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Financial results for the year ended 31 December 2020

 
Phoenix Spree Deutschland Limited (LSE: PSDL.LN), the UK listed investment company
specialising in German residential real estate, announces its full year audited results for the
financial year ended 31 December 2020. 
 
Financial Highlights
 Year to 31

December
2020

Year to 31
December

2019 

2020 v
2019

% change 
Income Statement    
Gross rental income (ˆm) 23.9 22.6 5.7
Profit before tax (ˆm) 37.9 28.6 32.5
Dividend (ˆ cents (£ pence))1 7.50 (6.75) 7.50 (6.30) -
    
Balance Sheet    
Portfolio valuation (ˆm) 768.3 730.2 5.2
Like-for-like valuation growth (%) 6.3 7.1 -
IFRS NAV per share (ˆ) 4.48 4.23 5.9
IFRS NAV per share (£)1 4.04 3.58 12.8
EPRA NTA2 per share (ˆ cents) 5.28 4.92 7.3
EPRA NTA2 per share (£ pence) 4.76 4.16 14.4
EPRA NTA2 per share total return (ˆ%) 8.8 9.1 - 
Net LTV3 (%) 33.1 32.6 - 
    
Operational Statist ics    
Portfolio valuation per sqm (ˆ) 3,977 3,741 6.3
Annual like-for-like rent per sqm growth
(%)

-15.8 5.6 -

EPRA vacancy (%) 2.1 2.8 -
Condominium sales notarised (ˆm) 14.6 8.8 65.4
1 - Calculated at FX rate GBP/EUR 1:1.11
2 - New EPRA Best Practice guidelines from October 2019 introduced three new measures of net asset value:
EPRA net tangible assets (NTA), EPRA net reinvestment value (NRV) and EPRA net disposal value (NDV). EPRA
NTA is calculated on the same basis as EPRA NAV; and is the most relevant measure for PSD and therefore now
acts as the primary measure of net asset value. Further information can be found on page 16.
3 - Net LTV uses nominal loan balances as per note 23 rather than the loan balances on the Consolidated
Statement of Financial Position which take into account Capitalised Finance Arrangement Fees in the balance.
 
EPRA NTA underpinned by significant condominium potential
·    Record condominium notarisations of ˆ14.6 million (43 condominium units) during the year

to 31 December 2020, a 65.4 per cent increase from ˆ8.8 million in the prior year.
·    Average achieved value per sqm of ˆ4,320 for residential units, a 19.2 per cent premium to

book value of each property.
·    70 per cent of Portfolio assets legally split into condominiums, up from 58 per cent as at 31

December 2019.
·    A further 15 per cent are in application, over half of which are in the final stages of the

process.
 
Berlin rent controls ("Mietendeckel") and COVID-19
·    Collected rental income per sqm as at 31 December 2020 fell by 15.8 per cent, reflecting

the implementation of the final phase of the Mietendeckel in November 2020.
·    Contracted rental income per sqm as at 31 December 2020 grew by 4.1 per cent year on

year. The Company may have the right to collect the difference between rents at the
contracted level and the rates set by the Mietendeckel in the event that the Mietendeckel
is successfully challenged.

·    New tenant contracts which provide for the reversion to market rents in the event that
the Mietendeckel is ruled to be unlawful.



·    Underlying EPRA vacancy of 2.1 per cent, a near record low, reflecting the limited impact of
COVID-19 and the Mietendeckel on the supply of available rental property.

·    Final legal ruling by the Federal Constitutional Court on the Mietendeckel anticipated in H1
2021. The Company and its legal advisors remain of the view that the Berlin rent-cap is
unconstitutional and will be removed.

·    Limited impact on rent collection from COVID-19. In excess of 99 per cent of rents collected
during 2020, with the collection rate remaining consistent in 2021 to date.

 
Continued shareholder value and robust balance sheet
·    Successful refinancing of ˆ37.8 million releasing ˆ12.0 million of cash. Net LTV remains

conservative at 33.1 per cent.
·    Unchanged annual dividend of 7.50 cents. Dividend increased or maintained since listing in

June 2015.
·    Resumption of share buy-back programme in second half of 2020.
·    As at 26 March 2021, 1.5 per cent of the issued share capital had been repurchased since

the resumption of the share buyback programme in September 2020 at an average 32 per
cent discount to year-end 2020 EPRA NTA.

 
Outlook
·    Long-term Berlin demographic trends expected to remain positive:

o  Decreased availability of rental stock, exacerbated by the Mietendeckel, continues to
support market rents;

o  Condominium pricing expected to remain strong, particularly for centrally located
Berlin apartments.

·    Mietendeckel will continue to materially impact Collected Rents in 2021 compared to 2020
unless legal challenge is successful.

·    Pending clarification of the legality of Mietendeckel rules, the Company will continue to
explore all options within the existing Portfolio to optimise strategic flexibility.

·    Two new condominium construction projects, representing a combined total of 34 units, are
under construction, with expected completion in early 2022.

·    Condominium sales of ˆ2.9 million to 26 March 2021, a 240 per cent increase versus Q1
2020.

·    Robust business model, a strong balance sheet and good levels of liquidity mean PSD
remains well positioned regardless of the outcome of the Mietendeckel constitutional
review.

