assets held for sale as part of a disposal group”

Cash and cash equivalents at the beginning of the year 555,700 376,026

Cash and cash equivalents at the end of the year 386,985 555,700

The accompanying notes are an integral part of these consolidated financial statements.



Consolidated Statement
of Changes in Equity

In EUR thousand Share | Hedgin | Currency Other Reserve | Retained Total Non- Total
Shar premiu g translati capital financial earnings control equity
e m reserv on | reserve assets ling
capit e reserve s | measured interes
al at ts
FVTOCI
Balance as at 146 | 1,844,7 573 24,803 | 315,74 | (123,334 927,684 | 2,990,38 | 703,09 | 3,693,47
1 January 2022 65 6 ) 3 4 7
Profit for the year - - - - - - (1,556,86 | (1,556,867 | (117,98 (1,674,84
7) ) 0) 7)
Other comprehensive - - 330 (14,031) - (10,235) - (23,936) - (23,936)
income, net of tax
Total comprehensive - - 330 | (14,031) - (10,235) (1,556,8 (1,580,8 | (117,9 (1,698,7
income (loss) for the 67) 03) 80) 83)
year
Transactions with
owners, recognised
directly in equity
Transactions with non- - - - - - - 7,163 7,163 | (89,163 (82,000)
controlling interest )
without a change in
control (Note 5D)
Change in consolidation - - - - - - - - - -
scope related to sale
Share-based payments - - - - - - 369 369 - 369
Balance as at 146 | 1,844,7 903 10,772 | 315,74 | (133,569 | (621,651 | 1,417,11 | 495,95 | 1,913,06
31 December 2022 65 6 ) ) 2 1 3
The accompanying notes are an integral part of these consolidated financial statements.
In EUR thousand Share | Hedgin | Currency Other Reserve | Retained Total Non- Total
Shar premiu g | translati capital financial | earnings control equity
e m reserv on | reserve assets ling
capit e reserve s | measured interes
al at ts
FVTOCI
Balance as at 146 | 1,892,1 (372) (3,560) | 264,90 | (114,263 | 2,086,78 | 4,125,78 | 774,19 | 4,899,97
1 January 2021 45 3 ) 8 7 2 9
Total comprehensive -
income for the year




Profit for the year - - - - - - (1,177,21 | (1,177,213 12,206 (1,165,00
3) ) 7)

Other comprehensive - - 945 28,363 - (9,071) - 20,237 - 20,237

income, net of tax

Total comprehensive - - 945 28,363 - (9,071) (1,177,2 (1,156,9 | 12,206 (1,144,7

(loss) for the year 13) 76) 70)

Transactions with

owners, recognised

directly in equity

Transactions with non- - 6,674 - - - - 17,212 23,886 | (27,661 (3,775)

controlling interest )

without a change in

control (Note 5)

Change in consolidation - - - - 50,843 - 141 50,984 | (55,643 (4,659)

scope related to sale

Dividend distributed - | (54,054) - - - - - (54,054) - (54,054)

Share-based payments - - - - - - 756 756 - 756

Correction of errors -

IAS 8

IAS 8 Adjustment - - - - - - - - - -

Balance as at 146 | 1,844,7 573 24,803 | 315,74 | (123,334 927,684 | 2,990,38 | 703,09 | 3,693,47

31 December 2021 65 6 ) 3 4 7

The accompanying notes are an integral part of these consolidated financial statements.

Note 1 - Adler Group S.A.

Adler Group S.A. (the “Company” or “Adler Group” or “Group”) is a public limited liability company (société anonyme)
incorporated under Luxembourg law. The address of the Company’s registered office is 55 Allée Scheffer, 2520
Luxembourg, Grand Dutchy of Luxembourg.

The Company is specialised in and focused on the purchase, management and development of income producing
multi-family residential real estate. In addition to being accountable for the condition of its apartments and buildings,
Adler Group S.A. assumes responsibility for the tenants, its own employees and the surrounding environment. The
portfolio of Adler Group S.A. and its subsidiaries is situated in or on the outskirts of major urban areas with a
significant portion in Berlin. With the acquisition of Consus Real Estate AG, Adler Group provides an integrated
German residential platform that covers the entire real estate value chain, from acquisition of land, planning and
development of projects to property management and letting of residential units throughout Germany.

The consolidated financial statements of the Company as at 31 December 2022 and for the year then ended comprise
the Company and its subsidiaries (together referred to as the “Group”).

Note 2 - Basis of preparation

A. Statement of compliance

The consolidated financial statements as at and for the year ended 31 December 2022, have been prepared in
accordance with International Financial Reporting Standards (“IFRS") as adopted by the European Union (“EU").
The consolidated financial statements were authorised for issue by the Board of Directors on 25 April 2023.

B. Functional and presentation currency




These consolidated financial statements are presented in euro, which is the Group’s functional currency. All financial
information presented in euro ("EUR") has been rounded to the nearest thousand, unless otherwise indicated. Due to
rounding, the figures reported in tables and cross-references may deviate from their exact values as calculated.

C. Basis of measurement

The consolidated financial statements have been prepared under the historical cost convention, except, in particular,
investment properties, other financial assets, other financial liabilities and derivatives, which are measured at fair
value.

D. Operating cycle
The Group has the following operating cycles:
¢ holding and operating residential and commercial units: the operating cycle is one year;

e sale of units as a separate condominium: the operating cycle is up to three years;

e sales from development projects: the operating cycle is up to three years.

As a result, current assets and current liabilities also include items, the realisation of which is intended and anticipated
to take place within the operating cycle of these operations of up to three years.

E. The coronavirus pandemic and
its impact on the Group

Following the outbreak of the coronavirus in December 2019 there has been a decline in economic activity in many
regions of the world including Germany. In response to the risks of the pandemic for the health system and in order
to protect particularly vulnerable individuals, the government took numerous measures to limit the spread of the virus
with serious negative effects on the economic development of the Federal Republic of Germany. The year 2022 was
characterised by a gradual withdrawal of those measures.However, persistent supply chain disruptions continue to
lead to shortages of raw materials and other inputs and subsequent price increases.

The Group's risks and exposures relating to the

coronavirus pandemic

The Group may be exposed to risks from a deterioration in the solvency of commercial and private tenants. Risks for
the Group’s development projects arise from disruptions in global supply chains causing further delays in the
construction progress and price increases for building materials.

Specific effects of the coronavirus on the Group’s

operating results

The Group is continuously assessing the impact of the pandemic on its business, on the measurement of all of its
assets and liabilities and on its ability to generate positive results from forward and upfront sales of development
projects. The values of investment properties, projects, financial assets and financial liabilities as at 31 December
2022 as disclosed in these consolidated financial statements reflect the economic conditions in existence at that date.
Disruptions in global supply chains burdened the Group’s construction activity and had a negative impact on the
profitability and value of the Group’s development assets.

Albeit severely affected by the pandemic, the development of the profitability and value of the Group’s commercial
portfolio did not have a material impact on the Group’s financial performance.

The Group did not register a material impact of the pandemic on the profitability and value of its residential assets.

F. The Ukraine conflict and its impact on the Group

Following the invasion of Ukraine by the Russian Federation on 24 February 2022, the German government and the
European Union decided on a set of comprehensive economic sanctions against the Russian Federation with adverse
effects on domestic energy price levels. Whether and to what extent further sanctions will be adopted or whether the
conflict may intensify further cannot be assessed at present. All estimates and disclosures regarding the impact of the
Ukraine conflict reflect the information available as of the report publication date and may be subject to subsequent
changes.

The Group's risks and exposures relating to the

Ukraine conflict

In itself, energy price inflation does not have a significant impact on the profitability and value of the Group’s
residential portfolio, as the price increase is deemed to be generally rechargeable. The risk of tenants’ default is
addressed by appropriate valuation allowances on the Group’s receivables against tenants.

Risks for the Group’s development projects arise from further disruptions in global supply chains causing further
delays in the construction progress and price increases.



Market fluctuations and sanctions against investors from the Russian Federation make refinancing more difficult. As
per 17 April 2023 the Group made an arrangement with its bond holders that secure refinancing of the Group for the
upcoming years. That is why the risk of disruptions by the Ukraine crisis is relatively low.

Specific effects of the Ukraine crisis on the Group’s

operating results

The Group is continuously assessing the impact of the Ukraine conflict on profitability and value of its assets.

The value of investment properties, contract balances, inventories and financial assets and liabilities as at 31
December 2022 reflects the economic conditions in existence at that date.

G. Use of estimates, judgements and fair value measurement

In preparing these consolidated financial statements, management has made judgements, estimates and assumptions
that affect the application of the Group’s accounting policies and the reported amounts of assets, liabilities, income
and expenses. Actual results may differ from these estimates.

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to estimates are recognised
prospectively.

Judgements and use of estimates

Information about judgements, assumptions and estimation uncertainties made in applying accounting policies that
have the most significant effects on the amounts recognised in the consolidated financial statements is included in the
following notes:

¢ Note 5 — Regarding acquisitions of companies holding real estate assets (judgement)

When buying a company holding real estate assets (“Property Company”), the Group exercises judgement to
determine whether it is a business or a group of assets and liabilities, for the purpose of determining the accounting
treatment of the transaction. In determining whether a Property Company is a business, the Group examines, inter
alia, the nature of existing processes in the Property Company, including the extent and nature of management,
security, cleaning and maintenance services provided to tenants.

e Note 12 — Goodwill impairment testing (judgement)

The determination of the recoverable amount requires assumptions and estimates, especially on the future
development of profits and sustainable growth rates. Refer to Note 12.

¢ Note 6 — Regarding fair value measurement of investment properties (estimations)

The fair value of residential investment properties as at 31 December 2022 was mainly assessed by CBRE, an industry
specialist that has appropriate and recognised professional qualifications and up-to-date experience regarding the
location and category of the properties. The fair value of the investment properties under construction (project
development) was determined by the valuation expert NAI Apollo, an independent industry specialist that has
appropriate, recognised professional qualifications and up-to-date experience regarding the location and category of
the properties.

The valuation of the yielding investment properties includes assumptions regarding rent, growth in market rent,
vacancies, maintenance costs and discount/capitalisation rates. The investment properties under development are
measured according to the residual method including assumptions on the remaining construction and financing costs,
estimates on the future rental income as well as on the discount/capitalisation rates. Although these assumptions are
made to reflect the conditions present as of the valuation date as accurately as possible by using up to date and the
most relevant market data available, they are still subject to uncertainties. Market data, which the assumptions are
based on, may change and lead to either positive or negative value adjustments in the future, impacting the profit or
loss from changes in fair value of investment properties in the period that such a change in estimations occurs. In
addition, the investment properties under development are unique in terms of size, location, regulation and different
type of use. Therefore, there are no comparable transaction prices and more reliance is placed on the assumptions
specifically made for the property under development when applying the residual value approach.

¢ Note 8/3 — Control analysis

The Group exercises judgement in examining control over investees. For the purpose of this assessment, the Group
examines the structure and characteristics of the investee companies, the relevant activities and shareholder
agreements in these companies, as well as potential voting rights. In accordance with this examination, the Group
exercises discretion as to whether it has the current ability to direct relevant activities in the investees, whether its
rights in these companies are substantial and provide power over the investee and whether it has the ability to use its
power to affect the returns from its investment. Determining the existence of control may affect the consolidation of
the assets, liabilities and results of operations of the investee companies.

e Note 8/3 =Significant influence analysis



The Group exercises judgement in examining significant influence over investees. For the purpose of this assessment,
the Group examines its voting rights in the investee, whether it has board representation, the relative size and
dispersion of the holdings of other shareholders and the existence of potential voting rights that are currently
exercisable or convertible. In accordance with this examination, the Group exercises discretion as to whether it has
the power to participate in the financial and operating policy decisions of the investee. Determining the existence of
significant influence may lead to equity accounting regarding the investee’s assets, liabilities and results of operations.

e Note 19/20/21 — Regarding measurement of derivatives at fair value (estimation)

Stand-alone derivatives, which mainly consist of interest hedging instruments, are calculated by the financing bank
and checked by management. The risk that derivatives will not be appropriately valued exists, since the Group needs
to make judgements about the estimation of the credit risk used by the lending bank and about whether the bank
used the appropriate market observation for the other variables. New information may become available that causes
the Group to change its estimation, impacting the profit or loss from changes in fair value of derivatives in the period
that such a change in estimations occurs.
In some cases, bonds and loans issued by the Group contain embedded derivatives, which are measured at fair value
through profit or loss separately from their host contract. These embedded derivatives include the conversion option
in convertible bonds or termination options that allow the Group to repay the respective bonds before the actual due
date. These options are assessed using an option pricing model (binomial model). The main input factors in the
option price model used are expected volatility and risk-free interest rate, which mainly represent unobservable
inputs.

e Note 24 — Uncertain tax positions (judgements)

The extent of the certainty that the Group’s tax positions will be accepted (uncertain tax positions) and the risk of it
incurring any additional tax and interest expenses. This is based on an analysis of a humber of matters including
interpretations of tax laws and the Group’s past experience. New information may become available that causes the
Group to change its judgement, resulting in recognition of additional income tax expense in the period that such a
change in judgement occurs.

e Note 24 — Regarding the utilisation of losses carried forward (estimations)

Deferred tax assets are recognised in respect of tax losses carried forward when there is a high probability that there
will be taxable profits against which losses carried forward can be utilised in the future. This assessment relies on
estimates and assumptions and may involve a series of judgements about future events. New information may
become available that causes the Group to change its estimation regarding the utilisation of existing tax assets; any
such changes to deferred tax assets will impact tax income/expense in the period that such a change in estimate
occurs.

e Note 25 — Revenue recognition

Both income from real estate inventories disposed of as well as income from property development underlie
significant estimates and management judgements.

Income from property development results from forward sales and strongly relies on the project calculation in order
to measure project progress as well as projected revenues. The project calculation is subject to management
estimates and assumptions. The Group uses the cost-to-cost method to determine the project development at each
balance sheet date. Therefore, the incurred costs are compared with the total project costs concerning the actual
business plan. The margin of each project is calculated also on a project-by-project basis taking into account the price
agreed in the forward sale agreement for each real estate inventory. The price agreed in the forward sale agreement
is generally subject to future uncertainties, such as guaranteed letting rates or price adjustment mechanisms, and is
taken into account with the most probable outcome. Since the price adjustment mechanisms mainly take into account
letting targets, the achievement of which appears largely certain in the current market environment, future reductions
in sales revenues are highly unlikely.

Similarly, income from real estate inventory disposed of underlies management estimates and assumptions. Revenue
is measured at the transaction price agreed under the contract and might involve management estimates, e. g.,
amount and timing of contingent consideration and variable components. Management assesses the respective
probabilities of the possible scenarios at each balance sheet date. In addition, judgements may be required in case of
disposals via share deals to determine when the transfer of control has occurred using the respective standards (e.g.,
IFRS 15/IFRS 10).

e Note 25 — Regarding principle versus agent considerations (judgement)

The Group provides ancillary services to tenants, mainly utilities, which it re-charges to the tenants. The Group uses
judgement when it examines whether it acts as a principal or as an agent in providing the services to tenants. The



Group examines the indicators in IFRS 15, mainly whether it is primarily responsible for fulfilling the promise to
perform the specific services (i.e., assumed the non-performance risk associated with such services). For the ancillary
services, the Group determined that it is primarily responsible for fulling the promise to perform the services, in
particular due to the non-performance and inventory risk assumed by the Company. Therefore, the Group acts as a
principle in relation to promised ancillary services and recognises revenue in the gross amount of consideration.
Determination of fair values and net realisable value

Preparation of the financial statements requires the Group to determine the fair value of certain assets and liabilities.
Further information about the assumptions that were used to determine fair value is included in the following notes:

¢ Note 6, investment properties;
e Note 17, Non-current assets and liabilities held for sale and

e Note 32, Financial instruments

Inventories are measured at the lower of cost and net realisable value. The latter is determined by estimating the
selling price in the ordinary course of business less the estimated costs of completion and sale (residual approach).
The remaining construction expenses as well as the future selling prices are key inputs when determining the net
realisable value. Although these assumptions are made to reflect the conditions present as of the valuation date as
accurately as possible by using the most up-to-date and relevant market data available, they are still subject to
uncertainties. Market data on which the assumptions are based may change and lead to write-down impacting the
profit or loss in the period when such a change in estimations occurs. In addition, inventories are mostly unique in
terms of size, location, regulation and potential use. Therefore, there are no comparable transaction prices and more
reliance is placed on the assumptions specifically made for the property when determining the net realisable value.
When assessing the recoverability in regard to outstanding balances from the property asset disposals, for which
collaterals are in place, the determination of the fair value of the collateral underlies management judgements and
estimations as outlined above.

When measuring the fair value of an asset or liability, the Group uses observable market data as far as possible. Fair
values are categorised into different levels in a fair value hierarchy based on the inputs used in the valuation
techniques as follows:

e Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities.

e Level 2: inputs other than quoted prices included in Level 1 that are observable for the asset or liability,
either directly or indirectly.

e Level 3: inputs for the asset or liability that are not based on observable market data (unobservable inputs).

H. Initial application of new standards, amendments to standards and
interpretations

The following new or amended standards and interpretations became mandatory for the first time in 2022 and have
been applied:

Standard/Interpretation Title IASB effective date?) | Effective date of initial

application in the EUY
Amend. IFRS 3 References to the conceptual framework 1 Jan 2022 1 Jan 2022
Amend. IAS 16 Proceeds prior to the intended use 1 Jan 2022 1 Jan 2022
Amend. IAS 37 Onerous contracts and contract cost 1 Jan 2022 1 Jan 2022
Annual improvements (2018-2020) Amend. to IFRS 1, IFRS 9, IAS 41 and IFRS 16 1 Jan 2022 1 Jan 2022

1) For financial years beginning on or after that date

Amendment IFRS 3, IAS 16 and IAS 37

The amendment to IAS 37 ,Provisions, Contingent Liabilities and Contingent Assets" includes a clarification on the
definition of settlement costs. The costs used to identify onerous contracts include both direct and indirect cost to the
extent that those indirect cost are incremental to the contract.

The amendment to IFRS 3 ,Business Combinations" relates exclusively to an adjustment to the references made to




the framework.

The amendment to IAS 16 ,Property, Plant and Equipment" clarifies that costs and revenues from the production and
sale of items produced during the construction phase of an asset are to be recognised in profit or loss.

Annual improvements (2018-2020)

The annual improvements only include minor changes to IFRS 1, IFRS 9, IFRS 16 and IAS 41.

I. New standards and interpretations not yet applied

Application of the following standards, interpretations and amendments was not mandatory for the 2022 financial
year and the Group did not choose to apply them in advance. After a preliminary assessment, the Group does not
expect material impacts on the financial statements. The respective changes and their mandatory dates of
implementation are outlined in the table below:

Relevant new standards, interpretations and amendments Endorsement Effective date
to existing standards and interpretations status in the for Group
EU
Amendments to standards
IAS 1 Presentation of Financial Statements and IFRS Practice statement endorsed on 3 1 Jan 2023
2: Disclosure of Accounting policies March 2022
IAS 1 Presentation of Financial Statements: Classification of Liabilities as pending open
Current or Non-current
IAS 8 Accounting policies, Changes in Accounting Estimates and Errors: endorsed on 3 1 Jan 2023
Definition of Accounting Estimates March 2022
IAS 12 Income Taxes: Deferred tax related to Assets and Liabilities arising endorsed on 11 1 Jan 2023
from a Single Transaction August 2022
IFRS 16 Lease liabilities in a Sale and Leaseback pending 1 Jan 2024
IFRS 17 Insurance contracts: Initial Application of IFRS 17 and IFRS 9 — endorsed on 8 1 Jan 2023
Comparative Information September 2022
New Standards
IFRS 17 Insurance contracts endorsed on 23 1 Jan 2023
Nov 2021

I. Uncertainties on the continuation as a going concern

The Company’s operational earnings power is generally sufficient to cover ongoing expenses, including the interest
incurred. However, it is not sufficient to repay outstanding bonds or other debt financing. Throughout 2022, certain
financial covenants limited the Group’s ability to incur new debt and refinance upcoming maturities.

In 2022, the Group was faced with a critical liquidity position and upcoming debt maturities, for example with ADLER
Real Estate AG’s senior unsecured notes. If ADLER Real Estate AG (e.g.) failed to meet the upcoming maturities in
2023, creditors under several financing arrangements would have been entitled by cross-default provisions to
terminate those financing arrangements and declare the relevant debts immediately due and payable. Such non-
consensual and uncoordinated acceleration of outstanding debt would have risked significant value destruction, as the
Group would have been unable to satisfy these material accelerated debt obligations given its liquidity position and
inability to sell assets at the necessary speed and price. As a result, in this scenario, the directors of the debtor
entities would have had a statutory duty to file those relevant Group companies into bankruptcy or insolvency
proceedings.

Due to the above risks, the Group proposed a Restructuring Plan aimed to facilitate a successful implementation of
amendments to the senior unsecured notes and complete a wider financial Restructuring of the Group.

On 12 April 2023, the Restructuring Plan was sanctioned by the High Court of Justice of England and Wales. Pursuant
to the Restructuring Plan, the senior unsecured notes were amended to provide, among other things:




e 2.75% coupons increase until 31 July 2025; after which time, the coupons revert to their respective prior
levels;

e extension of the maturity date of AGPS BondCo PLC’s EUR 400,000,000 1.500% unsecured notes due 2024
from 26 July 2024 until 31 July 2025;

e amendments restricting the incurrence of certain indebtedness by the Group, subject to certain carve-outs
such as allowing the Group to incur EUR 937,500,000 of new financing via four term loan facilities (“New
Money Funding”) and refinance certain existing indebtedness;

¢ amendments to the reporting covenants that temporarily alleviate the reporting obligations placed on the
Group; and

¢ amendments to certain other restrictive covenants to support the new capital structure and liquidity position
of the Group.

The Restructuring Plan and related amendments provide the liquidity needed to manage the Group’s upcoming debt
maturities, stabilise its business operations and hence, continue as a going concern.

Note 3 — Basis of consolidation

Consolidation methods

The consolidated financial statements comprise the Company and the subsidiaries it controls. The Group controls an
entity when it is exposed to, or has rights to, variable returns from its involvement with the entity and has the ability
to affect those returns through its power over the entity. The financial statements of subsidiaries are included in the
consolidated financial statements from the date on which control commences until the date on which control ceases.
In addition to the Company, 515 subsidiaries (2021: 568) have been included in these consolidated financial
statements.

When buying a company holding real estate assets (“Property Company”), the Group exercises judgement to
determine whether it is the purchase of a business or a group of assets and liabilities, for the purpose of determining
the accounting treatment of the transaction. In determining whether a Property Company is a business, the Group
examines, inter alia, the nature of existing processes in the Property Company, including the extent and nature of
management, security, cleaning and maintenance services provided to tenants. In transactions in which the acquired
company is a business, the transaction is accounted for as a business combination according to IFRS 3.

However, in transactions in which the acquired Property Company is not a business, the acquisition cost, including
transaction costs, is allocated in proportion to the identified assets and liabilities acquired, based on their relative fair
values at the acquisition date. In this case, neither goodwill nor deferred taxes on the temporary difference existing at
the date of acquisition are recognised.

Intra-Group balances and transactions, and any unrealised income and expenses arising from intra-Group
transactions, are eliminated. Unrealised losses are eliminated in the same way as unrealised gains but only to the
extent that there is no evidence of impairment.

Non-controlling interests comprise the equity of a subsidiary that cannot be attributed, directly or indirectly, to the
Company. Profit or loss and any part of other comprehensive income are allocated to the owners of the Company and
the non-controlling interests.

For changes in the consolidation scope without loss of control (such as increase/decrease in the percentage held in
the investee), the Group adjusts the carrying amounts of the controlling and non-controlling interests to reflect the
changes in the relative interests in the subsidiaries according to IFRS 10.B96. The resulting gains or losses are
presented within owner’s equity.

A put option granted by the Group to non-controlling interests that is settled in cash or another financial instrument is
recognised as a liability at the present value of the exercise price. In subsequent periods, changes in the value of the
liability and dividends distributed to non-controlling interests in respect of put options are recognised in equity. The
Group's share of a subsidiary’s profits includes the share of the non-controlling interests to which the Group granted a
put option, also when the non-controlling interests have access to the returns arising from the interests in the
investee company.

Note 4 - Significant accounting policies

A. Investment properties

Investment property is property held to earn rental income or for capital appreciation or both and is not owner-
occupied or held for sale in the ordinary course of business.

Investment property is initially measured at cost, including transaction costs. In subsequent periods, investment
property is measured at fair value, and changes in fair value are recognised in the statement of profit and loss.



Gains and losses on the disposal of investment property are determined by comparing the net proceeds from the
disposal with the asset’s carrying amount (the fair value of the investment property as at the disposal date). The
gains and losses on the disposal of investment properties is recognised when the significant risks and rewards of
ownership have been transferred to the buyer, provided that the Group has no further substantial acts to complete
under the contract.

In certain circumstances the Group may decide to change the use of existing buildings that are rented out and
classified as investment property into trading properties; the Group then begins the process of converting such
buildings. When the conversion is completed, the necessary approvals are received and the marketing of the
apartments begins, the aforesaid buildings are reclassified from investment properties to trading properties. The cost
of trading properties is determined according to the fair value at the time of the change in use.

Projects to develop real estate with a view to be used as part of the Group's yielding portfolio (build-to-hold) are
classified as investment property. Projects to develop real estate with a view to sale (build-to-sell) are classified as
inventories. Such classification is made at the commencement of project development or the date when a real estate
development project is acquired from third parties.

In certain cirumstances, the Group changes its asset management strategy for real estate development projects from
»build-to-hold" to ,build-to-sell*. A change in management’s intentions for the use of a property in itself, however,
does not provide sufficient evidence for a transfer of a project from investment property to inventories.
Reclassification is made only when the Group actually ceases to develop a project as build-to-hold and commences
development of a distinct project as build-to-sell. That is why the presentation of investment properties in the
consolidated financial statements may differ from the assets management strategy laid out in other means of investor
communication.

The Group presents advances in respect of investment properties as non-current assets and does not include them as
part of the investment properties. In subsequent periods, when the transactions are completed, the advances are
reclassified to investment properties.

B. Investments accounted under the

equity method

Investments over which the Group exerts significant influence — generally as a result of shareholdings between

20% and 50% - are basically measured using the at-equity method. For investments requiring measurement using
the equity method, the acquisition cost is increased or decreased each year by the changes in equity attributable to
the Group.

Gains and losses from transactions between Group companies and associates are eliminated based on the Group’s
share in the associates. Gains and losses from transactions between associates are not eliminated.

C. Lease accounting (IFRS 16)
Leases in which the Group is the lessee
The Group has lease agreements with respect to the following items:

1. Leasehold contracts for land (leaseholds);

2. Leases for office space, garages and storage
space (property);

3. Leases for cars and commercial vehicles (vehicles);

4, Leases for hardware and heating equipment

(hardware and contracting).
Information regarding material lease agreements

e Leasehold contracts have terms of up to 200 years. The lessee has no renewal or purchase options. Some of
the leasehold payments are index-linked. The right-of-use assets arising from leasehold contracts meet the
definition of the investment properties and are accounted for using IAS 40.

e The Group leases office space, garages and storage space. These leases typically do not have a fixed term
and can be terminated by the contracting parties observing a defined notice period. In assessing the term of
such leases, the Group assumed that the respective leases will remain in effect for five years, unless there
were specific indications of shorter use. Some leases provide for additional lease payments based on
changes in local price indexes.

e The Group enters into lease agreements for cars and commercial vehicles which typically have a term of
three to four years. Typically there are no renewal or purchase options, or such options are not exercised.

e The Group leases hardware and heating equipment (contracting). The terms for leases for hardware are
typically between four and five years. Typically there are no renewal or purchase options, or such options



are not exercised. In the context of contracting agreements, the leases for heating equipment will gradually
expire by 2031 at the latest and will not be renewed.

On the inception date of the lease, the Group determines whether the arrangement is a lease or contains a lease,
while examining if it conveys the right to control the use of an identified asset for a period of time in exchange for
consideration. In its assessment of whether an arrangement conveys the right to control the use of an identified
asset, the Group assesses whether it has the following two rights throughout the lease term:
(1) The right to obtain substantially all the economic benefits from use of the identified asset; and
(2) The right to direct the identified asset’s use.
The Group has chosen to apply the following expedients:
e Apply the practical expedient regarding the recognition and measurement of leases where the underlying
asset has a low value. These leases continue to be recognised in profit or loss over the term using the
straight-line method;

e Apply the practical expedient regarding the recognition and measurement of short-term leases that end
within 12 months from the date of commencement.

The leases with low value underlying assets typically relate to office equipment, emergency call devices in lifts, smoke
alarms, heating and water meters.

For all lease contracts that meet the definition of leases according to IFRS 16, the Company recognises lease liabilities
equal to the present value of the future lease payments, discounted using the term-specific incremental borrowing
rate. Correspondingly, right-of-use assets are recognised in the amount of the lease liabilities, plus any advance
payments or any initial direct costs.

Periods resulting from extension or termination options granted on a unilateral basis are assessed on a case-by-case
basis and are only taken into account if their use is sufficiently probable - for example, due to financial incentives.
The Group reports right-of-use assets that do not meet the definition of investment property in its statement of
financial position separately. Accordingly, the current and non-current portion of lease liabilities are presented
separately in the statement of financial position. Right-of-use assets to investment property (leaseholds) measured at
fair value in accordance with IAS 40 are likewise measured at fair value and reported under investment properties.
Leases in which the Group is the lessor

The Group leases investment properties and leaseholds to tenants. The Group classifies these leases as operating
leases as the lessee does not receive substantially all of the risks and rewards incidental to ownership. For the
residential properties, leases are generally subject to the three-month statutory term of notice.

The Group recognises operating lease payments as revenue on a straight-line basis over the lease term. The Group
charges the tenants for land tax and building insurance incurred. Land tax and building insurance do not transfer
goods and services to tenants and fall within the scope of IFRS 16 (see Note 31).

D. Inventories including acquired land
and buildings

Inventories are measured at the lower of cost and net realisable value. The net realisable value is the estimated
selling price in the ordinary course of business less the estimated costs of completion and sale. The cost of
inventories includes expenses incurred in acquiring the inventories (i.e., land and buildings) and related purchase
costs. The cost of inventories also includes a reasonable share of the indirect overheads based on normal production
capacity as well as attributable borrowing costs.

E. Restricted bank deposits

Restricted bank deposits consist of deposits in banks that the Group has pledged to secure banking facilities, deposits
received from tenants, and restricted proceeds from condominium sales. The Group cannot use these deposits freely
for operations. The basis of measurement of the restricted bank deposits is amortised cost.

F. Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, deposits in banks and short-term investments with an original
term of up to three months. The basis of measurement of the cash and cash equivalents is amortised cost.

G. Financial instruments

(1) Non-derivative financial assets
The Group initially recognises trade receivables and debt instruments issued on the date that they are created. All



other financial assets are recognised initially on the trade date at which the Group becomes a party to the contractual
provisions of the instrument. Except for items measured at fair value through profit or loss, a financial asset is initially
measured at fair value plus transaction costs that are directly attributable to the acquisition or issuance of the
financial asset. A trade receivable without a significant financing component is initially measured at the transaction
price. Receivables originating from contract assets are initially measured at the carrying amount of the contract assets
on the date classification was changed from contract asset to receivables.

Derecognition of financial assets

Financial assets are derecognised when the contractual rights of the Group to the cash flows from the asset expire, or
the Group transfers the rights to receive the contractual cash flows on the financial asset in a transaction in which
substantially all the risks and rewards of ownership of the financial asset are transferred. When the Group retains
substantially all of the risks and rewards of ownership of the financial asset, it continues to recognise the financial
asset.

Classification of financial assets into categories and the accounting treatment of each category

Financial assets are classified at initial recognition to one of the following measurement categories: amortised cost,
fair value through profit or loss or fair value through other comprehensive income.

Financial assets are not reclassified in subsequent periods unless, and only if, the Group changes its business model
for the management of financial debt assets, in which case the affected financial debt assets are reclassified at the
beginning of the period following the change in the business model.

A financial asset is measured at amortised cost (aac) if it meets both of the following conditions and is not designated
at fair value through profit or loss:

e Itis held within a business model, the objective of which is to hold assets so as to collect contractual cash
flows; and

e The contractual terms of the financial asset give rise to cash flows representing solely payments of principal
and interest on the principal amount outstanding on specified dates.

All financial assets not classified as measured at amortised cost as described above, as well as financial assets
designated at fair value through profit or loss, are measured at fair value through profit or loss (afvtpl).

The Group has balances of trade and other receivables, financial assets and deposits that are held within a business
model, the objective of which is to collect contractual cash flows. The contractual cash flows of these financial assets
represent solely payments of principal and interest, which reflects consideration for the time value of money and the
credit risk. Accordingly, these financial assets are measured at amortised cost.

Assessment whether cash flows are solely payments of principal and interest

For the purpose of assessing whether the cash flows are solely payments of principal and interest, “principal” is
defined as the fair value of the financial asset on initial recognition. “Interest” is defined as consideration for the time
value of money, for the credit risk associated with the principal amount outstanding during a particular period of time
and for other basic lending risks and costs, as well as a profit margin.

In assessing whether the contractual cash flows are solely payments of principal and interest, the Group considers the
contractual terms of the instrument. This includes assessing whether the financial asset contains a contractual term
that could change the timing or amount of contractual cash flows such that it would not meet this condition. In
making this assessment, the Group considers:

e contingent events that would change the timing or amount of the cash flows;

e terms that may change the stated interest rate, including variable interest; and

e terms that limit the Group’s claim to cash flows from specified assets (for example a non-recourse financial
asset).

Subsequent measurement and gains and losses

Financial assets at fair value through profit or loss (aafvPL)

If the contractual cash flows of the financial assets do not solely represent payments of principal and interest, they
are measured at fair value through profit or loss. Net gains and losses, including any interest income or dividend
income, are recognised in profit or loss (other than certain derivatives designated as hedging instruments).

Financial assets at amortised cost (aac)

These assets are subsequently measured at amortised cost using the effective interest method. The amortised cost is
reduced by impairment losses. Interest income, foreign exchange gains and losses and impairment are recognised in
profit or loss. Any gain or loss on derecognition is recognised in profit or loss.



Financial assets at fair value through other comprehensive income (aafvOCI)

These assets are subsequently measured at fair value. Net gains and losses, including any interest income or dividend
income, are recognised in other comprehensive income.

(2) Non-derivative financial liabilities

Non-derivative financial liabilities include bonds, loans and borrowings from banks and others, trade and other
payables.

The Group initially recognises financial liabilities on the trade date when the Group becomes a party to the contractual
provisions of the instrument. The Group derecognises a financial liability when its contractual obligations are
discharged or cancelled or expire.

Such financial liabilities are recognised initially at fair value less any directly attributable transaction costs. Subsequent
to initial recognition, these financial liabilities are measured at amortised cost using the effective interest method
(flac).