 
 
Robert Hingley, Chairman of Phoenix Spree Deutschland, commented:
"I am pleased to report another resilient performance for the year. We have adapted our
strategy to mitigate any short-term impact on the portfolio and maintained our strategic
optionality as we await a successful challenge of the new Berlin rent controls. Further
progress on condominium splitting, combined with an acceleration in condominium sales
at a premium to book value, highlights the intrinsic value within the Portfolio. We remain
confident in the longer-term demographics for Berlin residential rental market."
 
Notes to the preliminary announcement
This announcement has been extracted from the annual report and financial statements for
the year ended 31 December 2020 (the "Annual Report"), which will shortly be available on
the Company's website, www.phoenixspree.com/investors. All page references in this
announcement refer to page numbers in the Annual Report.
 
The Annual Report has also been submitted to the National Storage Mechanism and will
shortly be available for inspection
a t https://data.fca.org.uk/#/nsm/nationalstoragemechanism. Printed copies of the Annual
Report will be distributed to shareholder on or around 21 April 2021.
 
 
For further information, please contact:
                                               

Phoenix Spree Deutschland Limited
Stuart Young                                            
 

+44 (0)20 3937 8760

Numis Securities Limited (Corporate Broker)
David Benda 
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Tulchan Communications (Financial PR)
Elizabeth Snow
Oliver Norgate
 

+44 (0)20 7353 4200
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CHAIRMAN'S STATEMENT

I am pleased to report that PSD has delivered another resilient performance. As at 31
December 2020, the Portfolio was valued at ˆ768.3 million by Jones Lang LaSalle GmbH, a like-
for-like increase of 6.3 per cent. The Euro EPRA NTA total return per share was 8.8 per cent
over the year and the sterling return was 16.0 per cent, reflecting a fall in the value of
sterling. The Company has additionally delivered record condominium sales and made further
progress in condominium splitting. 
 
This result has been achieved despite the full implementation during the financial year of the
new Berlin rent controls (the "Mietendeckel") and the negative impact that COVID-19 has had
on the German economy.
 
Adapting our strategy
During the course of 2020, the Company has complied with, and fully implemented, the
various components of the Mietendeckel. All of our tenants have been notified as to how
they will be affected by the new rules and, where necessary, rent reductions have been
implemented in accordance with the new rent caps.
 
PSD has adapted its strategy to mitigate any short-term impact on the Portfolio, while
ensuring it maintains maximum strategic optionality if, as expected, the Mietendeckel is found
to be unconstitutional. More details of the measures we have taken can be found in the
Report of the Property Advisor.
 
The financial impact on the Company and its medium-term strategy are largely dependent on
the timing and eventual outcome of the legal ruling on the Mietendeckel. However, it is
encouraging that the increase in the Portfolio valuation reported by JLL during the financial
year assumes that it is fully implemented for its entire five-year term. PSD is well positioned
to withstand any financial impact in the event that the new rental regulations are not
overturned. However, PSD and its legal advisors remain of the view that this legislation will be
successfully challenged in the German Federal court during the first half of 2021.
 
COVID-19
The Company's overriding priority is the health and wellbeing of its tenants, work colleagues
and wider stakeholders during what has been a period of significant disruption. Where
necessary, the Company continues to support its tenants, both residential and commercial,
through agreeing, on a case-by-case basis, the payment of monthly rents or deferring rental
payments.
 
Although the pandemic has caused unprecedented shrinkage in Germany's post war economy,
I am pleased to report that the impact of COVID-19 on PSD's rent collection has been very
limited, with the level of rent arrears in line with 2019. 
 
I am pleased that PSD and its Property Advisor have continued to support all of their
charitable causes and initiatives during the pandemic and that PSD has committed to
supporting an additional Berlin charity, Laughing Hearts, in 2021. This charity supports children
living in children's homes and social care.

Share buy-backs and dividend
After fully considering the potential impact of both the Mietendeckel and COVID-19, the Board
is pleased to recommend an unchanged further dividend of 5.15 cents per share (GBP 4.65
pence per share). Since listing on the London Stock Exchange in June 2015 and including the
announced dividend for 2020 and bought-back shares held in treasury, ˆ57.9 million has been
returned to shareholders. The Board is committed to continue to provide shareholders with a
secure dividend over the medium term.
 
During the past year, PSD has secured more flexible and cost-efficient financing to support
the medium and long-term strategic objectives of the business, providing liquidity in order to
take advantage of opportunities arising from market disruption caused by changes to the rent
laws. However, following the onset of the COVID-19 pandemic, the Board considered it
prudent, at that time, to suspend PSD's share buy-back programme pending greater clarity on
the financial impact that it might have. As it became clearer that the pandemic was not
materially affecting rent collection levels, share buy-backs were resumed in September 2020.
 
Property Advisor
On 21 September 2020 the Company announced that its Property Advisor, PMM Residential
Limited, had changed its name and rebranded as QSix Residential Limited. This name change
has no impact on the existing property advisory and investor relations agreement as it relates
to PSD and the Board look forward to continuing its valued partnership in the years to come.
 
Governance and compliance
The Board recognises the importance of a strong corporate governance culture and maintains
the principles of good corporate governance, as set out in the Association of Investment
Companies Code of Corporate Governance ("AIC Code"). Further details of how the Company
has applied the provisions of, and complied with, the AIC Code can be found in the Directors'
Report.



 
During the year, the Company announced the appointments of Antonia Burgess and Greg
Branch as independent, Jersey-based, non-executive Directors. Antonia and Greg bring with
them a wealth of experience and insight across the real estate, legal and financial services
worlds, which complement and enhance the skill set of the Board. As previously announced,
Charlotte Valeur retired as a non-executive board member in May 2020. I would like to
welcome Antonia and Greg and thank Charlotte for her service and contribution to the
Company.
 
Quentin Spicer has signalled his intention to retire from the Board at the forthcoming Annual
General Meeting. Quentin has overseen the transformation of the Company from inception in
2007, through to listing on the London Stock Exchange in 2015 and its expansion thereafter.
On behalf of the entire Board and of QSix, I would like to express our gratitude for his
dedicated service over the past fourteen years. He has provided invaluable guidance and
leadership through a period of considerable change and leaves with all of our very best
wishes.
 
 
Corporate responsibility
The Board recognises the importance of operating with integrity, transparency and clear
accountability towards its shareholders, tenants and other key stakeholders. We understand
that being a responsible Company, balancing the different interests of our stakeholders and
addressing our environmental and social impacts, is intrinsically linked to the success and
sustainability of our business.
 
To this end, our 'Better Futures' Corporate Responsibility ('CR') Plan provides a framework to
monitor existing activities better. It has four key pillars that have been integrated throughout
our business operations: Protecting our Environment; Respecting People; Valuing our Tenants
and Investing in our Communities. This year, we have evolved our CR pillars to align with
EPRA's Environmental, Social and Governance (ESG) reporting.
 
Protecting our environment
We recognise that the nature of our business has environmental and social impacts and that
we have a responsibility to consider and minimise these impacts, where possible. Our
Environment Policy sets guidance as to how PSD, QSix and other key suppliers should operate
to reduce this impact.
 
Our aim is to strengthen our ESG monitoring and reporting by introducing EPRA's Sustainability
Best Practice Recommendations and capturing our ESG measurements within their framework.
During the financial year, the Company introduced measures to capture relevant
environmental data for all our buildings that use oil-based energy and plans to increase
coverage in the coming years to include the buildings using gas and district heating.
 
Outlook
As we await the outcome of the legal challenge to the Mietendeckel in 2021, the Board
remains confident in the long-term outlook for PSD, particularly given the strength of demand
for housing in Berlin and the strategic flexibility available to the Company.
 
PSD remains well positioned to mitigate any short or medium-term impact associated with the
Mietendeckel and COVID-19. The Company continues to be supported by a strong balance
sheet with good liquidity and we have maintained our strategic optionality in the event the
rules are found unconstitutional. There continues to be positive condominium pricing trends
and, with 70 per cent of the portfolio now legally split into condominiums, there is ample scope
to launch further condominium projects, where appropriate.
 
We are closely monitoring the recent spike in COVID-19 infection rates in Germany and will
continue to support our tenants as we await further progress on the planned European
vaccination programme.

 

 

REPORT OF THE PROPERTY ADVISOR
The Property Advisor's priority throughout 2020 has been to protect and support the
Company's tenants, colleagues and communities throughout this period of disruption. The
Property Advisor has also continued to manage the impact on the Portfolio of the introduction
of the Mietendeckel (outlined in further detail below) and the successful acceleration of the
condominium strategy, reaching record levels in 2020.
 
The Berlin Mietendeckel
Regulations introduced by the Berlin Red-Red-Green coalition during 2020 to cap, or
potentially reduce rents for private non-subsidised rental properties ("the Mietendeckel") aim
to prevent rents being set at free market levels. This is despite the fact
that Germany already has in place, at the federal level, tenant protections which
rank amongst the strongest in the Western world. 



 
The uncertainty created by the Mietendeckel has significantly disrupted the Berlin market.
This has been reflected by a reduction in Berlin transaction activity from prior peak levels, a
significant reduction in the availability of rental accommodation for tenants who require it
most, and a sharp decline in investment in the stock of Berlin housing. Notwithstanding these
impacts, Jones Lang LaSalle GmbH, the Company's independent property valuers, have
confirmed that, as of 31 December 2020, there had been no material adverse effect on Berlin
residential sales prices.
 
These measures have presented challenges to the Company's rental business model, which
has traditionally relied on re-letting at market rates to justify the considerable investment
that significantly improves the standard of accommodation available to our tenants. However,
PSD is well positioned to withstand any financial impact if the new rental regulations are not
overturned. Scenarios in the event that the Mietendeckel is not successfully challenged have
been rigorously stress-tested, including any potential impact on rental income growth and loan
covenants. Moreover, with over 70 per cent of the Portfolio now legally split into
condominiums, the Property Advisor believes the Company has significant strategic flexibility
to adapt its business model by selling parts of its Portfolio as individual apartments at a
premium to book value if required.
 