An exchange of debt instruments having substantially different terms between an existing borrower and lender is
accounted for as an extinguishment of the original financial liability and the recognition of a new financial liability at
fair value. In such cases, the entire difference between the amortised cost of the original financial liability and the fair
value of the new financial liability is recognised in profit or loss as financing income or expense.

The terms are substantially different if the discounted present value of the cash flows according to the new terms
(including any commissions paid, less any commissions received and discounted using the original effective interest
rate) is different by at least ten percent from the discounted present value of the remaining cash flows of the original
financial liability. In addition to the aforesaid quantitative criterion, the Group also examines qualitative factors, inter
alia, whether there have also been changes in various economic parameters inherent in the exchanged debt
instruments.

(3) Share capital — ordinary shares

Ordinary shares are classified as equity. Incremental costs directly attributable to the issue of ordinary shares are
recognised as a deduction from equity, net of any tax effects.

Incremental costs directly attributable to an expected issuance of an instrument that will be classified as an equity
instrument are recognised as an asset in deferred expenses in the statement of financial position. The costs are
deducted from the equity upon the initial recognition of the equity instruments, or recognised in profit or loss as
finance expense if the issuance is no longer expected to take place.

(4) Derivative financial instruments, including hedge accounting

The Group enters into contracts for derivative financial instruments such as interest rate swaps (SWAP) to hedge risks
associated with variable interest rate bank loans. The Group holds the derivatives as an economic hedge without
designating them for a hedge relationship. The stand-alone derivatives are measured at fair value through profit and
loss (lafv).

Recycling of cash flow hedge reserve to profit and loss

For the hedge relationships the amount recognised in the other comprehensive income is transferred to profit or loss
in the same period as the hedged cash flows affect profit or loss under the same line item as the hedged item in the
statement of profit or loss.

(5) Hybrid financial instruments (convertible bond)

Liabilities that are convertible into shares at the option of the holder, including a cash settlement option in favour of
the Group, are a hybrid instrument (combined) that is fully presented as a financial liability. The instrument is split
into two components for measurement purposes: a liability component without a conversion feature that is measured
at amortised cost according to the effective interest method, and a conversion option that is an embedded derivative
and is measured at fair value at each reporting date.

Separable embedded derivatives that do not serve hedging purposes

Embedded derivatives are separated from the host contract and accounted for separately if the host contract is not a
financial asset. Embedded derivatives are separated from the host contract and accounted for separately if:

(a) the economic characteristics and risks of the host contract and the embedded derivative are not closely related;
(b) a separate instrument with the same terms as the embedded derivative would meet the definition of a derivative;
and

(c) the combined instrument is not measured at fair value through profit or loss.

Changes in the fair value of separable embedded derivatives are recognised in profit or loss, as financing income or
expense.

H. Impairment



(1) Non-derivative financial assets

Financial assets

The Group recognises allowances for expected credit losses in respect of financial assets at amortised cost.

Under the general approach, the deterioration or improvement of the credit quality of a finanical asset is reflected in
three different measurement stages.

Stage 1 (12-month expected credit loss): to be applied to all items from their date of initial recognition unless there
has been a significant deteriotation in credit quality;

Stage 2 (lifetime expected credit loss - not credit impaired): to be applied where the credit risk of a financial asset or
a group of financial instruments has increased significantly;

Stage 3 (lifetime expected credit loss - credit impaired): to be applied where there is objective evidence of
impairment.

The Group has elected to measure the provision for expected credit losses in respect of trade receivables and contract
assets, which comprise a very large number of small balances, at an amount equal to the full lifetime credit losses of
the instrument (simplified approach). The Group uses a credit loss matrix when calculating expected credit losses in
respect of trade receivables from tenants and contract assets. The matrix is based on historical default rates and
takes into account future expectations.

For other receivables, the expected credit losses are individually estimated taking into account the credit quality and
credit enhancements in place.

When determining whether the credit risk of a financial asset has increased significantly since initial recognition, and
when estimating expected credit losses, the Group considers reasonable and supportable information that is relevant
and available with no undue cost or effort. Such information includes quantitative and qualitative information, and an
analysis based on the Group’s past experience and informed credit assessment, and it includes forward looking
information.

The Group assumes that the credit risk of a financial asset has increased significantly since initial recognition when
contractual payments are past due for more than 30 days unless there is reasonable and supportable information
available to demonstrate that the credit risk has not increased significantly since initial recognition.

The Group considers a financial asset to be in default when:

e the borrower is unlikely to pay its credit obligations to the Group in full; or
e the contractual payments of the financial asset are past due for more than 180 days.

Lifetime expected credit losses are expected credit losses that result from all possible default events over the
expected life of the financial asset. The maximum period considered when assessing expected credit losses is the
maximum contractual period over which the Group is exposed to credit risk.

Measurement of expected crediit losses

Expected credit losses are a probability-weighted estimate of credit losses. Credit losses are measured as the nominal
value of the cash flows due to the Group in accordance with the contract and the cash flows that the Group expects
to receive.

Credit-impaired financial assets

At each reporting date, the Group assesses whether financial assets carried at amortised cost are credit-impaired. A
financial asset is credit-impaired when one or more events that have a detrimental impact on the estimated future
cash flows of the financial asset have occurred.

Evidence that a financial asset is credit-impaired includes a breach of contract such as a default or payments being
past due.

Presentation of provision for expected crediit losses in the statement of financial position

Provisions for expected credit losses of financial assets measured at amortised cost are deducted from the gross
carrying amount of the financial assets.

Write-off

The gross carrying amount of a financial asset is written off when the Group does not have reasonable expectations
of recovering a financial asset in its entirety or a portion thereof. This is usually the case when the Group determines
that the debtor does not have assets or sources of income that may generate sufficient cash flows for paying the
amounts being written off. However, financial assets that are written off could still be subject to enforcement
activities in order to comply with the Group’s procedures for recovery of amounts due. Write-off constitutes a
derecognition event.

(2) Non-financial assets

At each reporting date, the Group reviews the carrying amounts of its non-financial assets (other than investment
properties, trading properties and deferred tax assets) to determine whether there is any indication of impairment.
The next step involves estimating the recoverable amount of the group of cash-generating units (CGU). This
corresponds to either the fair value less costs of sale or the value in use, whichever is higher. Determining the value
in use includes adjustments and estimates regarding the forecast and discounting of the future cash flows. Although



the management believes that the assumptions used to determine the recoverable amount are appropriate, any
unforeseeable changes in these assumptions could result in impairment losses, with a detrimental impact on the net
assets, financial position and results of operations. If any such indication exists, then the asset’s recoverable amount
is estimated.

Goodwill is tested annually for impairment. For the purpose of goodwill impairment testing, goodwill acquired in a
business combination is allocated to the respective CGUs that are largely independent of the cash inflows of other
assets and are expected to benefit from the synergies of the business combination. Each unit or group of units to
which the goodwill is so allocated represents the lowest level within the Group at which the goodwill is monitored for
internal management purposes and is not larger than an operating segment. The value in use is derived from the
estimated future free cash flows. These are based on the ten-year detailed planning phases specific to the cash-
generating units and perpetual annuities for the subsequent period. The detailed planning phases and perpetual
annuities include both contractually agreed development projects and new development projects planned with
standard expected margins reflecting sustainable business development. Both the agreed property projects and the
planned inventory projects consider experience from previous years and management forecasts for the development
of the property market.

I. Provisions

Provisions are recognised in other payables when the Group has a present, legal or constructive obligation as a result
of a past event that can be estimated reliably and it is probable that it will require an outflow of resources embodying
economic benefits to settle the obligation.

The Group recognises indemnification as an asset if, and only if, it is virtually certain that the indemnification will be
received if the Group will settle the obligation. The amount recognised for the indemnification does not exceed the
amount of the provision. Provisions are measured on the basis of discounted expected future cash flows.

J. Employee benefits

Share-based payment transactions

The grant-date fair value of equity-settled share-based payment awards granted to employees is recognised as an
expense, with a corresponding increase in equity, over the vesting period of the awards. The amount recognised as
an expense is adjusted to reflect the number of awards for which the related service and non-market performance
conditions are expected to be met, such that the amount ultimately recognised is based on the number of awards
that meet the related service and non-market performance conditions at the vesting date.

For share-based payment awards with market performance vesting conditions, the grant-date fair value of the share-
based payment awards is measured to reflect such conditions, and therefore the Group recognises an expense in
respect of the awards whether or not the conditions have been met.

Share-based payment arrangements in which equity instruments are granted by the parent company to the
employees of the Group are recognised in the reserve from transactions with the controlling shareholder. Share-based
payment arrangements in which the Company’s equity instruments are granted are recognised in the retained
earnings.

K. Revenue recognition

Revenue from contracts with customers

In addition to rental income which represents a major source of income within scope of IFRS 16, the Group also
generates revenue from a number of contracts with customers which fall in the scope of IFRS 15 Revenue from
Contracts with Customers. The Group recognises revenue when the customer obtains control over the promised
goods or services. The revenue is measured according to the amount of the consideration to which the Group expects
to be entitled in exchange for the goods or services promised to the customer, other than amounts collected for third
parties.

The Group’s key sources of revenue under IFRS 15 include:

e revenue from charged costs of utilities and facility services;

e revenue from sale of trading properties (condominiums);
e revenue from property development;

e revenue from real estate inventories disposed of.

Revenue from charged costs of utilities and facility services

The Group provides ancillary services to tenants, mainly utilities such as heating, cold water, draining, street cleaning,
gardening, which it recharges the tenants. Each promised service is accounted for as a single performance obligation.
The performance obligation is satisfied over time in accordance with IFRS 15.3, because the tenant simultaneously
receives and consumes the benefits while they are rendered by Group and the Group’s performance does not create



an asset with alternative use whereby the Group has an enforceable right to payment for performance completed to
date. Revenue from the rendering of these services is recognised by reference to the stage of completion at the end
of the reporting period. Under this method, revenues are recognised in the accounting periods in which the services
are rendered. The tenants perform advance payments in relation to ancillary services which are due monthly and are
payable immediately. The liabilities from advance payments of ancillary services are reported net with contract assets
from the services completed to date. Depending on the balance, the net amount is presented either as accrued
receivables under trade receivables or as contract liabilities under trade payables.

Revenue from sale of trading properties (condominiums)

The Group enters into contracts with customers to sell trading properties. The promised goods and services identified
in the contract mainly include condominiums. The promised transfer of ownership of the trading properties is
accounted for as a single performance obligation which is satisfied at the point in time when the control is transferred
to the customer, which is generally expected to be when legal title is transferred. The customer contract specifies a
fixed or a determinable amount as consideration and an immediate payment term whereby the transfer of control and
payment occur simultaneously. Revenue from the sale of trading properties is measured at the fair value of the
consideration.

Revenue from property development

The Group enters into forward sale contracts, i.e., the sale of properties before their completion with institutional or
individual customers. The Group differentiates between two different types of development projects for which
revenue is recognised over time: forward sales of development projects to institutional investors and the forward sale
of apartments primarily to individuals.

Forward sales of development projects to institutional investors are separated into two material performance
obligations, one involving the sale of land and the other representing the development work performed. Whereas the
development work is accounted for over time on a percentage of completion basis, revenue for the sale of the land is
recognised at the point in time when the customer obtains control over the land, typically at the end of the forward
sale. For the accounting of forward sales of apartments to individuals only one performance obligation is assumed.
The agreed total revenue from the contract is allocated to the performance obligations for land and development in
accordance with the relative stand-alone selling prices. The relative stand-alone selling prices are estimated by using
the standard land values for the land performance obligation, taking into account the gross floor area plus capitalised
interest up to the date of conclusion of the forward sales contract, and for the development performance obligation
the remaining costs of the project plan thereafter plus the margin or a minimum margin planned. Revenue for the
land performance obligation is recognised at the point in time when the title passes and revenue for the performance
obligation development project is recognised over time.

For the accounting of forward sales of apartments to individuals only one performance obligation is assumed, namely
the development of the respective apartment. Similarly, the development work is accounted for over time on a
percentage of completion basis.

Upon conclusion of a forward sales contract, the Group begins to recognise revenue from property development over
a certain period of time, provided that planning permission had already been granted at the time the contract was
concluded. If planning permission is granted after the contract has been signed, the period-related revenue
recognition does not commence until the building permit ("Baugenehmigung”) is granted, as the forward sales
customer usually has the right to withdraw from the contract before the building permit is granted.

Revenue recognised over time is calculated using the “Percentage of Completion” method, which determines the
stage of completion of the development project on the basis of the costs incurred in relation to the expected total
costs. Revenue over the period is determined according to the stage of completion of the development project, which
is calculated on the basis of the costs incurred in relation to the expected total costs. In the Group’s opinion, this
method is the most reliable way of estimating the stage of completion of a project because potential cost overruns
are immediately identified and taken into account. If the contract revenue cannot be reliably estimated, it is
recognised without a margin in the amount of the contract costs incurred. If contract losses are expected, appropriate
provisions are recognised in the statement of profit or loss, so that the contract loss is fully recognised before the
completion of the contract.

The timing of revenue recognition, invoicing and cash collections results in billed accounts receivables, unbilled
receivables (contract assets) and customer advances (contract liabilities) in the Statement of Financial Position. In the
Group's development activities, amounts are billed as work progresses in accordance with agreed-upon contractual
term, either at periodic intervals or upon achievement of sub-works (“baurechtliche Gewerke”). The completion of
these sub-works is usually confirmed by external experts or the customers itself. Generally, billing occurs subsequent
to revenue recognition resulting in contract assets. However, the Group sometimes receives advances from its
customers before revenue is recognised, resulting in contract liabilities. These assets and liabilities are reported in the
Consolidated Statement of Financial Position on a contract-by-contract basis at the end of each reporting period.
Based on the expected date of advance payment by the customer, which is presented net after offset with relating
gross contract amount on contract basis, the Group considers contract assets which are realised within a period of
one year from the reporting date as current, whereas contract assets which are realised after more than one year are
classified as non-current.



The outstanding performance obligations from the customer contracts relate to the completion of the construction of
the buildings and usually do not include any obligations of the Group concerning returns or similar obligations and
only includes the statutory warranties.

Revenue from real estate inventories disposed of

Occasionally, the Group enters into contracts with customers to sell development projects in current state (up-front
sales). Revenue from the sale is recognised when the control has been transferred to the customer; this is usually the
case when transferring ownership rights, benefits and obligations arising from properties. It is required that there are
contractual arrangements with enforceable rights and obligations and that it is likely that the consideration specified
will be received. The contracts in question include the transfer of one or multiple development projects in current
state as performance obligation with a fixed or determinable consideration and a specific point-in-time where the
transfer of control takes place. This is generally when the legal title to the property is transferred. The consideration
is usually deposited on notary accounts and paid to the Group when the control has been transferred.

The Group has elected to make use of the following practical expedients:

e The Group applies the practical expedient regarding the consideration of material financing components,
according to which the consideration does not have be adjusted for the effects of financing if it is expected
at the time of conclusion of the contract that the period between the receipt of the consideration and the
time of realisation of the sale will not exceed one year, IFRS 15.63;

e The Group applies the practical expedient to recognise the incremental costs of obtaining a contract as an
expense when incurred if the amortisation period of the asset that the Group otherwise would have
recognised is one year or less, IFRS 15.94;

e As a practical expedient, the Group does not disclose the information about its remaining performance
obligations if the performance obligation is part of a contract that has an original expected duration of one
year or less, IFRS 15.121;

e The Group applies the practical expedient in IFRS 15.121 and does not disclose information about the
remaining performance obligations for contracts in which the Group has a right to consideration from tenants
in an amount that corresponds directly with the value to the tenant of the Group’s performance completed to
date.

L. Finance income and costs

Finance income comprises interest income on funds invested including changes in the fair value of financial assets or
liabilities at fair value through profit or loss and gains on hedging instruments that are recognised in profit or loss.
Interest income is recognised as it accrues in profit or loss, using the effective interest method.

Finance costs comprise interest expense on borrowings, changes in the fair value of financial assets or liabilities at fair
value through profit or loss, impairment losses recognised on financial assets, losses from refinance and losses on
hedging instruments that are recognised in profit or loss. All borrowing costs are recognised in profit or loss using the
effective interest method.

In the statements of cash flows, interest received is presented as part of cash flows from investing activities. Interest
paid and dividends paid are presented as part of cash flows from financing activities.

M. Taxation

Income tax on the profit or loss for the year comprises current and deferred tax.

Current tax is the expected tax payable (or receivable) on the taxable income for the year, using tax rates enacted or
substantively enacted at the reporting date. Current taxes also include taxes in respect of prior years and any tax
arising from dividends.

To the extent applicable, uncertainties of tax treatments are adequately reflected as provisions and presented as
income tax liabilties.

Deferred tax is recognised in respect of temporary differences between the carrying amounts of assets and liabilities
for financial reporting purposes and the amounts used for taxation purposes. Deferred taxes are not recognised for
the following taxable temporary differences:

e the initial recognition of goodwill;

o the initial recognition of assets and liabilities in a transaction that is not a business combination and that
affects neither accounting nor taxable profit or loss; and



e differences relating to investments in subsidiaries, to the extent that the Group is able to control the timing
of the reversal of the temporary difference and it is probable that they will not reverse in the foreseeable
future, either by way of selling the investment or by way of distributing dividends in respect of the
investment.

The measurement of deferred tax reflects the tax consequences that would follow the manner in which the Group
expects, at the end of the reporting period, to recover or settle the carrying amount of its assets and liabilities. For
investment property that is measured at fair value, there is a rebuttable presumption that the carrying amount of the
investment property will be recovered through sale. Deferred tax is measured at the tax rates that are expected to be
applied to temporary differences when they reverse, based on the laws that have been enacted or substantively
enacted by the reporting date.