The 2020 Portfolio valuation undertaken by Jones Lang Lasalle, the Company's
independent property valuer, assumes that the Mietendeckel is implemented
for its full five-year lifespan and therefore incorporates the negative impact on
rental income caused by the Mietendeckel measures. Notwithstanding the fact
that the majority of the Portfolio is now split into condominiums, just 7 per
cent were valued under a condominium scenario (see note 17) as at 31
December 2020 as these were the only active sales projects.

 
Legal developments
Whilst the exact timing of a legal decision remains unclear, developments challenging the
legality of the Mietendeckel during 2020 have been encouraging.
 
In May 2020, the opposition in the Berlin House of Representatives and a quorum of Federal
Parliament MPs lodged cases in Berlin's Regional Constitutional Court and the Federal
Constitutional Court. Additionally, in June 2020, twelve constitutional complaints from private
owners were filed with the Federal Supreme Court.
 
In July 2020, a similar move to introduce a six-year rent freeze in Bavaria was blocked by the
Bavarian Constitutional Court. The ruling stated that a federal state may not issue its own
regulations that contradict federal rental laws. Whilst this ruling does not directly impact the
legality of the Berlin Mietendeckel, many of the basic legal arguments against the imposition
of a rent-cap are the same, namely that in Germany, residential tenant law is governed by the
German Civil Code and is therefore a matter for the Federal and not State Government.
 
Maintaining strategic flexibility
Pending clarification of the legality of the Mietendeckel rules, the Company has explored all
options within the existing Portfolio to optimise strategic flexibility. This includes condominium
splitting and sales at a premium to book value, share buybacks at a discount to EPRA NTA,
careful monitoring of capex projects and new tenant contracts which could allow the
retrospective collection of  market rents in the event that the Mietendeckel is ruled to be
unlawful. These measures have been outlined in greater detail below.
 
New tenancy agreements
To avoid uncertainty among tenants as to their contractual rental obligations during the
period when the legality of Mietendeckel remains unresolved, PSD has amended its tenancy
agreements in line with the rest of the industry. These new agreements specify both rents
currently payable as prescribed by the Mietendeckel whilst in place ("Collected"), and free
market rents which would have been permissible under the German Civil Code ("Contracted"). 
 
The new tenancy contracts stipulate that, if the Mietendeckel or any part thereof is voided,
suspended, repealed, or otherwise abolished, any higher Contracted rent permissible under the
German Civil Code shall once again be payable. If the voiding or suspension were to be applied
on an ex-tunc basis (i.e. from the outset), back-payments could be sought to cover the
difference between the Collected rent and Contracted rent for the entire term of the
agreement. Tenants have, therefore, been advised by the Berlin government to set aside
appropriate reserves to cover this possibility. 
 
Measures introduced to comply with the Berlin Mietendeckel
Specifically, the measures introduced by PSD to comply with the Mietendeckel in 2020 were as
follows:
 
Post 23 February 2020:
·    First time letting and reletting: New rents may not exceed the prescribed upper rent limit. In

some instances, PSD has had to lower the rent to a level below the rent paid by the



previous tenant.
·    Rent freeze on existing leases: For existing leases, a rent freeze initially applied, but with

no requirement to lower rents, provided the rent level set at 18 June 2019 had not been
increased since that date. In instances where there had been a rent increase, PSD reduced
rental payments to the June 2019 level.

 
Post 23 November 2020:
·    Rent reductions: Where the rent limit (adjusted for location surcharges or discounts) was

exceeded by more than 20 per cent, PSD has had to reduce the rent to 120 per cent of
the prescribed rent limit. Around 44 per cent of tenants have received rent reductions.

Financial impact
Reported rental income for the financial year ended 31 December 2020 includes the impact of
the Mietendeckel measures that have been implemented to date.
 
The Property Advisor estimates that the financial impact of these combined measures for the
financial year ended 31 December 2020 was in the region of 4 per cent of gross rental income
over the full year. In the event that the Mietendeckel is not repealed during 2021, it is
estimated that the reduction of annualised net rental income would be up to 20 per cent,
reflecting the implementation of all rental reductions for a full financial year.
 
Financial highlights for the twelve-month period to 31 December 2020
 
 ˆ million (unless otherwise stated) Year to Year to
 31-Dec-20 31-Dec-19
Gross rental income  23.9 22.6
Investment property fair value gain 41.5 41.5
Profit before tax (PBT) 37.9 28.6
Reported EPS (ˆ) 0.31 0.22
Investment property value 768.3 730.2
Net debt (Nominal balances)1 254.4 237.8
Net LTV (%) 33.1 32.6
IFRS NAV per share (ˆ) 4.48 4.23
IFRS NAV per share (£)2 4.04 3.58
EPRA NTA per share (ˆ) 5.28 4.92
EPRA NTA per share (£) 4.76 4.16
Dividend per share (ˆ cents) 7.5 7.5
Dividend per share (£ pence)2 6.75 6.3

ˆ EPRA NTA per share total return for period (%)3 8.8 9.1

£ EPRA NTA per share total return for period (%)2 16.0 2.9

    
1 - nominal loan balances as per note 23 rather than the loan balances on the Consolidated Statement of
Financial Position which consider Capitalised Finance Arrangement Fees in the balance as per IAS 23.
2 - Calculated at FX rate GBP/EUR 1:1.11
3 - Further EPRA Net Asset Measures can be found in note 31.
 
Financial results 
Reported revenue for the financial year to 31 December 2020 was ˆ23.9 million (31 December
2019: ˆ22.6 million). Profit before taxation was ˆ37.9 million (31 December 2019:
ˆ28.6 million) which was positively affected by a revaluation gain of ˆ41.5 million
(31 December 2019: ˆ41.5 million).
 
The year-on-year rise in profit before tax is driven by a property valuation increase alongside a
smaller loss on the value of interest rate swaps than in prior year, a larger gain on disposal of
condominiums and a decline in the performance fee due to the Property Advisor.
 
Property expenses rose over the year, reflecting service charge costs on the new acquisition
in Brandenburg not present in the prior year. The increase in administrative expenses reflects
an acceleration in the volume of assets undergoing separation into condominiums at the land
registry. Reported earnings per share for the period were 0.31 cents (31 December 2019:
0.22 cents). 
  
Reported EPRA NTA per share rose by 7.3 per cent in the period to ˆ5.28 (£4.76) (31
December 2019: ˆ4.92 (£4.16)). After taking into account the dividends paid during 2020 of
7.5 cents (6.5 pence), which were paid in June and October 2020, the Euro EPRA NTA total
return for the period was 8.8 per cent (2019: 9.1 per cent). The sterling EPRA NAV per share
total return was 16.0 per cent (31 December 2019: 2.9 per cent), reflecting a favourable
exchange rate movement during the financial year.
 



Dividend
The Board is pleased to declare an unchanged further dividend of 5.15 cents per share (GBP
4.65 pence per share) (31 December 2019: 5.15 cents, GBP 4.40 pence). The dividend is
expected to be paid on or around 7 June 2021 to shareholders on the register at close of
business on 14 May 2021, with an ex-dividend date of 13 May 2021. Taking into account the
interim dividend paid in October 2020, the total dividend for the financial year to 31 December
2020 is 7.50 cents per share (GBP 6.75 pence per share) (31 December 2019: 7.50 cents, GBP
6.30 pence).
 
Since listing on the London Stock Exchange in June 2015 to 29 March 2021, including the
announced dividend for 2020 and bought-back shares held in treasury, ˆ57.9 million has been
returned to shareholders. The dividend is paid from operating cash flows, including the disposal
proceeds from condominium projects, and the Company will seek to continue to provide its
shareholders with a secure dividend over the medium term, subject to the distribution
requirements for Non-Mainstream Pooled Investments, and after full consideration of the
impact of the Mietendeckel and any ongoing impact associated with COVID-19.
 
Table: Portfolio valuation and breakdown
 31 December

2020
31 December

2019
Total sqm ('000) 193.2 195.2
Valuation (ˆm) 768.3 730.2
Like-for-like valuation growth (%) 6.3 7.1
Value per sqm (ˆ) 3,977 3,741
Fully occupied gross yield (%) 2.4 2.9
Number of buildings 98 98
Residential units1 2,555 2,537
Commercial units 139 142
Total units 2,694 2,679
1 Unit increase year-on-year down to units due to units in the new acquisition in Brandenburg being
available for rent while being under construction in prior year
 
Like-for-like increase in Portfolio Valuation of 6.3 per cent
The Berlin residential property market has remained resilient during the financial year and,
although transaction volumes remained below peak levels, investment demand observed
by Jones Lang LaSalle GmbH ("JLL"), the Company's external valuers, continues to support
increased pricing. JLL have conducted a full RICS Red Book property-by-property analysis, tied
back to comparable transactions in the Berlin market, and have provided a Portfolio valuation
with no matters of concern or material uncertainty raised. The discounted cash flow
methodology used by JLL assumes that the Berlin rent cap ("the Mietendeckel") is fully
implemented by PSD and remains in place for its full five-year lifespan.
 
As at 31 December 2020, the total Portfolio was valued at ˆ768.3 million by JLL, an increase of
5.2 per cent over the twelve-month period (31 December 2019: ˆ730.2 million).
 
On a like-for-like basis, after adjusting for the impact of acquisitions net of disposals, the
Portfolio valuation increased by 6.3 per cent in the year to 31 December 2020, and by 3.6 per
cent in the second half of the financial year. This increase reflects the combined impact of
yield compression, supported by a further decline in risk-free interest rates during the financial
year.
 
The valuation as at 31 December 2020 represents an average value per square metre of
ˆ3,977 (31 December 2019: ˆ3,741) and a gross fully occupied yield of 2.4 per cent (31
December 2019: 2.9 per cent). Included within the Portfolio are nine properties valued as
condominiums, with all sales permissions granted, with an aggregate value of ˆ52.4 million (31
December 2019: five properties, ˆ26.5 million).
 