A deferred tax asset is recognised for unused tax losses, tax benefits and deductible temporary differences, to the
extent that it is probable that future taxable profits will be available against which they can be utilised. Deferred tax
assets are reviewed at each reporting date and are reduced to the extent that it is no longer probable that the related
tax benefit will be realised.

Deferred tax assets and liabilities are offset only on entity level or within tax groups.

Current and deferred tax is charged or credited in profit or loss, except when it relates to items charged or credited
directly to other comprehensive income or equity, in which case the deferred tax is recognised in other
comprehensive income or equity, respectively.

N. Earnings per share

The Group presents basic and diluted earnings per share (EPS) data for its ordinary shares. Basic EPS is calculated by
dividing the profit or loss attributable to ordinary shareholders of the Company by the weighted average number of
ordinary shares outstanding during the year. Diluted EPS is determined by adjusting the profit or loss attributable to
ordinary shareholders of the Company and the weighted average number of ordinary shares outstanding, for the
effects of all dilutive potential ordinary shares, which comprise options granted to employees.

0. Non-current assets (liabilities) and disposal groups held for sale

Non-current assets (or groups of assets and liabilities for disposal) are classified as held for sale or distribution if it is
highly probable that they will be recovered primarily through a sale transaction or a distribution to the owners and not
through continuing use. This applies also when the Company is obligated to a sale plan that involves losing control
over a subsidiary, whether or not the Company will retain any post-sale non-controlling interests in the subsidiary.
Immediately before classification as held for sale or distribution, the assets (or components of a disposal group) are
re-measured in accordance with the Group’s accounting policies. Thereafter, the assets (or components of a disposal
group) are measured at the lower of their carrying amount and fair value less cost to sell.

Any impairment loss on a disposal group is initially allocated to goodwill, and then to the remaining assets and
liabilities on a pro rata basis, except when no loss is allocated to assets that are not in the scope of the measurement
requirements of IFRS 5 such as: inventories, financial assets, deferred tax assets, employee benefit assets,
investment property measured at fair value (IAS 40), which are continued to be measured in accordance with the
applicable IFRSs and Group’s accounting policies.

In subsequent periods, depreciable assets classified as held for sale or distribution are not periodically depreciated,
and investments in associates classified as held for sale are not accounted for by the equity method.

According to the Group’s accounting policy, investment properties are accounted for as non-current assets held for
sale when notarised purchase contracts have been signed or declaration of intent to purchase has been signed by
both parties as of the reporting date but transfer of the title did not yet take place on the balance sheet date. Initially
they are recognised at the contractually agreed selling price and subsequently at fair value less costs to sell, if the
latter is lower.

Note 5 - Acquisitions and other changes in the consolidation scope

In 2022, 27 companies (2021: 17 companies) were deconsolidated. 7 companies (2021: 4 companies)
were merged with others, no companies (2021: 1 company) were liquidated.

A. Deconsolidation of subsidiaries

On 30 December 2022, BCP - a subsidiary of Adler - completed the sale of a portfolio of 2,400 residential units
located in the city of Leipzig to Tristan Capital Partners LLP, London for a preliminary purchase price of

EUR 126,101 thousand. The transaction has been structured as a share deal, where 89.8% of the shares of BCRE
Leipzig Wohnen Nord B.V., BCRE Leipzig Wohnen Ost B.V. and BCRE Leipzig Wohnen West B.V. have been sold while
10.2% of the shares have been retained as minority interest.



In EUR thousand 31 Dec 2022
Preliminary purchase price 126,101
Net assets
Investment properties 216,142
Trade receivables 436
Other current assets 5
Cash and cash equivalents 2,451
Assets total 219,034
Deferred tax liabilities 23,919
Financial liabilities due to bank 63,968
Trade payables 1,798
Other current liabilities 163
Liabilities total 89,848
Result from deconsolidation (3,085)

The result from deconsolidation was recognised in other expenses. The deconsolidation led to a decrease in cash and

cash equivalents of EUR 2,451 thousand. The assets and liabilities of the entities have been previously presented as

part of the disposal group BCP (see Note 17) among non-current assets and liabilities held for sale.

With effect from 30 June 2022, the Group sold a portfolio of 1,200 residential and commercial units to Waypoint

Holdings S.a r.l. The sale was structured as a share deal, where Adler Group sold its shares and received a repayment

of shareholder loans for 24 entities. The Group received total proceeds of EUR 249,339 thousand (EUR 191,295

thereof for the net assets and EUR 62.724 thousand as a repayment of shareholder loans), EUR 4,404 thousand of

these proceeds being received in February 2023, when the financial statements of the sold entities were finalised. The

shares in the property companies were directly held by Yona Investment GmbH & Co. KG, Berlin, Yanshuf Investment

GmbH & Co. KG, Berlin, Joysun 1 B.V. Netherlands, Joysun 2 B.V. Netherlands, in which Adler Group holds 60.0%

with remaining shares held by non-controlling shareholders.

The transaction led to the deconsolidation of the following entities (all seated in Berlin): Joysun NestorstraBe

Grundstiicks GmbH, Joysun RubenstraBe Grundstiicks GmbH, Yona Stettiner StraBe Grundstlicks GmbH, Yona

SchulstraBe Grundstiicks GmbH, Yona OtawistraBe Grundstiicks GmbH, Yona StromstraBe Grundstiicks GmbH, Yona

GutenbergstraBe Grundstiicks GmbH, Yona Kameruner StraBe Grundstiicks GmbH, Yona Shichauweg Grundstiicks

GmbH, Yona Alt-Tempelhof Grundstiicks GmbH, Yona Gruberzeile Grundstiicks GmbH, Yona SchloBstraBe

Grundstiicks GmbH, Yona Lindauer Allee Grundstiicks GmbH, Yona NogatstraBe Grundstiicks GmbH, Yona

BotzowstraBe 55 Grundstlicks GmbH, Yona HerbststraBe Grundstlicks GmbH, Yona Danziger StraBe Grundstticks

GmbH, Yona SchonstraBe Grundstiicks GmbH, Yanshuf KaiserstraBe Grundstiicks GmbH, Yanshuf Binzstraf3e

Grundstiicks GmbH, Yanshuf AntonienstraBe Grundstiicks GmbH, Yanshuf SeestraBe Grundstliicks GmbH, Yanshuf

HermannstraBe Grundstiicks GmbH, Yanshuf Schmidt-Ott-StraBe Grundstiicks GmbH.
In EUR thousand 31 Dec 2022
Preliminary purchase price 244,935
- thereof for the repayment of shareholder loans 62,674
- thereof for the acquisition of the net assets 182,261
Net assets




Property, plant and equipment
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Investment properties 244,203
Trade receivables 249
Income tax receivables 2,485
Other current assets 135
Cash and cash equivalents 1,737
Assets total 248,824
Deferred tax liabilities 20,641
Other non-current liabilities 1,616
Trade payables 575
Other current liabilities 62,627
Liabilities total 85,459
Result from deconsolidation 18,896

The result from deconsolidation was recognised in other income. The deconsolidation led to a decrease in cash and
cash equivalents of EUR 1,737 thousand.

In the fourth quarter of 2021, Adler, a 97% subsidiary of Adler Group, entered into a share purchase agreement with
a subsidiary of LEG IMMOBILIEN SE (“LEG"), to dispose of 15,500 residential and commercial units. On 29 December
2021, the transaction was effectively completed due to transfer of control to the buyer. The properties were
predominantly located in small and medium-sized towns in northern Germany. The sale was structured as a share
deal including the entire shares in 13 entities (AFP II Germany GmbH, HKA Grundstiicksverwaltungsgesellschaft mbH
& Co. KG, HKA Verwaltungsgesellschaft mbH, Relda 38. Wohnen GmbH, Relda 45. Wohnen GmbH, Resident Baltic
GmbH, Westgrund Immobilien GmbH, Westgrund Immobilien VIII. GmbH, Westgrund Wolfsburg GmbH, WBG Jade
mbH, Zweite REO Real Estate Opportunities GmbH, Westgrund Niedersachsen Nord GmbH and Westgrund
Niedersachsen Siid GmbH). Due to the loss of control, net assets of EUR 548,838 thousand (of which EUR 1,227,323
thousand) had been deconsolidated as of 31 December 2021. Based on the preliminary purchase price of EUR 689.6
million, the deconsolidation of the entities resulted in a gain on deconsolidation of EUR 123,209 thousand which had
been presented in other income. The deconsolidation led to a decrease in cash and cash equivalents of EUR 47,686
thousand.

As part of a share deal, TPL Erlangen S.a r.l. (total assets of EUR 12,784 thousand and total liabilities of EUR 11,748
thousand) has been deconsolidated with effect from 28 February 2021.

Magnus Achte Immobilienbesitz und Verwaltungs GmbH was deconsolidated on 1 April 2021 as part of another share
deal. Based on the preliminary purchase price, the disposal of the company resulted in a loss on deconsolidation of
EUR 334 thousand which is presented under other operating expenses.

On 11 February 2021, Consus, a subsidiary of Adler Group, transferred control of a portfolio of non-core assets to an
institutional investor for a consideration of about EUR 218,700 thousand. The transaction was structured as a share
deal including 21 subsidiaries (Grundstiicksgesellschaft TCR 1 mbH, Billerwerder Neuer Deich GmbH, Neulander
Quarree GmbH, Cologneo II GmbH & Co. KG, Cologneo IV GmbH & Co. KG, SG Einkaufs-GbR Peschl-Areal, SG Peschl
Areal 1 UG, SG Peschl Areal 2 UG, SG Peschl Areal 3 UG, SG Peschl Areal 4 UG, SG Peschl Areal 5 UG, SG Peschl Areal
6 UG, Consus Einkaufs-GbR Glockengut, SG Glockengut 1 UG, SG Glockengut 2 UG, SG Glockengut 3 UG, SG
Glockengut 4 UG, SG Glockengut 5 UG, SG Glockengut 6 UG, SG Glockengut 7 UG ). The transaction resulted in a loss
on deconsolidation of circa EUR 34,800 thousand which had been presented among other expenses.

In 2021, Adler Lux S.a r.I and Brack European Ingatlankezel6 Kft., Budapest, Hungary, had been removed from the
consolidated group without material impact on the consolidated financial statements of the Group.

B. Additions to the scope of consolidated entities

With purchase agreements dated 6 July 2022, Westgrund I. Halle Verschmelzungs GmbH, RELDA 39. Wohnen
Verschmelzungs GmbH and Spree Zweite Ost V GmbH were acquired from FORIS Griindungs GmbH. These entities




have not executed any business before. The acquisition, therefore, did not have an material impact on the Group's
consolidated financial statements.
On 23 December 2022, AGPS BondC PLC, was incorporated in London with Adler Group S.A. as the sole shareholder.

C. Changes in the consolidation scope without loss of control

The following transactions did not result in a loss of control. The Group adjusted the carrying amounts of the
controlling and non-controlling interests to reflect the changes in the relative interests in the subsidiaries.

In the course of a sale of residential properties to KKR & Co. Inc. (see note 17), a significant number of the Groups'
subsidiaries sold their entire asset portfolio. The Group subsequently repurchased the shares of the minority
shareholders in those subsidiaries for a total price of EUR 39,425 thousand. EUR 21,155 thousand of the purchase
price was settled by offsetting against receivables against minority shareholders. The remainder was paid in cash. The
transaction resulted in a decrease in minority interest by EUR 36,683 thousand. EUR 3,389 thousand have been
recognised in retained earnings.

As per 1 July 2022, Taurecon increased its shareholding in 7 subsidiaries to 10.1% for a purchase price of EUR 9,830
thousand. The transaction resulted in an increase in minority interest by EUR 9,962 thousand. The remainder was
recognised as a decrease in retained earnings.

On 29 December 2022, the Group acquired the outstanding shares of Joysun 1 B.V. , Joysun 2 B.V., Songbird 1 Aps,
Songbird 2 Aps from the minority shareholder. The purchase price amounted to EUR 50,438 thousand. The
transaction led to a decrease in minority interest by EUR 60,936 thousand. The remainder was recognised as an
increase in retained earnings.

In addition, the Group increased its majority holding in Adler from approximately 96.7% to 96.9% for a purchase
price of EUR 1,483 thousand.

In 2021, Adler Group S.A. increased its stake in Adler RE from approximately 93.9% to 96.7% through a debt-to-
equity swap. In the course of this transaction, Adler Group S.A. acquired 35,107,487 additional Adler shares against a
contribution in kind of about EUR 478,000 thousand. The resulting net gain of about EUR 24,900 thousand was
recognised in share premium.

In addition, the Company increased its majority holding in Consus from approximately 94.0% to 96.9%. The resulting
net loss of about EUR 17,600 thousand was recognised in share premium.

According to share purchase agreement with LEG IMMOBILIEN SE dated 1 December 2021, Adler RE, a 96.7%
subsidiary of the Group, decreased its stake in Brack Capital N.V. (BCP) from approximately 69.8% to 62.8%. The
transaction resulted in an increase in minority interest by EUR 57,788 thousand. The resulting net gain of EUR 17,212
thousand had been recognised in retained earnings.

At the annual general meeting on 9 June 2021, the majority shareholder of Westgrund Aktiengesellschaft (Adler RE)
decided on a squeeze-out of the minority shareholders. The squeeze-out led to a decrease of minority interest by EUR
32,258 thousand. The resulting net gain of EUR 2,237 thousand was recognised in retained earnings.

D. Other changes

In 2022, Energy AcquiCo I GmbH was merged with Magnus zweite Immobilienbesitz und Verwaltungs GmbH, WER 1.
Wohnungsgesellschaft Erfurt Rieth mbH with Magnus Neunzehnte Immobilienbesitz und Verwaltungs GmbH, WER 2.
Wohnungsgesellschaft Erfurt Rieth mbH with Magnus Zwanzigste Immobilienbesitz und Verwaltungs GmbH, RELDA
39. Wohnen GmbH with RELDA 39. Wohnen Verschmelzungs GmbH, Westgrund Verschmelzungs GmbH together with
Westgrund I. Halle GmbH, Spree Zweite Beteiligung Ost GmbH with Spree Zweite Ost V GmbH and Magnus Fiinfte
Immobilienbesitz und Verwaltungs GmbH with Magnus Elfte Immobilienbesitz und Verwaltungs GmbH. These mergers
did not have material impact on the consolidated financial statements of the Group.

In 2021, MBG Dallgow GmbH & Co. KG was merged to Miinchener Baugesellschaft mbH, MUBAU Real Estate GmbH
was merged into Adler RE, MBG Beteiligungsgesellschaft mbH & Co. KG was merged into MBG Wohnbau
Verwaltungsgesellschaft mbH and the same subsequently into Miinchener Wohnbau GmbH without material impact
on the Group’s consolidated financial statements.

On 19 October 2021, Adler and the former acquirer signed an agreement to rescind from a share deal concluded on
the sale of 75.0% of the shares in Glasmacherviertel GmbH & Co. KG on 22 September 2019 / 26 December 2019.
Glasmacherviertel GmbH & Co. KG had since been accounted for as an associate. Adler did not treat that recission as
a business combination (i.e., according to IFRS 3) but as a withdrawal from a contract (i.e., according to IFRS 15). As
a result, the Group re-aquired net assets at an amount of EUR 220,938 thousand (thereof investment properties at an
amount of EUR 396,638 thousand, deferred tax liabilities at an amount of EUR 32,009 thousand and interest-bearing
loans liabilities at an amount of EUR 147,500 thousand). Due to delays in the approval of zoning plans in connection
with the project and adverse developments in market conditions (see Note 2E on the impacts of the coronavirus
pandemic and Note 2F on the impacts of the Ukraine crisis) an impairment of EUR 126,638 thousand had to be



recorded on the project with a corresponding reversal of deferred tax liabilities at an amount of EUR 20,072
thousand. Since 31 December 2021, the project is presented as a disposal group together with all other assets and
liabilities of Brack Capital Partners N.V. (see Note 16)

Prior year’s acquisitions

In 2021 Consus, a subsidiary of Adler Group sold its subsidiary Artists Living Frankfurt Com GmbH & Co.
KG to Ajos RE 1 GmbH. In the first half of 2021, Consus and Ajos RE 1 GmbH agreed upon the
repurchase of the entity as per 30 June 2021 for a purchase price of 1 EUR. The reacquisition did not
constitute a business combination. As a result, the transaction was presented as an asset deal. When
allocating the purchase price to the assets and liabilities, the project (presented under inventories) was
assigned with an initial value of about EUR 66,000 thousand. As the residual value of the project turned
out to fall below the initial value, an impairment of circa EUR 12,300 thousand had to be considered.
Thus, inventories by way of acquiring assets were added in an amount of about EUR 53,700 thousand.

Note 6 - Investment properties
investment properties - residential / commercial

In EUR thousand 2022 2021
Balance as at 1 January 5,566,469 8,396,307
Additions by way of acquiring assets 13,863 127,864
Capital expenditure 72,836 145,880
Transfer from investment properties to assets of disposal groups classified as held for sale (22,694) (2,431,716)
Other reclassifications 93 (3,600)
Disposal of investment properties (457,886) (1,292,538)
Fair value adjustments (389,880) 624,272
Changes of investment properties presented as part of a disposal group among long-term assets held for sale 409,370 -
Balance as at 31 December 5,192,171 5,566,469
Investment properties - project developments
In EUR thousand 2022 2021
Balance as at 1 January 1,547,390 1,712,581
Additions by way of acquiring assets - 42,508
Transfer due to consolidation of at equity investments - 270,000
Capital expenditure 71,364 121,204
Disposal of investment properties (11,000) -
Disposal of subsidiaries (41,000) -
Transfer to investment properties from inventories - 97,735
Transfer from investment properties to assets of disposal groups classified as held for sale (64,700) (491,108)
Other reclassifications 7,234 3,600




Fair value adjustments(™ (349,670) (209,130)
Changes of investment properties presented as part of a disposal group among long-term assets held for sale (7,495) -
Balance as at 31 December 1,152,123 1,547,390

(*) Changes in fair value of investment properties in consolidated statement of profit or loss include the revaluation loss from projects presented among assets
held for sale in the amount EUR 22.3 million.