Table:  Rental income and vacancy rate
 31 Dec

2020
Collected1

31 Dec 2020
Contracted1

31
Dec

2019

30 June
2020

Collected1

30 June
2020

Contracted1

Total sqm ('000) 193.2 193.2 195.2 194.5 194.5
Annualised Rental
Income (ˆm)

16.4 20.3 19.7 19.3 19.7

Gross in place rent
per sqm (ˆ)

7.5 9.3 9.0 8.9 9.1

Like-for-like rent
per sqm growth (%)

-15.8 4.1 5.6 1.8 4.1

Vacancy % 6.8 6.8 6.7 8.0 8.0
EPRA Vacancy % 2.1 2.1 2.8 4.3 4.3
1 - New tenant agreements specify both rents currently payable as prescribed by the Mietendeckel whilst in
place ("Collected"), and free market rents which would have been permissible under the German Civil Code
("Contracted").  This is discussed further under 'New tenancy agreements' section above.
 



"Collected" like-for-like rental income per sqm decreased by 15.8 per cent
Collected rental income includes the impact of the Mietendeckel measures that have now
been fully implemented. It includes only rental income that can be legally "Collected" under the
terms of the new Mietendeckel regulations.

 
As at 31 December 2020, Collected like-for-like rental income per sqm was ˆ7.5, a decrease of
15.8 per cent compared with the prior year. This decline reflects the implementation of the
final phase of the Mietendeckel in November 2020, included in December 2020 rent per sqm
disclosure.
 
On an annualised basis, Collected rental income for the month of December 2020 was ˆ16.4
million, a decrease of 16.7 per cent compared with the prior year. On a like-for-like basis,
excluding the impact of acquisitions and disposals, Collected like-for-like rental income was
down 16.1 per cent over the same period.
 
"Contracted" like-for-like rental income per sqm increased by 4.1 per cent
Including any higher contractual rents permissible under the German Civil Code, Contracted
like-for-like rental income per sqm was ˆ9.3 as at 31 December 2020, an increase of 4.1 per
cent compared with the prior year.
 
On an annualised basis, Contracted rental income for the month of December 2020 was ˆ20.3
million, an increase of 2.8 per cent during the financial year. On a like-for-like basis, excluding
the impact of acquisitions and disposals, Contracted rental income was up 3.8 per cent over
the same period.
 
The Property Advisor believes that Contracted rental growth slowed primarily due to the
impact of COVID-19 in temporarily pausing the inward flow of population. This modest slowing
compares to a significant drop in rents in other capital cities such as London and New York.
 
Table: EPRA Net Init ial Yield (NIY) and "Topped up" Net Init ial Yield (NIY)
All f igures in ˆ million unless otherwise stated
 2020 2019
Investment property 768.3 730.1
Reduction for NCI share and property under
development

(11.3) (10.9)

Completed property portfolio 757.0 719.2
Estimated purchasers' costs 62.7 57.8
Gross up completed property portfolio
valuation

819.7 777.0

Annualised cash passing collected rental income 16.4 19.7
Property outgoings (2.8) (3.3)
Annualised collected net rents 13.6 16.4
Expected increase from Mietendeckel rent cap
expiry1

3.2 0

"Topped up" Annualised net rents 16.8 16.4
EPRA NIY (%) 1.7 2.1
EPRA "Topped Up" NIY (%) 2.1 2.1
1 - Under EPRA guidelines, legally allowed lease incentives and contracted step rents are included in the
"Topped up" yield calculation, since the expectation is that the Mietendeckel is declared unconstitutional in
2021, the difference between annualised contracted rents and annualised collected rents has been included in
this line.
 
Vacancy at record lows
Reported vacancy as at 31 December was 6.8 per cent (31 December 2019: 6.7 per cent).
On an EPRA basis, which adjusts for units undergoing renovation, development or made
available for sale, the vacancy rate reduced to 2.1 per cent (31 December 2019: 2.8 per
cent), driven by a significant decline in available Berlin rental property, caused by industry
capacity withdrawal following the introduction of the Mietendeckel.
 
Berlin Reversionary re-lett ing premium of 25.2 per cent
During the year to 31 December 2020, 269 new leases were signed, representing a letting
rate of approximately 11.6 per cent of occupied units. The average Contracted rent achieved
on new lettings was ˆ11.7 per sqm, a 1.5 per cent decrease on the prior year, and an average
premium of 25.2 per cent to passing rents. This compares to a 36.4 per cent premium in the
period to 31 December 2019. The decline in reversionary premium partially reflects the
inclusion of the re-lettings from the recent acquisition in Brandenburg, where rents are lower
than those achieved in central Berlin. Looking solely at the Berlin portfolio, the reversionary
premium achieved was 33.9 per cent, down from 36.4 per cent in the prior period and
reflecting the fact that the Company has reduced unit renovation spend compared to 2020
and offers the majority of its apartments in an "as is" state.
 
Following the introduction of the final phase of the Mietendeckel on 23 November 2020, which
required an automatic rent reduction to all tenants in line with the new prescribed
Mietendeckel levels,  the average reletting rental level on a Collected basis for the Berlin



portfolio was ˆ7.6 per sqm, a reversionary discount of 7.7 per cent. The Property Advisor
believes this rent level is little more than half the current market rent and is required to be
applied City-wide, regardless of apartment micro location, size or condition.  For this reason,
the Property Advisor believes the policy primarily benefits wealthier households, in contrast to
the main policy intention which was to make housing more affordable for low-income
households.  
 
Limited impact from COVID-19 on rent collection
The Company's overriding priority is the health and wellbeing of its tenants, work colleagues
and wider stakeholders throughout this period of unprecedented disruption. Where necessary,
the Company continues to support its tenants, both residential and commercial, through
agreeing, on a case-by-case basis, the payment of monthly rents or deferring rental
payments.
 
To date, the impact on rent collection has been limited. During the year to 31 December
2020, 99.6 per cent of rents due had been collected in total compared to 99.2 per cent in the
prior year.

Residential rent collection remained particularly resilient and, although a small number of the
Company's commercial tenants were impacted, 99.3 per cent of commercial rents were
collected, compared with 98.6 per cent in 2019.

Rent collection during the months of January and February 2021 has remained stable and the
Company will continue to work sensitively with any tenants in arrears to agree appropriate
and workable repayment schedules.
 
Portfolio investment
During the year to 31 December 2020, a total of ˆ4.2 million was invested across the Portfolio
(31 December 2019: ˆ6.5 million). These items are recorded as capital expenditure in the
financial statements. A further ˆ1.6 million (31 December 2019: ˆ1.7 million) was spent on
maintaining the assets and is expensed through the profit and loss account. The year-on-year
decline in investment reflects ongoing uncertainty in the Berlin rental market and the decision
to cease the programme of apartment renovations since this investment cannot currently be
recouped in the form of a rent uplift on re-letting. As a result, apartments are mainly rented in
an "as is" condition, with expenditure focussed on areas which guarantee tenant safety.  
 
Table: EPRA Capital Expenditure
All f igures in ˆ ,000 unless otherwise stated

 31 December 2020 31 December
2019

Acquisitions 0 62
Like-for-like portfolio 3,645 5,948
Development 274 0
Other 252 511
Total Capital Expenditure 4,171 6,459

 
 
Record condominium sales
PSD's condominium strategy involves the division and resale of selected apartment blocks as
private units. This is subject to full regulatory approval and involves the legal splitting of the
freeholds in properties that have been identified as being suitable for condominium
conversion.  
 
Condominium price growth across all major German cities has remained robust during 2020
having been largely unaffected by COVID-19 related disruptions. Industry data shows that, in
the fourth quarter of 2020, prices in Berlin had increased by 5 per cent versus the same period
in 2019.
 
During the financial year to 31 December 2020, 41 condominium units and two undeveloped
attic spaces were notarised for sale (31 December 2019: 18 units). The average achieved
notarised value per sqm for the residential units was ˆ4,320, representing a 19.2 per cent
premium to the most recent assessed book value of each property and an 8.6 per cent
premium to the average residential Portfolio value as 31 December 2020.
 
These sales represent a significant increase compared with the first half of the financial year,
during which eight residential units and two attic spaces were notarised for sale, with an
aggregate value of ˆ3.0 million. In total, the Company has notarised for sale condominiums
with an aggregate value of ˆ14.6 million during the year to 31 December 2020 (31 December
2019: ˆ8.8 million), a 65 per cent increase compared with the prior year.
 
As at 31 December 2020, 70 per cent of the Berlin portfolio had been legally split into
condominiums, providing opportunities for the implementation of further condominium sales
projects, where appropriate. A further 15 per cent are in application, over half of which are in
the final stages of the process.
 
The Company notes that the Federal Government has previously discussed the introduction



of legislation which may limit the ability of landlords to split their properties into condominiums.
The implementation of any such measures would be likely to reduce the stock of apartments
available on the market. Given the high proportion of the Portfolio already split into
condominiums the valuation impact on the Company's Portfolio is expected to be positive.
 
Condominium construction
The Property Advisor has completed an exercise to examine the financial viability of the
creation of new condominium units within the footprint of the existing Portfolio. Two new
construction projects, representing a combined total of 34 units across two assets, have been
granted planning approval.

The first project is for the construction of a new 23-unit apartment block located in the
footprint of a property acquired in 2018. Alongside this, the undeveloped attic of the same
property will be built out with the creation of four new units for sale as condominiums, or for
rental. The second project involves building out the attic and renovating existing commercial
units to create seven new residential units in an existing asset bought in 2007.

Construction on both projects is expected to commence in the middle of 2021 and the first
units are projected to be available for sale or rental in the first half of 2022. The total
construction budget for two combined projects is expected to be ˆ11.8 million.

The Company also has building permits to renovate attics in 20 existing assets to create a
further 49 units for sale as condominiums, or as rental stock.

Debt and gearing
As at 31 December 2020, PSD had gross borrowings of ˆ291.4 million (31 December 2019:
ˆ280.2 million) and cash balances of ˆ37.0 million (31 December 2019: ˆ42.2 million), resulting
in net debt of ˆ254.4 million (31 December 2019: ˆ237.8 million) and a net loan to value on
the Portfolio of 33.1 per cent (31 December 2019: 32.6 per cent).
 
Following a strategic review of PSD's liability structure, a new ˆ240 million term loan on
improved terms was completed in September 2019. The new facility was agreed with Natixis
Pfandbriefbank AG and comprised of two tranches, being a refinancing facility for ˆ190 million
which was drawn down in September 2019, and a further acquisition facility for ˆ50 million
which was drawn down in two parts in 2020.
 