According to the Group’s fair value valuation policies, investment properties generally undergo a detailed valuation as at
30 June and 31 December of each year unless the Group identified material changes in the value of these properties at an
earlier date.

Interest expenses capitalised in the investment properties under development amount to EUR 62,127 thousand
(2021: EUR 24,481 thousand).

The fair value of the residential investment properties as at 31 December 2022 was mainly determined by CBRE, an
independent industry specialist that has appropriate, recognised professional qualification and up-to-date
experience regarding the location and category of the respective properties. The fair value of the investment
properties under construction (project developments) was determined by the valuation expert NAI Apollo, an
independent industry specialist with appropriate, recognised professional qualifications and up-to-date experience
regarding the location and category of the respective properties.

The fair value measurement for all investment properties has been categorised as Level 3 fair value due to prevailing
use of unobservable inputs to the adopted valuation method.

The Group's residential investment properties are valued using the discounted cash flow (DCF) method. Under the
DCF method, the expected future income and costs of the properties are forecast over a period of 10 years and
discounted to the date of valuation. The income mainly comprises expected rental income (current in-place rent,
market rents as well as their development) taking vacancy losses into account. For investment properties under
construction (project developments), which will be held in the long term to generate gross rental income and capital
appreciation after completion, the residual value method is applied. This approach is common to calculate the value
of real estate developments in planning stage or still under construction. The approach is a deductive method to
derive the market value of an undeveloped project according to its construction / development progress and
represents the amount a market participant would be willing to pay for the property (land). The approach is based on
the assumption that the market value of an ongoing project can be derived from an indicative market value less the
anticipated costs for the realisation of the project (e.g., construction or marketing costs).

A combination of global inflationary pressure, higher interest rates, the recent geopolitical events in Ukraine and the
ongoing impact of the coronavirus (“Covid-19”) has heightened the potential for greater disruptions in property
markets over the short-to-medium term. According to CBRE, property markets are still mostly functioning, with
transaction volumes and other relevant evidence at levels where enough market evidence exists upon which to base
opinions of value.

Based on the above, for certain major German cities, the overall fair values at portfolio level as at 31 December 2022
are stable.

A negative fair value adjustment of EUR 389,879 thousand (2021: EUR +624,272 thousand) was recognised for the
residential portfolio. Adler RE contributed with a fair value adjustment of EUR -297,458 thousand (2021: EUR 225,207
thousand).

The commercial portfolio in the amount of EUR 49,100 thousand which stems from Brack Capital Properties B.V.
(BCP), has been reclassified as held for sale in 2021 (see Note 17).

During the reporting period, the development projects were impacted as follows:

Parkhaus Hamburg (EUR 17,500 thousand) was transferred from “investment property” to “assets held for sale” as of
31 December 2022. The deal closing took place in January 2023.

A development portfolio in the amount of EUR 386,300 thousand is part of the BCP disposal group and has been
presented as assets held for sale in 2021 (see Note 17).

A negative fair value adjustment of EUR 349,671 thousand (2021: EUR 209,130 thousand) was recognised for the
development projects in 2022. Consus contributed with a negative value adjustment of EUR 337,300 thousand (2021:
EUR 184,900 thousand). The main reasons for the negative fair value adjustments were increased finance and
construction costs, and reduced market values after completion.

EUR 4,271,926 thousand (31 December 2021: EUR 4,565,680 thousand) of the investment properties are
encumbered with restrictions on realisability.

Valuation technique and significant unobservable inputs

Due to the significant disposals of the investment properties and reclassification of disposal groups including
investment properties as held for sale (IFRS 5), the residential investment properties are more predominantly




concentrated on Berlin.

The following tables give an overview of the main valuation parameters and valuations results for each regional

cluster as well as the change compared to the prior year:
A. Investment properties - residential

Location
Balance as at 31 Dec 2022 Berlin Duisburg | Diisseldo Dortmu Other Total
rf nd
Value (EUR/m2) 3,806.83 1,335.30 3,339 | 1,840.08 1,394 3,516
Average residential in-place rent 8.87 5.80 8.57 6.39 5.82 8.51
CBRE market rent (EUR/m?2) 9.77 6.25 10.35 7.15 6.74 9.39
Multiplier (current rent) 36.27 19.27 32.6 23.98 19.5 34.17
Multiplier (CBRE market rent) 30.13 17.54 27.1 20.84 16.2 28.57
Discount rate (%) 4.31 5.04 4.33 4.56 4.97 4.39
Capitalisation interest rate (%) 2.37 3.56 2.60 3.08 3.68 2.52
Market rental growth (%) 2.38 1.72 2.1 1.72 1.5 2.09
Vacancy rate (%) 0.52 2.04 1.0 1.55 2.3 0.71
Fair value (EUR thousand) 4,486,885 352,478 91,936 30,700 | 220,490 5,182,489
The following table gives an overview of the main valuation parameters and valuations for the prior year:
Location
Balance as at 31 Dec 2021 Berlin Duisburg | Diisseldo Dortmu Other Total
f nd
Value (EUR/m?2) 3,880 1,312 3,341 1,809 1,381 3,594
Average residential in-place rent 8.71 5.70 8.74 6.35 5.84 8.39
CBRE market rent (EUR/m2) 9.70 6.16 10.07 7.05 6.56 9.33
Multiplier (current rent) 37.6 19.1 32.7 234 19.6 35.5
Multiplier (CBRE market rent) 31.0 17.5 27.9 20.8 16.5 29.4
Discount rate (%) 4.22 5.12 4.00 4.62 4.98 4.31
Capitalisation interest rate (%) 2.29 3.64 2.52 3.14 3.70 2.44
Market rental growth (%) 24 1.7 1.7 1.7 1.5 2.8
Vacancy rate (%) 0.5 2.0 1.0 1.6 2.3 0.7
Fair value (EUR thousand) 4,871,499 346,882 91,998 30,290 | 225,800 5,566,469

B. Investment properties - commercial

As at 31 December 2021, commercial properties amounting to EUR 49,100 thousand were included in the disposal

group held for sale according to IFRS 5 (see Note 17).

C. Investment properties - project development (under construction)




Valuation parameters for investment properties under construction 31 Dec 2022 31 Dec 2021
Market rent, weighted average (EUR) 14.86 14.51
Project development costs (EUR/m2) 3,750 3,583
Capitalisation interest rate, weighted average (in %) 3.77 2.89

It is noted that according to the methodology applied in the valuations, the estimated cash flow for the first ten years
are capitalised based on the discount rate basis. Cash flows effective from the eleventh year onwards are capitalised

based on the cap rate basis.
Sensitivity analysis

The main value drivers influenced by the market are the market rents and their development, current rent increases,

the vacancy rate and interest rates. The effect of possible fluctuations in these parameters is shown separately for
each parameter and group in the following table. Interactions between the parameters are possible but cannot be

quantified due to the complexity of the interrelationships:
Investment properties — residential

Valuation parameters Change in In EUR Change in

parameters thousand values %
Average new letting rent (EUR/m?2) 10% 352,442 6.80
Vacancy rate (%) 1% (67,304) (1.30)
Discount and capitalisation rate (%) 25bps (490,165) (9.46)

Investment properties - project development (under construction)

Sensitivity Market rent Capitalisation rate Construction costs
Change in parameters (10%) 10% (0.25%) 0.25% (10%) 10%
Change of fair value (EUR thousand) (241,100 240,800 209,000 (171,600 218,300 (218,600
) ) )
The following table gives an overview of the sensitivity analysis for the prior year:
Investment properties — residential
Valuation parameters Change in In EUR Change in
parameters thousand values %
Average new letting rent (EUR/m?2) 10% 362,633 6.62
Vacancy rate (%) 1% (70,735) (1.29)
Discount and capitalisation rate (%) 25bps (531,275) (9.70)
Investment properties - commercial
Sensitivity Discount and rate Void month Market rent
cap
Change in parameters 0.25% (0.25%) 3 3) 5.0% (5.0%)
Change of fair value (EUR thousand) (3,080) 3,510 (710) 810 3,320 (3,120)

Investment properties - project development (under construction)

Sensitivity

Market rent

Capitalisation rate

Construction costs




Change in parameters (10%) 10% (0.25%) 0.25% (10%)

10%

Change of fair value (EUR thousand) (349,800 | 350,000 | 368,100 | (306,300 | 309,200 | (308,900
) ) )

Assuming all other variables remain constant, a negative change in the parameters at the same percentage would

have a similar impact on the value, although in the opposite direction.

D. Amounts that were recognised in the consolidated statement of profit or loss
In EUR thousand 2022 2021
Rental income from investment property 244,506 346,188
Direct operating expenses arising from investment property that generated rental income during the period (38,717) (54,792)
Total 205,789 291,396

Note 7 - Investments in financial instruments

Investments in financial instruments principally relate to non-controlling interests in property companies disposed of

in prior periods (in each case 10.1%) following the disposal of the shares. The instruments (31 December 2022:

EUR 18.911 thousand, 31 December 2021: EUR 18,927 thousand) are measured at fair value through profit or loss.

Note 8 — Investments accounted under the equity method

The Investments accounted under the equity method include three (31 December 2021: three) associates and three

(31 December 2021: three) joint ventures. The group has invested in two further joint ventures, which are not

presented among investments accounted under the equity method due to immateriality. Instead, those investments

are presented among other long-term financial investments and measured at fair value through profit and loss.

Investments accounted under the equity method developed as follows:
In EUR thousand 2022 2021
Balance as at 1 January 32,395 84,816
Share in profit and losses (at equity result) 208 758
Impairments (7,824) (1,436)
Transfer to consolidated entities - (51,743)
Transfer from / to non-current assets held for sale (IFRS 5) 751 -
Balance as at 31 December 25,530 32,395

Investments in associates

The investments in associates relate to ACCENTRO Real Estate AG (ACCENTRO), AB Immobilien B.V. (AB Immobilien)
and Caesar JV Immobilienbesitz und Verwaltungs GmbH (Caesar).

ACCENTRO is a listed corporation and engages in the trading (purchase and sale) of residential properties and
individual flats as well as the brokerage business in the context of residential property privatisation. Adler holds
4.78%




(31 December 2021: 4.78%) of ACCENTRO's shares. Nevertheless, due to the possibility of exercising significant
influence through a member of the Supervisory Board, the company is included in the consolidated financial

statements as an associate and accounted under the equity method.
The carrying amount of the investment in ACCENTRO developed as follows:

In EUR thousand 2022 2021
Balance as at 1 January 10,466 11,557
Additions arising from business combination - -
Share in profit and loss (at equity result) 32 345
Impairments (7,056) (1,436)
Balance as at 31 December 3,442 10,466
The tables below represent the combined financial information of ACCENTRO based on the last published IFRS
consolidated financial statements:

Assets (in EUR thousand) 30 Sep 2022 31 Dec 2021
Non-current assets 455,095 427,705
of which goodwill 17,776 17,776
Current assets 433,145 485,761
of which inventories 241,366 300,597
of which cash and cash equivalents 121,746 121,502
Long-term assets held for sale - 16,000
Equity and liabilities (in EUR thousand) 30 Sep 2022 31 Dec 2021
Equity 252,552 260,637
Non-current liabilities 18,751 508,796
of which financial liabilities to banks 74,675 148,248
of which liabilities from bonds 99,350 346,701
Current liabilities 4,448,175 160,032
of which financial liabilities to banks 141,518 104,672
of which liabilities from bonds 252,562 6,655
Profit or loss (in EUR thousand) 1 Jan - 30 Sep 1 Jan - 31 Dec

2022 2021
Earnings from sale of inventories 33,818 47,791
Earnings from property lettings 118 7,018
Earnings from services 29 1,946
EBIT (Earnings before interest and tax) 9,565 45,165




EBT (Earnings before tax) (4,610) 20,597
Consolidated net profit (7,078) 13,127
Cash flows (in EUR thousand) 1 Jan - 30 Sep 1 Jan - 31 Dec
2022 2021

Cash flow from operating activities 70 100
Cash flow from investing activities (12) (85)
Cash flow from financing activities (56) 50
Change in cash and cash equivalents 1 64

On 30 November 2017, Adler sold most of its shares in ACCENTRO to a third party. A gross amount of EUR 60,512

thousand (31 December 2021: EUR 58,592 thousand) of the purchase price for the sale (including unpaid interest) is

yet to be paid by the acquirer. More information on this receivable is provided in note 32.A.

As per 31 December 2022, the contribution of AB Immobilien and Caesar to the financial position, comprehensive

income and cashflow is no longer material for the consolidated financial statements of the Group. The carrying

amounts and the share of profit and other comprehensive income of these entities are outlined in aggregate below:
In EUR thousand 31 Dec 2022 31 Dec 2021
Carrying amount of shares in non-significant investees consolidated at equity - -
Share in profit or loss of the investee - (3,908)

Due to a binding purchasing agreement Caesar had been presented among non-current assets held for sale, as per

31 December 2021. In 2022, Caesar has been reclassified to investments accounted for under the equity method, as

the potential aquirers did not exercise their right to purchase and Adler subsequently has given up the plan to sell. In

2022, Adler has fully impaired the investment in Caesar due to unfavourable business prospects.

Adler has receivables against AB Immobilien at a gross amount (including unpaid interest) of EUR 17,628 thousand

(31 December 2021: 34,346 thousand) and against Caesar at a gross amount (including unpaid interest) of EUR

28,204 thousand (31 December 2021: EUR 27,802 thousand). Further information on these receivables is provided in

note 32A.

Investments in joint ventures

The investments in joint ventures relate to MAP Liegenschaften GmbH (MAP), Adler Real Estate Assekuranzmakler

GmbH & Co. KG (Adler Assekuranz) and Brack Capital (Chemnitz) B.V. (BCP Chemnitz).

The business purpose of MAP is the purchase and sale, development and construction of real estate. The Group holds

an interest of 75.0% in MAP. Due to the structure of the shareholders’ agreement, MAP is not controlled by the

Group, but accounted under the equity method. The carrying amount of the investment in MAP developed as follows:
In EUR thousand 2022 2021
Balance as at 1 January 21,848 21,178
Additions arising from business combination - -
Share in profit and loss (at equity result) 175 670
Balance as at 31 December 22,023 21,848

The tables below represent the combined financial information of MAP (according to German GAAP):
Assets (in EUR thousand) 31 Dec 2022 31 Dec 2021




Non-current assets -

Current assets 27,383 23,820
Equity and liabilities (in EUR thousand) 31 Dec 2022 31 Dec 2021
Equity (5,059) -
Non-current liabilities - -
Current liabilities 32,442 23,820
Profit or loss and Cash flows (in EUR thousand) 2022 2021
EBIT (Earnings before interest and tax) 76 306
Net profit (1,185) (829)
Cash flow from operating activities (133) (1,897)
Cash flow from financing activities (338) 1,545
Change in cash and cash equivalents (471) (352)

As per 31 December 2022, the contribution of Adler Assekuranz and BCP Chemnitz to the financial position,

comprehensive income and cashflow is not material for the consolidated financial statements of the Group. The

carrying amounts and the share of profit and other comprehensive income of these entities are presented in

aggregate below:
In EUR thousand 31 Dec 2022 31 Dec 2021
Carrying amount of shares in non-significant investees consolidated at equity 46 81
Share in profit or loss of the investee 17 (258)

Note 9 - Property, plant and equipment

Property, plant and equipment (principally fixtures and fittings) developed as follows:
In EUR thousand 2022 2021
Carrying amount as of 1 January 30,028 36,663
Transfer to investment property - (56)
Additions (+) 5,566 3,926
Depreciation current period (-) (3,813) (5,444)
Impairment loss (115) -
Discontinuance of consolidation (14 -
Disposals (6,671) (5,061)
Balance at 31 December 24,981 30,028




Note 10 - Other financial assets

In EUR thousand 2022 2021
Loans to non-controlling shareholders 153,750 48,772
Investments in debt securities 12,723 22,885
Miscellaneous other financial assets 2,488 1,406
Balance at 31 December 168,961 73,063

In March 2022, Adler Group agreed on a debt restructuring with two major non-controlling shareholders (Taurecon
and Amelicaster). All receivables and loans against these shareholders have been combined under two loan
agreements at market interest rates. The loans mature on 30 September 2024 and are secured by share liens. The
loans include amounts formerly presented as receivables against non-controlling shareholders (other current
receivables and financial assets) and as loans to non-controlling shareholders (which were classified as financial
assets measured at fair value through profit and loss in the year-end consolidated financial statements of the prior
year). Part of the loan amount was off-set against payables due from the repurchase of minorities in the second
quarter of 2022.

Investments in debt securities refer to bonds issued by Aggregate Holdings S.A. The bonds are measured at fair value
through other comprehensive income. The decrease in value reflects the change in bond prices.

Note 11 - Restricted bank deposits

Restricted bank deposits are denominated in euro and they do not carry any interest. The total balance (current and
non-current) as at 31 December 2022 includes EUR 18,920 thousand of pledged bank deposits received from tenants
(31 December 2021: EUR 23,144 thousand), EUR 37,507 thousand pledged to secure banking facilities (31 December
2021: EUR 28,494 thousand) and EUR 21,458 thousand of restricted proceeds from condominium sales (31 December
2021: EUR 19,822 thousand).

Note 12 - Goodwill

As per 30 June 2022, the goodwill arising from the acquisition of Consus totalling EUR 91,400 thousand was tested
for impairment in accordance with the regulations of IAS 36. The impairment test was carried out based on the value
in use as recoverable amount of the cash-generating unit ("CGU"”) Consus, whereby the cash-generating unit is
characterised by the development of real estate projects for Consus’ own portfolio as well as the sale to third parties.
The value in use was derived from the estimated future free cash flows. The detailed planning is based on a ten-year
detailed planning phase (including a forecast for the six months period ended 31 December 2022) specific to the CGU
and a perpetual annuity for the subsequent period. The perpetual annuity takes into account a sustainable and
anticipated average level of future annual financial surpluses (terminal value) after the detailed planning phase. The
detailed planning period as well as the perpetual annuity include both contractually agreed development projects and
new development projects planned with standard expected margins reflecting a sustainable business development.
Regarding the projects for Consus’ own portfolio as well as for the sale to third parties, the business plan considers
the experience from previous years and management forecasts for the development of the property market. For the
terminal value a sustainable growth rate of 2.00% was applied. The discount rates for the property development
business and the rental business were derived separately. The beta factors for the two businesses were derived based
on specific peer groups. A risk-free rate of 1.25% and a market risk premium of 7.50% was assumed. The discount
rate before taxes is 8.21% (7.68% after tax) for the property development business and 4.78% (4.26% after tax) for
the rental business.

Based on the planned free cash flows and the discount rates as described above, the resulting goodwill impairment is
EUR 91,400 thousand. The impairment has been predominantly triggered by the following factors:

e higher construction costs for the contractually agreed projects in the current portfolio,




e lower sales prices for the upfront sales due to the current market environment,

e lower profitability for the other development projects (‘"ODPs’) due to higher construction cost and
uncertainty in the market,

e higher cost of capital due to the changed capital market environment.

The business plan for the CGU mainly includes the components current portfolio and other development projects
(ODPs). The current portfolio refers to the contractually agreed projects currently being developed by the CGU. ODPs
refer to new real estate projects. ODPs are planned with standard revenue, cost and margin assumptions. The
assumed gross development volume of EUR 600 million p.a. reflects a level of projects that can be developed in the
future and is based on the past performance of the CGU. The projects are planned to be sold as forward sales (FS).
Assumptions regarding the margins as well as the development and payment profile are based on management’s
experience.

Note 13 - Contract assets from development

Contract assets and liabilities mainly result from development contracts with customers. The timing of revenue
recognition, invoicing and cash collections results in billed accounts receivables, unbilled receivables (contract assets)
and customer advances (contract liabilities). In the Group’s development activities, amounts are billed as work in
progress in accordance with agreed-upon contractual terms, either at periodic intervals or upon achievement of
contractual milestones. Generally, billing occurs subsequent to revenue recognition resulting in contract assets.
However, the Group sometimes receives advances from its customers before revenue is recognised, resulting in
contract liabilities. These assets and liabilities are reported on a contract-by-contract basis at the end of each
reporting period. Changes in the contract asset and liability balances during the reporting period were not materially
impacted by other factors besides as laid out below.

In EUR thousand 31 Dec 2022 31 Dec 2021
Gross contract assets - non-current 22,087 12,510
Prepayments received on non-current contract balances - -
Net contract assets - non-current 22,087 12,510
Gross contract assets - current 192,911 196,430
Prepayments received on current contract balances (128,135) (126,703)
Net contract asset - current 64,775 69,727
Net contract liabilities - current (13,924) (36,109)

Contract assets have not been impaired for credit risks in accordance with IFRS 9. This is due to the fact that the

credit default risk of the contractual partners is relatively low. Furthermore, the value at-risk can be regarded as

relatively low due to collaterals.

The net contract assets related to development projects developed as follows:
In EUR thousand 2022 2021
Contract asset balance as at 1 January 82,237 162,733
+ Additions due to performance obligations satisfied in the reporting period 46,688 63,737
- Reclassification to receivables / payments received (22,487) (59,210)
+/- Other changes (i.e., timing, transaction price, change in the measure of progress) (19,575) (85,023)
Balance as at 31 December 86,862 82,237




The net contract liabilities related to development projects developed as follows:

In EUR thousand 2022 2021
Contract liabilities balance as at 1 January 36,109 25,870
+ Received prepayments (incl. billed invoices) relating to performance obligations not satisfied yet (4,475) 25,564
- Derecognition when performance obligations satisfied (1,484) (5,574)
+/- Other changes (i.e., timing, transaction price, change in the measure of progress) (16,226) (9,751)
Balance as at 31 December 13,924 36,109

In the course of rescission from a forward sale contract, the Group has returned prepayments to a customer in an

amount of EUR 4,475 thousand.

Note 14 - Inventories

Inventories also include land from forward sales and are broken down as follows:
In EUR thousand 31 Dec 2022 31 Dec 2021
Real Estate "Trading properties (condominiums)" 619,938 174,077
Real Estate "Institutional” 12,878 864,905
Real Estate "Parking" 29,946 35,490
Real Estate "Other construction work" 5,960 7,536
Other inventories: excl. development 9,850 11,446
Total balance 678,572 1,093,454

The decrease in inventories (2022: EUR 414,882 thousand, 2021: EUR 465,308 thousand) is a result of increases due
to acquisitions of real estate (2022: EUR 0 thousand, 2021: EUR 53,660 thousand), construction work (2022: EUR
37,221 thousand; 2021: EUR 41,939 thousand), capitalisation of interest (2022: EUR 28,171 thousand; 2021: EUR
54,734 thousand) and reversals of transactions (2022: EUR 10,049 thousand; 2021: EUR 405,663 thousand).
Decreases of the inventory balance resulted from sales transactions (2022: EUR 121,412 thousand; 2021: EUR
643,368 thousand), reclassification of completed projects to investment properties (2022: EUR 0 thousand; 2021:
EUR 97,735 thousand), reclassification to assets held for sale as part of a disposal group (2022: EUR 0 thousand;
2021: EUR 55,027 thousand) and impairments (2022: EUR 366,425 thousand; 2021: 227,174 thousand).

The capitalisation rate used to determine the amount of borrowing eligible for capitalisation was 2.25% (2021:
2.44%).

Reversals of transactions result from withdrawals from forward sales, either by Adler or by the respective client. In
such cases, revenue recognition cannot be applied any longer and all contract balances recognised for the transaction
are reversed against profit or loss.

Impairments are made when the net realisable value of inventories is falling below the book value at the date when
such assessment is made. Net realisable values are derived from actuarial appraisals provided by NAI Apollo, an
independent valuation expert with appropriate, recognised professional qualifications and up-to-date experience
regarding the location and category of the properties.

The carrying amount of the inventories provided as collateral for loan agreements is EUR 11,704 thousand (31
December 2021: EUR 1,062,051). The sale of the inventories relating to development will likely occur after more than
twelve months. Inventories in an amount of EUR 388,879 thousand have been carried at fair value less costs to sell.

Note 15 - Trade receivables




As at the reporting date, trade receivables mainly consist of rental receivables (EUR 49,129 thousand; 31 December

2021: EUR 27,784 thousand), receivables from the sale of real estate inventories (EUR 16,000 thousand; 31
December 2021: EUR 261,652 thousand) and receivables from property development (EUR 26,763 thousand; 31

December 2021: EUR 90,542 thousand).The balances represent gross amounts less allowances for expected credit
losses. The changes of receivables from the sale of real estate inventories and from property development mainly
result from additions to allowances at a total amount of EUR 227,032 thousand and EUR 41,941 thousand (also see

Note 32A).

Note 16 — Other receivables and financial assets

Other current receivables and financial assets consist of the following:

In EUR thousand 31 Dec 2022 31 Dec 2021
Receivables from income tax 13,332 18,249
Receivables from other taxes 12,094 13,003
Advances to suppliers 11,574 4,792
Prepaid expenses 5,734 3,706
Miscellaneous other receivables (non-financial) 5,126 6,427
Total other receivables (non-financial) 47,860 46,177
Receivables from portfolio sales to associates 6,204 42,775
Receivables from portfolio sales to third parties 15,018 102,294
Receivables against non-controlling shareholders of subsidiaries 10,050 119,594
Loans 26,577 -
Deposits 11,953 3,627
Miscellaneous other receivables (financial) 1,057 44,045
Other receivables (financial) 70,993 312,335
Short-term financial investments - 64,900
Total other receivables and financial assets 118,853 423,412

Receivables from other taxes principally relate to value added tax.

Receivables from portfolio sales to associates include receivables against Caesar JV Immobilienbesitz und Verwaltungs
GmbH of EUR 6,204 thousand (31 December 2021: EUR 27,802 thousand). Receivables from portfolio sales to third
parties include receivables against the acquirer of the majority shareholding in ACCENTRO Real Estate AG. Further

information on these receivables is given in note 32.A.

The Group expects EUR 15,019 thousand (31 December 2021: EUR 11,281 thousand) from final payments with

relation to recent portfolio transactions.

The decrease in receivables against non-controlling shareholders from subsidiaries results from a debt restructuring

with two major non-controlling shareholder (Taurecon and Amelicaster) in March 2022 (also see Note 10).




Note 17 - Non-current assets and liabilities held for sale

As per 1 December 2021, Adler has irrevocably committed itself to tender its remaining shares in BCP as part of a
public tender offer by LEG Immobilien SE, provided that the price per share offered is not less than EUR 157 and that
the (first) acceptance period ends no later than 30 September 2022. On 3 August 2022, the management of LEG
Immobilien SE announced that it would not take advantage of the tender committment given by Adler. Nonetheless,
Adler is still actively following its plan to sell its remaining shares in BCP thereby offering its shares at prices that

reflect current market conditions. As a result, Adler continues to present BCP as a disposal group held for sale.

Major classes of assets and associated liabilities classified as held for sale comprise of the following:

In EUR thousand 31 Dec 2022 31 Dec 2021
Investment properties 1,146,022 1,686,330
Financial assets 37,561 37,328
Inventories 25,500 50,720
Other assets 18,825 82,703
Cash and cash equivalents 210,477 24,861
Non-current assets held for sale 143,823 30,100
Assets total 1,582,208 1,912,042
Deferred tax liabilities 96,201 162,288
Financial liabilities due to bank 296,200 583,285
Corporate bonds 158,978 69,959
Other liabilities 60,389 33,518
Liabilities held for sale 66,780 -
Liabilities total 678,548 849,050

The investment properties of the disposal group comprised income-generating residential real estate of EUR

1,029,781 thousand (31 December 2021: 1,292,590 thousand), income-generating commercial real estate of EUR

34,000 thousand (31 December 2021: EUR 26,640 thousand) and development properties of EUR 220,900 thousand

(31 December 2021: EUR 369,100 thousand). The fair value of these assets was determined by independent external

appraisers with appropriate, recognised professional qualification and up-to-date experience regarding the location

and category of the properties valued. Significant assumptions (based on weighted averages) that were used in

valuation estimates are as follows:
Income-generating residential real estate 31 Dec 2022 31 Dec 2021
Discount rate (%) 4.79 4.72
Capitalisation interest rate (%) 3.30 3.27
Vacancy rate (%) 2.05 1.82
Representative monthly rent (EUR/m?2) 7.74 7.51
Income-generating commercial real estate
Discount rate (%) 7.42 7.14
Capitalisation interest rate (%) 6.71 6.21




Development projects ()

Expected sales price (EUR/m?2) 6,046 7471
Expected construction costs (EUR/m?) 3,663 2,784

(*) The figure as of 31 December 2021 includes Gerresheim in the amount of EUR 270 million.

The effect of a possible increase (decrease) in the discount rate by 0.25 basis points would lead to a change in the

fair value of the investment properties included in the disposal group by EUR 42,900 thousand (31 December 2021:

EUR 89,900 thousand).

The remainder of non-current assets and liabilities held for sale principally relate to the sale of real estate properties,

for which notarised purchase agreements are in place without transfer of control on the balance sheet date.

As per 13 January 2022, Adler signed an agreement to sell a portfolio of approximately 14,400 units, located in the

eastern federal states of Germany to a subsidiary of KKR & Co. Inc. Having signed a corresponding term sheet on

26 October 2021, Adler presented these properties among assets held for sale as per 31 December 2021 at an

amount of EUR 1,046,530 thousand. All of those properties have been sold in the course of the financial year 2022.

Note 18 - Equity

1. Share capital and share premium
Ordinary shares (in thousands of shares) 2022 2021
In issue as at 1 January 117,510 117,510
Increase from issuance of ordinary shares, net - -
In issue as at 31 December 117,510 117,510

The holders of ordinary shares are entitled to receive dividends and are entitled to one vote per share at the General

Meetings of the Company. All shares rank equally with regard to the Company’s residual assets. The par value per

share is EUR 0.00124.

Share premium development is as follows:
Share premium (in EUR thousand) 2022 2021
In issue as at 1 January 1,844,765 1,892,145
Transactions with non-controlling interests without a change in control - 6,674
Dividend - (54,054)
In issue as at 31 December 1,844,765 1,844,765

At the annual General Meeting of shareholders held on 29 June 2021, a dividend in an amount of EUR 0.46 per share
(gross dividend in an aggregate amount of EUR 54.1 million) was declared. The dividend was paid to the shareholders

at the beginning of July 2021 from the share premium. In 2022 the company did not pay any dividend.

For further details, we refer to Note 5 and to the consolidated statement of changes in equity.
2. Hedging reserve

The hedging reserve comprises the effective portion of the cumulative net change in the fair value of cash flow

hedging instruments, net of the related deferred tax.
3. Other capital reserves

The other capital reserves comprises the cumulative equity impact from transactions with previous controlling

shareholder (ADO Group) in the past.
The legal reserve according to Luxembourg law amounts to EUR 14.6 thousand.




4. Reserve from financial assets measured at fair value through other
comprehensive income

The reserve from financial assets measured at fair value through other comprehensive income comprises of equity
instruments for which the Group chose to present the fair value changes in other comprehensive income. The fair
value change relates to the difference between the fair value on the balance sheet date and the fair value at the
acquisition date, net of tax. In addition, it includes the fair value changes from debt instruments for which the Group
is required to present the fair value changes in other comprehensive income.

5. Non-controlling interests

Non-controlling interests comprise the share of the non-controlling shareholders in equity and annual earnings of
consolidated subsidiaries. The consolidated net income attributable to shareholders in the parent company
corresponds to the difference between the consolidated net income before non-controlling interests and the non-
controlling interests reported in the income statement. Non-controlling interests are broken down as follows:

In EUR thousand 31 Dec 2022 31 Dec 2021
Subsidiary Adler RE subgroup 375,910 490,574
Subsidiary Consus subgroup (73,092) 43,465
Other 193,132 169,056
Total Balance 495,951 703,094

The development of non-controlling interests is presented separately in the statement of changes in equity.

The increase in non-controlling interests was mainly impacted by a number of changes in the consolidation scope

without loss of control. Accordingly, the Group adjusted the carrying amounts of the controlling and non-controlling

interests to reflect the changes in the relative interests in the subsidiary as follows: Further information of these

transactions is provided in Note 5.C

The key financials of the subsidiaries with non-controlling interests which are of material relevance to the Group are

presented in the following tables. The amounts are presented prior to consolidation.
Combined consolidated balance sheets IFRS Subsidiary Subsidiary

Adler RE subgroup Consus subgroup

Headquarters Berlin Berlin Berlin Berlin
Minority interest % 3.10% 3.28% 3.12% 3.12%
In EUR thousand 31 Dec 2022 31 Dec 2021 31 Dec 2022 31 Dec 2021
Current assets? 2,166,179 3,762,006 / /
Current liabilities? (1,431,098) (1,416,747) / /
Net current assets 735,081 2,345,259 / /
Investment properties 1,864,442 1,662,824 / /
Other non-current assets 94,194 159,831 / /
Non-current liabilities (1,050,152) (2,023,897) / /
Net non-current assets 908,485 (201,242) / /
Equity 1,643,566 2,144,017 / /
Contribution made for completion of agreed capital increase - - / /
Equity including contribution made 1,643,566 2,144,017 / /




1) Includes non-current assets and liabilities held for sale.

Combined statement of comprehensive income IFRS

Subsidiary

Adler RE subgroup

Subsidiary

Consus subgroup

Adler RE subgroup

In EUR thousand 2022 2021 2022 2021
Revenue 222,782 337,758 / /
Annual result (459,203) 74,588 / /
Other comprehensive income (18,961) 23,401 / /
Net result (478,165) 97,959 / /
Profit or loss attributable to non-controlling interests (107,758) 5,407 / /
Combined statement of comprehensive income IFRS Subsidiary Subsidiary

Consus subgroup

In EUR thousand 2022 2021 2022 2021
Cash flow from operating activities 17,422 93,759 / /
Cash flow from investing activities 879,457 1,105,839 / /
Cash flow from financing activities (886,120) (1,051,173) / /
Change in cash and cash equivalents 10,759 148,425 / /

Note 19 - Corporate bonds and convertible bonds

These liabilities were structured as follows as at the balance sheet date:
In EUR thousand 31 Dec 2022 31 Dec 2021
Adler Group Bond 2017/2024 399,090 398,529
Adler Group Convertible Bond 2018/2023 100,503 99,025
Adler Group Bond 2020/2025 394,823 392,959
Adler Group Bond 2020/2026 392,552 390,774
Adler Group Bond 2021/2026 689,681 686,444
Adler Group Bond 2021/2029 781,486 778,694
Adler Group Bond 2021/2027 492,118 490,418
Adler RE Bond 2017/2024 296,006 292,512
Adler RE Bond 2018/2023 498,496 493,977
Adler RE Bond 2018/2026 289,794 286,999
Adler RE Bond 2019/2022 - 399,047




Consus Convertible Bond 2017/2022

117,915

Total balance 4,334,549

4,827,293

1) included in the disposal group held for sale IFRS 5 (Note 17).

On 20 July 2017, the Company placed unsecured, fixed-rate corporate bonds with a total nominal amount of EUR 400
million with institutional investors (Adler Group Bond 2017/2024). The bonds carry an interest rate of 1.5% per
annum and mature on 26 July 2024. The gross proceeds resulting from the transaction amounted to EUR 398.6
million with an issue price of 99.651%. The net proceeds of the bond were mainly used to fund acquisitions. Effective
as at 11 January Adler Group S.A. was substituted as issuer of this bond by AGPS BondCo PLC, a 100% owned
subsidiary of Adler Group S.A. For further information please refer to the paragraph 2 in the Material
Events/Subsequent events section of the Management Report.

On 16 November 2018, the Company placed senior, unsecured bonds in a total nominal amount of EUR 165 million
with institutional investors, which are convertible into new and/or existing ordinary registered shares of the Company
(Adler Group Convertible Bond 2018/2023). The coupon has been set at 1.25% per annum, payable semi-annually in
arrears. Due to the downgrade of the Company the interest increased to 2.00% p.a. starting from 23 November
2020. The bonds will mature on 23 November 2023. ADO Group Ltd., a subsidiary of Adler RE holds 38.24% of the
convertible bond on the balance sheet date.

On 5 August 2020, the Company placed unsecured, fixed-rate corporate bonds with a total nominal amount of EUR
400 million with institutional investors (Adler Group Bond 2020/2025). The bonds carry an interest rate of 3.25% per
annum and mature on 5 August 2025. The gross proceeds resulting from the transaction amounted to EUR 395.5
million with an issue price of 98.871%. The net proceeds of the bond were mainly used to refinance existing
liabilities. Effective as at 11 January, Adler Group S.A. was substituted as issuer of this bond by AGPS BondCo PLC, a
100% owned subsidiary of Adler Group S.A. For further information please refer to the paragraph 2 in the Material
Events/Subsequent events section of the Management Report.

On 13 November 2020, the Company placed unsecured, fixed-rate corporate bonds (Adler Group Bond
2020/2026)with a total nominal amount of EUR 400 million with institutional investors. The bonds carry an interest
rate of 2.75% per annum and mature on 13 November 2026. The gross proceeds resulting from the transaction
amounted to EUR 394.6 million with an issue price of 98.646%. The net proceeds of the bond have mainly been used
to refinance existing liabilities. Effective as at 11 January, Adler Group S.A. was substituted as issuer of this bond by
AGPS BondCo PLC, a 100% owned subsidiary of Adler Group S.A. For further information please refer to the
paragraph 2 in the Material Events/Subsequent events section of the Management Report.

On 8 January 2021, the Company placed EUR 1,500 million fixed rate senior unsecured notes comprising of two
tranches, a EUR 700 million 5-year maturity with a 1.875% fixed coupon (Adler Group Bond 2021/2026) and a EUR
800 million 8-year maturity with a 2.25% fixed coupon (Adler Group Bond 2021/2029). The proceeds of the issues
were used to repay existing indebtedness, including buybacks. Subsequent to the placement, Adler RE made a public
tender offer to redeem its EUR 500 million bond due in December 2021 (Adler Bond 2017/2021) which was accepted
by approximately 66% of bondholders. After the redemption, the remaining outstanding amount of EUR 170.4 million
has been repaid upon expiry. Effective as at 11 January, Adler Group S.A. was substituted as issuer by AGPS of these
bonds by BondCo PLC, a 100% owned subsidiary of Adler Group S.A. For further information please refer to the
paragraph 2 in the Material Events/Subsequent events section of the Management Report.

On 21 April 2021, Adler Group S.A. placed EUR 500 million fixed rate senior unsecured notes with a 6-year maturity
and a 2.25% fixed coupon under its newly established EMTN programme (Adler Group Bond 2021/2027). The
proceeds of the issue of the notes were used to call and repay the EUR 450 million 9.625% high yield bond issued by
Consus Real Estate AG (Consus Bond 2019/2024). In connection with the redemption, early repayment fees of EUR
21.7 million were incurred. The derecognition of the bond without the embedded derivative led to a gain of EUR 65.8
million which has been presented in finance income. Effective as at 11 January, Adler Group S.A. was substituted as
issuer by AGPS BondCo PLC, a 100% owned subsidiary of Adler Group S.A. For further information please refer to the
paragraph 2 in the Material Events/Subsequent events section of the Management Report.

In December 2017, Adler issued a corporate bond of EUR 800 million in two tranches. The first tranche (Adler Bond
2017/2021) with a coupon of 1.50%, a volume of EUR 500 million and a term until December 2021 and was issued at
99.52% of par value. The first tranche was partly redeemed in 2021, with the remaining amount being repaid upon
expiry. The second tranche (Adler Bond 2017/2024) with a coupon of 2.13% and a volume of EUR 300 million expires
in February 2024 and was issued at 99.28% of par value. On average, the interest on the bonds overall is 1.73%.

In April 2018, Adler successfully placed corporate bonds of EUR 800 million in two tranches again with institutional
investors in Europe. The first tranche (Adler 2018/2023) has a volume of EUR 500 million, a coupon of 1.88% and a
term until April 2023; the second tranche (Adler 2018/2026) has a volume of EUR 300 million, a coupon of 3.0% and




a term until April 2026. On average, the interest on the bonds overall is 2.30%. The net proceeds were largely used
to refinance the bridge loan which Adler had raised in connection with the acquisition of Brack Capital Properties N.V.
("BCP").

In April 2019, Adler placed a corporate bond of EUR 400 million with a coupon of 1.5% with institutional investors in
Europe (Adler 2019/2022). The bond had a three-year term and was repaid in April 2022.

As part of the acquisition of BCP, Adler has assumed liabilities for bonds in three tranches with an original volume of
NIS 700 million. Tranche A (BCP Bond 2011/2020 originally NIS 400 million) has a term up to July 2020 and has
4.80% interest rate. The liabilities from the BCP Tranche A bond were repaid early on 20 April 2020. Tranche B (BCP
Bond 2013/2024 originally NIS 175 million) has a term up to December 2024 and has a 3.29% interest rate. Tranche
C (BCP Bond 2014/2026) originally NIS 125 million) has a term up to 2026 and has a 3.30% interest rate. Annual
principal payments are made until the end of the respective term. The interest rate and the repayment of the three
tranches is also linked to the development of the Israeli Consumer Price Index. Due to the sale plan, the bonds were
reclassified as non-current liabilities held for sale along with disposal group BCP according to IFRS 5 (Note 17).

A convertible bond with a total nominal value of EUR 200 million was issued by Consus on 29 November 2017
(Consus Convertible Bond 2017/2022). The convertible bond has a maturity as of 29 November 2022, and was issued
at a price of 100% of the principal amount in a denomination of EUR 100,000 each. The convertible bonds bear an
interest at a rate of 4.0% per annum, payable semi-annually in arrears. In accordance with the convertible bond
conditions, bondholders have the right to offer to the Company to participate in a capital increase by way of
contribution in kind

(Sacheinlage) by offering bonds held by it as contribution in kind. It is in the discretion of the Company whether it
accepts such offer. If the Company accepts such offer, the new shares would be derived from the Company’s
conditional capital. The exercise of the included termination right leads to a 100% repayment plus accrued interest.
The conversion right and the redemption rights represent an embedded derivative, which has been measured at fair
value and presented in derivatives liabilities. The bond was repaid in November 2022 without any conversion.

On 5 May 2022, the international rating agency Standard and Poor’s (S&P) downgraded the issuer rating of Adler
Group S.A. and Adler RE from B- to CCC with outlook negative. The rating of the unsecured debt was lowered from B
to CCC. The ratings were removed from CreditWatch negative.

On 6 December 2022, S&P downgraded the issuer rating of Adler Group S.A. as well as the rating of its unsecured
debt from CCC to CC with outlook negative. The issuer rating of Adler RE as well as the rating of its unsecured debt
was lowered from CCC to CCC- with outlook negative.

On 28 February 2023, S&P downgraded the issuer rating of Adler RE from CCC- to CC with outlook negative. The
bond due in 2026 was also downgraded from CCC- to CC. The CCC- rating on Adler RE’s 2023 and 2024 notes was
affirmed.

On 17 April 2023, S&P downgraded the issuer ratings of both Adler Group S.A. and Adler RE from CC to SD (selective
default). The rating of the unsecured debt for both Adler Group and Adler RE was lowered from CC to D (default).
The ratings on Adler RE’s 2023 and 2024 unsecured debt was affirmed at CCC-. S&P stated that it will reassess its
ratings on Adler Group and Adler RE after the Restructuring is implemented in a few weeks and expects an upgrade
to the CCC category.

As at 31 December 2022, the Company was in compliance with all applicable financial covenants. Compliance with
these covenants, however, is achieved by the following measures:

Adler Group undertakes to not incur any financial indebtedness after the issue date of the bonds, and will also
procure that its subsidiaries will not incur any financial indebtedness after the issue date of the bonds (except for
refinancing existing financial indebtedness), if immediately after giving effect to the incurrence of such additional
financial indebtedness (taking into account the application of the net proceeds of such incurrence), the following tests
would not be met: (i) loan-to-value ratio (LTV) < 60%; (ii) secured loan-to-value ratio < 45%; (iii) interest coverage
ratio (ICR) > 1.8 and iv) unencumbered asset ratio > 125%; the latter only applies to the following instruments:
Adler Group S.A. bond

(EUR 400 million, 1.5% coupon, maturity 26 July 2024) and Adler Group S.A. promissory note tranches (total volume
EUR 24.5 million, maturity 2023 — 2028, WACD 3.15% as of 31 December 2022).

Adler RE undertakes to not incur any financial indebtedness after the issue date of the bonds, and will also procure
that its subsidiaries will not incur any financial indebtedness after the issue date of the bonds (except for refinancing
existing financial indebtedness), if immediately after giving effect to the incurrence of such additional financial
indebtedness (taking into account the application of the net proceeds of such incurrence), the following tests would
not be met: (i) loan-to-value ratio (LTV) < 60%; (ii) secured loan-to-value ratio < 40%. Additionally, it is required
from Adler RE to maintain the consolidated coverage ratio at or above 1.70 to 1.00 on 31 December 2020 and at or
above 1.80 to 1.00 for any reporting date falling on or after 1 January 2021.

With effect from 17 April 2023, the Group made an agreement with its major bond holders to amend bond terms. As
part of that agreement new financial covenants are imposed on the Group. Please refer to the subsequent events
report for further details.



Note 20 - Other loans and borrowings
The Group's other loans and borrowings are comprised as follows:

31 Dec 2022 31 Dec 2021
In EUR thousand Non-current Current Non-current Current
Loans from banks 1,326,155 295,162 2,006,549 119,326
Other creditors 11,500 13,000 50,261 0
Total 1,337,655 308,162 2,056,810 119,326

As at 31 December 2022, other loans and borrowings of Adler Group including Adler and Consus carry an average
effective interest rate (i.e., considering the swap interest hedging effect from variable to fixed interest) of 1.96% per
annum (as at 31 December 2021: 2.03%). The average maturity of other loans and borrowings is 3.8 years (as at 31
December 2021: 4.6 years).

On 1 July 2022, the Group repaid the outstanding loan to Harel in the amount of EUR 26.3 million.

Most of these loan agreements have imposed requirements in the form of financial covenants. Loans secured by
properties which constitute the bulk of a loan agreement usually include financial covenants at the level of the
subsidiaries. Covenant levels vary by property. Most secured loans contain minimum/maximum debt service coverage
ratios (DSCR), interest coverage ratios (ICR), loan-to-value (LTV) ratios and/or loan-to-mortgage-lending-value
(LTMLYV) ratios. Individual credit agreements require a minimum amount of maintenance work or rental income.
Should the maintenance measures agreed in the loan agreement not be carried out, the Company must maintain a
cash reserve of the same amount on restricted accounts. Failure to comply with such covenants entitles the lenders to
impose various sanctions, which may also include terminating the respective facility. As at 31 December 2022, the
Group is compliant with the covenants stipulated in the loan agreements.

On 15 March 2021, the Group signed a EUR 300 million syndicated revolving credit facility for a 3-year-term with
extension options, each for one year. At the same time the bilateral RCFs with the same lenders were terminated. In
the second half year of 2021, the Group, the Group drew down an amount of EUR 300 million as a further liquidity
cushion and to enhance the Group’s flexibility which were repaid at the end of 2021. The facility was terminated in
April 2022.

In January 2021, BCP, a subsidiary of the Group, signed a refinancing agreement with a German banking corporation
for a loan of approximately EUR 100.5 million The loan bears an average annual interest rate of approximately 1.41%
with a maturity date in June 2023.

In March 2021, Westgrund, a subsidiary of the Group, raised a secured loan of EUR 400 million with a 7-year term
and a fixed interest rate of 1.6%, replacing the current outstanding loan of EUR 191 million due in December 2021.

In March and April 2021, the Group raised a secured banking loan of EUR 100 million in total. The loan has an
interest rate of 1.25% p.a. and a maturity term to 2028.

On 25 June 2021, Adler Group established a commercial paper programme which allows the Company to issue short-
term notes up to a maximum aggregate amount of EUR 500 million for interim financings of general corporate
purposes. As per the balance sheet date, no commercial papers were outstanding.

In addition to the repayment of Consus high yield bond 2019/2024, the Group refinanced bank and mezzanine loans
relating to Consus in a total volume of EUR 756 million in the financial year 2021. Proceeds from bond issuances were
largely utilised for the repayment. Consus bank loans including mezzanine debt were significantly decreased and
amount to EUR 341 million on the balance sheet date (prior year: EUR 1,087 million).

Almost all loans are secured with the assets (investment properties and inventory properties, financial assets, trade
and other receivables, cash and cash equivalents).

Note 21 - Derivatives

Derivative assets principally relate to embedded derivatives recognised separately from their respective host contracts
and measured at fair value through profit or loss. These derivatives include an option to repurchase the shares of
non-controlling shareholders in an amount of EUR 8 million (31 December 2021: EUR 8.3 million). As per 31
December 2022 the embedded derivatives related to early repayment options of other loans and borrowings have
been completely devalued as the exercise of the options is unlikely. The change in fair value of the embedded
derivative (EUR 2.1 million, 31 December 2021: 15.4 million) has been presented in finance expenses through the



change in fair value of other derivatives. In 2021 an option for early redemption of the 2019/2024 Consus bond was
exercised and the remaining value of the embedded derivative EUR 90.4 million, derecognised though finance
expenses.

Non-current derivative liabilities relate to interest rate swaps. The fair value of those swaps, including both current
and non-current liabilities in the amount of EUR 1,443 thousand (31 December 2021: EUR 2,412 thousand), is
measured by discounting the future cash flows over the period of the contract and using market interest rates
appropriate for similar instruments. The credit risk used by the bank is not a material component of the valuation
made by the bank, and the other variables are market-observable.

Current derivatives liabilities relate to the written call option granted by Adler to LEG Immobilien SE to tender its
remaining shares in BCP at a minimum tender offer price of EUR 157 per share (also see Note 17). The option was
initially measured at transaction price of EUR 7.5 million. As of 31 December 2021, the option has been remeasured

at fair value using the option pricing model of Black and Scholes which includes the stock price of BCP, the volatility of

the stock price and discount rates as key parameters. The fair value of the option amounts to EUR 38.2 million as of
31 December 2021. The increase in value was presented in finance expenses (EUR 30.7 million). In 2022 the option
was fully derecognised through finance income (EUR 38.2 million).

Note 22 - Provisions and other payables
Provisions and other payables are composed of the following:

In EUR thousand 31 Dec 2022 31 Dec 2021
Provisions for litigations 15,813 77,975
Contingent losses from development contracts 75,580 73,865
Provisions 91,393 151,840
Income tax payables 158,131 81,988
Accrued expenses 5,663 48,297
Deferred income 2,713 4,288
Value added tax 12,215 2,244
Miscellaneous other payables (non-financial) 20,452 17,113
Total other payables (non-financial) 199,174 153,930
Accrued interest 66,076 69,720
Tenants' deposits 18,939 22,213
Other payables due to associated companies 22,667 16,120
Purchase price liabilities 506 869
Miscellaneous other payables (financial) 18,283 16,238
Total other payables (financial) 126,471 125,160
Total other payables 417,038 430,930
Provisions

Provisions for litigations principally relate to legal claims resulting from contractual penalties and from compensation
for other damages. During the reporting period, an amount of EUR 64,682 thousand was released due to the
termination of a contract.

Contingent losses from development contracts relate to project developments with potential adverse margin
expectations. The measurement is based on management’s expectations on sales, revenues for those projects and
the completion stage for individual projects. During the reporting period, a total amount of EUR 4,120 thousand has
been released and presented in other income due to the termination of the sales projects. An amount of EUR 32,253




thousand has been added based on updated management’s expectations. The balance of the provision for contingent
losses from development contracts is short-term and hence does not include any interest component.

Other payables

As at 31 December 2022, other current payables consist of financial liabilities with a book value of EUR 126,471
thousand (as at 31 December 2021: EUR 125,160 thousand) and non-financial liabilities with a book value of EUR
199,439 thousand (as at 31 December 2021: EUR 153,930 thousand).

Other payables due to associated companies are short-term interest- bearing loans.

Note 23 - Prepayments received

Whereas payments received for development projects accounted for according to IFRS are presented under contract
assets and liabilities, the prepayments received for inventories is presented separately in the consolidated statement
of financial position.

Note 24 - Taxes

A. The main tax laws imposed on the Group companies in their countries of
residence
(1) Germany

e Corporation tax is levied at a uniform rate of 15% and is then subject to a surcharge of 5.5% (solidarity
surcharge). This results in a total corporate tax rate of 15.825%. Corporations with their registered office or
management in Germany are unrestricted corporate taxpayers. However, corporations that are not tax
resident in Germany but have a connection to Germany (domestic income) may be subject to limited tax
liability in Germany.

Trade tax at the rate applicable in the municipality is also levied on the income of the companies, except for
companies with no permanent establishment in Germany. The trade tax rate is a combination of a uniform
tax rate of 3.5% (base rate) and a municipal tax rate (Hebesatz) depending on where the establishments of
the business are located. For example, the municipal tax rate in Berlin is 410%, resulting in an effective
trade tax rate of 14.35%. Enterprises, which exclusively manage and use their “own real estate”, may be
eligible to deduct that part of the income which relates to the management and use of their own real estate
from their tax base (“extended trade tax deduction”) and thus practically be entirely or nearly entirely be
exempted from trade tax in Germany.

e Capital gains on the sale of German real estate property are subject to limited corporate tax liability for both
residents and non-resident companies. Trade tax is also applicable at the relevant rate, except for non-
resident companies with no permanent establishment in Germany and (subject to further conditions) for
property holding companies eligible to the extended trade tax deduction. For dividends to be exempt from
trade tax

e Dividends received from another company are 95% tax exempt when the investment in the other company
amounts to at least 10% at the beginning of the calendar year or at least 10% of investment was purchased
during the year. Capital gains realised by a company on the sale of shares in a corporation held long-term
are also 95% tax exempt. (less 5% non-deductible operating expenses), there must be a shareholding of at
least 15% in the distributing company at the beginning of the tax period.

e German real estate owned at the start of the calendar year is subject to annual property tax at less than 1%
(small municipalities with a property tax collection rate of 0%) to approximately 10% depending on the
location of the real estate (up to 8.1% in Berlin) on the specially assessed value of the property (dependent
on the rental value and age of the property). The tax payable is a deductible expense for income tax
purposes and is typically passed on to tenants.

e German Real Estate Transfer Tax ("RETT") is a transaction tax which can for example be triggered by
acquisitions (share and asset deals), mergers, reorganisations, contributions, demergers, spin-offs, etc.
involving German real estate owning companies. RETT due is calculated by multiplying the RETT basis with
the applicable RETT rate. The RETT rate depends on the location of the real estate and ranges from
currently between 3.5% and 6.5% depending on the Federal State. With effect as of 1 July 2021, the
German legislator has further tightened the already complex RETT Act with respect to direct and indirect
transfers of shares in corporations and of interests in partnerships owning real estate in Germany (or real
estate equivalent rights such as hereditary building rights). Direct and indirect transfers of at least 90%



(before 1 July 2021 the hurdle was 95%) over a period of 10 years are now taxable. Specific rules apply to
partnerships and in case of transfers made on a recognised stock exchange.

Limitation on the tax deductibility of interest expenses: the “interest barrier rule” allows the deduction of net
interest expenses exceeding EUR 3 million p.a. only to the extent that total net interest expenses do not
exceed 30% of EBITDA, unless the total net interest does not exceed EUR 3 million p.a. or other exemption
criteria are met. The net interest expenses that are not deductible can be carried forward.

Accumulated tax losses can be carried forward without time restriction and can be deducted from future
profits and capital gains unless they exceed EUR 1 million. Losses carried forward that exceed EUR 1 million
can only be deducted to the amount of 60% of the profits/capital gains that exceed EUR 1 million (minimum
taxation). Those parts that cannot be deducted on the basis of the minimum taxation can be carried forward
again and are subject to minimum taxation in the following years. For corporation tax there is also a loss
carry back to the previous year (as of 2022: also carryback to the second year preceding the loss year) up to
EUR 1 million (due to the coronavirus pandemic, the possible loss carryback for the years 2020 to 2023 was
temporarily increased to EUR 10 million). Loss forfeiture rules apply in case of a change of control.

The tax rate used to calculate deferred tax assets and deferred tax liabilities as at 31 December 2021 and as
at

31 December 2020 is 15.825% for the property holding companies which only hold real estate assets and
30.18% for the management companies that operate the real estate in Berlin, as these management
companies are subject to corporate income tax of 15.825% and trade tax at the relevant rate.

In 2018, a Group tax audit for the former ADO subgroup (scope of 37 companies) for the financial years
2013 until 2016 was commenced by the tax authorities. Even though the audit has not yet been finalised, it
is expected to end soon.

(2) Luxembourg

The Company is liable for Luxembourg corporation taxes. The aggregate maximum applicable rate, including
corporate income tax, municipal business tax and a contribution to the employment fund, is 24.94% for the
financial year ending 2021 for a company established in Luxembourg City.

The Company is fully subject to the annual net wealth tax charge which amounts to 0.5% of the net asset
value of the Company. Certain assets might be excluded from the net asset value for the purposes of the net
wealth tax computation, provided that the provisions of paragraph 60 of the valuation law of 16 October
1934, as amended (BewG), are met.

A 15% withholding tax is due in Luxembourg on dividends paid by the Company to its shareholders unless
the domestic withholding tax exemption regime or a withholding tax reduction or exemption under a double
tax treaty concluded by Luxembourg applies. Normal interest payments (i.e., not profit-linked interest) and
liquidation proceeds are generally not subject to withholding tax, unless the EU Savings Directive applies.
Should any withholding taxes be payable on amounts paid by the Company, the Company assumes
responsibility for the withholding of Luxembourg taxes at the source.

(3) Ireland

An Irish tax resident company is subject to corporation tax on its worldwide income (subject to any relevant
exemptions) at either 12.5% or 25% depending on the activities undertaken by the company. Any capital
gains recognised by an Irish company (subject to any relevant exemptions) will also be subject to
corporation tax. However, such gains are re-grossed for corporation tax purposes to ensure they are taxed
at the capital gains tax rate of 33%.

Dividends received by an Irish resident company from another Irish resident company are exempt from
corporation tax. Dividends received from a foreign company in the hands of an Irish resident company are
subject to corporation tax; however, a credit should be available for underlying corporate and withholding
tax generally for foreign tax paid.

In general, with respect to non-resident companies, interest and patent royalties, which are derived from
Ireland, are subject to withholding tax in Ireland at the rate of 20%. However, there are a number of
domestic exemptions from this withholding tax. In addition, there may be exemptions or reliefs available



under a treaty or under the EU directives.

(4) Malta

¢ A Malta tax resident company is subject to corporation tax on its worldwide income (subject to any relevant

exemptions) at 35%. Any capital gains recognised by a Maltese company (subject to any relevant

exemptions) will also be subject to corporation tax.

e The corporation income tax rate of a Maltese company may be significantly reduced based on the Notional
Interest Deduction (NID) provision, and subject to conditions, or based on the refund mechanism subject to

the conditions under the domestic law in Malta.

e Malta does not impose any withholding tax on an outbound payment of dividends. Consequently, dividends
distribution by a Maltese resident company to its shareholder should not be subject to withholding tax in

Malta.

e Interest payments generated in Malta by non-residents should not be subject to withholding tax in Malta

based on the domestic tax law.

B. Income taxes

In EUR thousand 2022 2021
Current year (80,480) (46,760)
Adjustments for prior years (19,825) (8,302)
Deferred tax expense 232,629 (87,265)
Total 132,324 (142,327)
C. Reconciliation of statutory to effective tax rate
In EUR thousand 2022 2021
Statutory income tax rate 24.94% 24.94%
Profit before taxes (1,807,171) (1,022,680)
Tax using the Company's domestic tax rate 450,708 255,056
Non-deductible expense 122,946 62,933
Not taxable income (38,639) (55,257)
Utilisation of tax losses from prior years for which deferred taxes were not created 36,044 35,760
Effect of tax rates in foreign jurisdictions (41,167) (48,372)
Deferred tax assets not recognised for tax losses and other timing differences 52,775 42,713
Tax effect from impairment of goodwill 36,111 271,765
Tax unrelated to accounting period 178,074 96,182
Other differences, net (27,760) (8,341)
Income tax expense 132,324 (142,327)




D. Recognised deferred tax assets and liabilities
Deferred taxes recognised are attributable to the following:

Assets 31 Dec 2022 31 Dec 2021
Tax loss carryforwards incl. interests carried forward (DTA) 71,023 106,473
Derivatives 2 -
Other non-current liabilities - 4,505
Other current liabilities 4,210 9,788
Financial liabilities 3,526 70,845
Other provision 6,166 12,861
Financial receivables 3,384 8,532
Bonds and convertible bonds (2,462) (1,198)
Inventories 14,698 -
Other deferred tax assets - 7,631
Derivatives (29) -
Bonds and convertible bonds 1,721 (14,132)
Investment properties (584,356) (796,949)
Trading properties (3,802) (27,533)
Financial assets (402) (3,887)
Financial liabilities (11,263) (70,491)
Right-of-Use assets (2417) (1,189)
Contractual assets (16,574) (14,584)
Other current receivables (4,680) (3,516)
Prepayments received (6,259) (7,854)
Other deferred tax liabilities 4,366 (33,455)
Total deferred tax assets 100,547 219,437
Total deferred tax liabilities (623,695) (973,592)
Offsetting (-) 97,980 213,764
Reported deferred tax assets (net) 2,566 5,673
Reported deferred tax liabilities (net) (525,715) (759,828)

The change in deferred taxes is as follows:




In EUR thousand 2022 2021
Deferred tax liabilities as of 1 January (754,155) (936,344)
Deferred tax expense in income statement 232,629 (87,265)
Deferred tax due to first-time consolidation and deconsolidation 23,157 134,967
Transfer to disposal group held for sale (IFRS 5) - 154,970
Deferred taxes recognised directly in equity due to costs of issuance equity 656 2,781
Other (25,435) (23,264)
Reported deferred tax liabilities (deferred tax assets offset) as at 31 December (523,148) (754,155)

Losses for tax purposes carried forward to future years, based on the Group’s estimation:

Tax losses carried forward amounted to EUR 2,506,599 thousand at 31 December 2022 (2021: EUR 1,469,555

thousand). Tax losses can be carried forward indefinitely.

Deferred tax assets for tax losses carried forward are recognised to the extent that they can be offset against

deferred tax liabilities from taxable temporary differences. The Group did not recognise deferred tax assets in respect

of losses carried forward amounting to EUR 2,058,663 thousand as at 31 December 2022 (2021: EUR 676,161

thousand).

The Group believes that its accruals for tax liabilities are adequate for all open tax years based on its assessment of

many factors, including interpretations of tax law and prior experience.

Note 25 - Revenue
In EUR thousand 2022 2021
Net rental income 244,506 346,188
Income from charged costs of utilities 100,150 119,460
Income from facility services 24,698 29,444
Income from property development 115481 122,969
Sale of trading properties (condominiums) 2,389 5,437
Income from real estate inventories disposed of 228,750 502,108
Revenue other 18,498 18,126
Total 734,472 1,143,732

Net rental income amounting to EUR 133,247 thousand, income from charged costs of utilities amounting to

EUR 60,951 thousand and income from facility services with an amount of EUR 17,455 thousand are attributable to
the business of Adler.

Net rental income amounting to EUR 9,084 thousand, income from property development amounting to EUR 115,481
thousand, income from real estate inventories disposed of amounting to EUR 228,750 and other revenue with an
amount of EUR 18,498 thousand are attributable to the business of Consus.

Revenue from real estate inventories disposed of includes the sale of properties, buildings and projects that are not




recognised over time.

In 2022 no new forward sales contracts were signed. Income from property development mainly resulted from
construction progress.

A transaction price of EUR 13,924 thousand (prior year: EUR 36,109 thousand) was allocated to the remaining
performance obligations that had not yet been satisfied (in full) at the end of the current reporting period. These
amounts are expected to be recognised, affecting net income, with an amount of EUR 0 thousand attributable to
2023, an amount of EUR 13,924 thousand attributable to the years 2024 and thereafter.

Disaggregation of revenue

The following table presents the revenue streams and their allocation to the segments in addition to rental income
which represents a major source of income in the Group:

Segments Total
2022 Residen Privatis | Adler RE Consus Consoli
tial ation dation
Propert
y
manage
ment
Revenue from charged costs of utilities and facility services 38,985 - 77,779 - (9,326) 107,438
Revenue from sale of trading properties (condominiums) - 1,994 395 - - 2,389
Revenue from property development contracts - - - 115,481 - 115481
Revenue from real estate inventories disposed of - - - 228,750 - 228,750
Revenue other 19,236 - - 18,498 (19,236) 18,498
Revenue from contracts with customers (IFRS 15) 58,221 1,994 78,174 | 362,729 (28,562 | 472,556
)
thereof: products and services transferred at a point in time - 1,994 395 302,476 - 304,865
thereof products and services transferred over time 58,220 - 77,779 60,254 (28,562) 167,691
Rental income (IFRS 16) 102,004 171 133,247 9,084 - 244,506
Revenue from ancillary costs (IFRS 16)™ 7,458 - 9,952 - - 17,410
Rental income (IFRS 16) 109,462 171 | 143,199 9,084 - | 261,916
Revenues (IFRS 15/IFRS 16) 167,683 2,165 | 221,373 | 371,813 | (28,562 | 734,472
)
(*) Includes land tax and building insurance.
Revenues from charged costs of utilities and facility services subject to consolidation principally relate to energy and
heat supply services distributed by Adler Energie Service GmbH. Other revenues subject to consolidation between
segments are comprised of management fees charged between the management entities of the Group.
Segments Total™
2021 Residen Privatis | Adler RE Consus Consoli
tial ation dation
Propert




y
manage
ment
Revenue from charged costs of utilities and facility services 33,393 - 95,476 - (4,486) 124,383
Revenue from sale of trading properties (condominiums) - 5,437 - - - 5,437
Revenue from property development contracts - - 8,301 115,481 (814) 122,969
Revenue from real estate inventories disposed of - - - 502,108 - 502,108
Revenue other 9,727 - - 19,018 (10,619) 18,126
Revenue from contracts with customers (IFRS 15) 43,120 5,437 | 103,777 | 636,607 (15,91S; 773,022
thereof: products and services transferred at a point in time - 5437 - 571,735 - 577,172
thereof products and services transferred over time 43,120 - 103,777 64,872 (15,919) 195,850
Rental income (IFRS 16) 112,028 467 225,585 8,179 (72) 346,188
Revenue from ancillary costs (IFRS 16)™ 8,508 - 15,978 36 - 24,521
Rental income (IFRS 16) 120,536 467 | 241,563 8,215 (72) | 370,709
Revenues (IFRS 15/IFRS 16) 163,656 5,904 | 345,340 | 644,822 (15,99:; 1,143?:;
(*) Includes land tax and building insurance.
Contract balances
Following table summarises the contract balances from revenue with customers under IFRS 15:
Contract balances 31 Dec 2022 31 Dec 2021
Contract assets arising from re-charge of utilities (presented in "trade receivables") 20,924 11,359
Receivables from sale of real estate properties (presented in "trade receivables") 16,000 261,652
Receivables from other sales including forward sales (presented in "trade receivables") 26,763 90,542
Contract assets from developments (presented net in "contract assets") 86,862 82,237
Total contract assets 150,549 445,790
Prepayments received from developments (presented net in "contract liabilities") 13,924 36,109
Contract liabilities arising from re-charge of utilities (presented net in "trade payables") 1,149 2,178
Total contract liabilities 15,073 38,287
Note 26 - Cost of operations
In EUR thousand 2022 2021
Salaries and other expenses 21,698 37,481




Costs of apportionable utilities 122,163 148,782
Costs of utilities recharged, net 3,108 1,281
Costs of property development 258,111 80,759
Cost of real estate inventories disposed of 499,529 789,045
Costs of sale of trading properties (condominiums) 1,409 3,675
Property operations and maintenance 38,717 54,792
Other costs of operations 27,459 16,149
Total 972,194 1,131,964

Cost of real estate inventories disposed of includes write-down of inventories in an amount of EUR 366,425 thousand

(2021: EUR 227,174 thousand). Please refer to Note 14.

Note 27 - General and administrative expenses
In EUR thousand 2022 2021
Salaries and related expenses 34,651 28,916
Share-based payments 695 756
Directors fee 1,095 1,184
Rent 2,797 2,172
Professional services 45,934 30,410
Traveling 2,053 2,512
Office, communication and IT expenses 17,461 19,247
Advertising and marketing 3,869 1,532
Impairment loss on trade receivables 7,646 4,622
Depreciation 18,928 17,645
Other 13,796 13,766
Total 148,925 122,762

Expenses for professional services include expenses for legal, accounting, audit and consulting fees.

Other general and administrative expenses principally include expenses for local taxes, car and related costs,

insurance expenses and representation cost.
As at 31 December 2022, the Group had 787 full-time employees (2021: 1,329). On an annual average 934 people

(2021: 1,499) were employed.




Note 28 - Other expenses

Other expenses principally relate to the impairment of goodwill in an amount of EUR 91,400 thousand (2021:

EUR 1,083,300 thousand, please refer to Note 12). Further other expenses in an amount of EUR 44,953 thousand
(2021: EUR 5,100 thousand) relate to one-off legal and consulting fees. The remainder mainly relates to penalties
from contractual obligations (E