The first drawdown of the acquisition facility comprised a ˆ20.3 million facility signed in April
2020, replacing the existing ˆ16.4 million facility acquired as part of the share deal acquisition
of the apartment complex in Brandenburg in December 2019. The new loan was signed on
improved terms with an extended duration and lower interest rate.
 
The second drawdown comprised the remaining ˆ29.7 million of the acquisition facility. The
ˆ29.7 million drawdown refinanced ˆ21.4 million of existing loans and offered more flexible
terms, released ˆ8.1 million of cash and had a maturity profile in line with the Company's
existing debt facilities. The new debt does not amortise, whereas the replaced debt incurred
amortisation of 1.5 per cent per annum. Additionally, the new debt allows the sale of assets
as condominiums, offering more flexibility than the previous debt provider terms.
 
The increase in gross debt in the period partly results from the refinancing discussed above,
offset by debt repayments associated with the sale of condominiums during the year, and
scheduled repayments on existing debt.
 
Nearly all PSD's debt effectively has a fixed interest rate through hedging. As at 31 December
2020, the blended interest rate of PSD's loan book was 2.0 per cent (31 December 2019: 2.0
per cent). The average remaining duration of the loan book at 31 December 2020 had
decreased to 6.0 years (31 December 2019: 6.6 years)
 
EPRA Best Practice Reporting Metrics
In October 2019, the European Public Real Estate Association (EPRA) published new best
practice recommendations (BPR) for financial disclosures by public real estate companies. PSD
supports this reporting standardisation approach designed to improve the quality and
comparability of information for investors.

The BPR introduced three new measures of net asset value: EPRA net tangible assets (NTA),
EPRA net reinvestment value (NRV) and EPRA net disposal value (NDV). The Company has
adopted these new guidelines early and applies them in our 2020 Annual Report. EPRA NTA is
calculated in the same way as EPRA NAV has been calculated in previous reports and is the
most relevant measure for our business and therefore now acts as our primary measure of net
asset value. Where relevant, the previously reported EPRA measures of net assets are also
included below for comparative purpose.

The following table sets out PSD's EPRA KPIs, and references where more detailed calculations
supporting the KPIs can be found in the report.

Table: EPRA Metrics
Metric Balance Page

reference
Note

reference



EPRA Earnings (ˆm) (4.5) 121 30
EPRA Net Tangible Assets /
share (NTA)

5.28 122 31

EPRA Net Reinvestment Value
/ share (NRV)

5.93 122 31

EPRA Net Disposal Value /
share (NRV)

4.44 122 31

EPRA Capital Expenditure (ˆm) 4.2 14 N/A
EPRA Net Initial Yield (%) 1.7 13 N/A
EPRA "Topped up" Yield (%) 2.1 13 N/A
EPRA Vacancy (%) 2.1 1 N/A
EPRA Like-for-Like rental
income (%)

(15.8) 1 N/A

 
 
Outlook
Predictably, the effect of Berlin rent controls, limiting rent levels to well below free market
levels, has been to reduce the supply and quality of rental property. Since the Mietendeckel
has been implemented, the number of properties constructed prior to 2014 available for rent
has fallen by 70 per cent.  Moreover, at a time when the need for sustainable, environmentally
friendly housing has become ever more apparent, levels of investment in the fabric of existing
properties in the wider market have reduced. These trends are likely to continue whilst the
Mietendeckel remains in place.
 
Germany's National Statistics Office estimates that gross domestic product fell 5 per cent in
2020, as the pandemic ended a 10-year growth period. However, the recession in Germany is
expected to be among the least severe in Europe, assisted by a decisive fiscal response. By
comparison, national output in 2020 is estimated to have dropped by more than 9 per cent in
Italy and France, and by 11 per cent in the UK. After eight years of budget surpluses,
Germany recorded a budget deficit of almost 5 per cent of GDP at the end of 2020. By
contrast, the UK is expected to record a deficit of 17 per cent of GDP for the financial year
ending March 2021. Under the German system of wage subsidies to protect workers' jobs -
similar to the UK furlough scheme - the peak number of people accessing the support was the
equivalent of 13 per cent of the labour force, compared with 26 per cent in the UK.

Notwithstanding these headwinds, investor demand for German residential property remains
high, with CBRE reporting record investment in 2020. The experience of German residential
property during a year of unprecedented economic disruption has been stable and reliable
cash flows. Whilst rental yields have fallen, residential property has, compared to negative
interest rates available on German Bunds, offered an attractive risk adjusted alternative.
 
The monetary policy pursued by the European Central Bank in the wake of the COVID-19
pandemic has been extremely accommodating and is set to remain so in the years ahead, as
economies seek to regain lost momentum. With interest rates set to remain at historically low
levels, relatively higher yields from residential real estate will remain attractive to institutional
investors, such as insurance companies, pension funds and wealth managers, who are
increasingly looking favourably on multi-family housing as an alternative to government bonds
and other long-dated fixed income instruments.

Low interest rates will continue to benefit the Condominium market as well. Favourable
mortgage rates, coupled with a lack of available rental properties, and favourable mortgage
versus market rent dynamics, will continue to provide a tailwind for Condominium pricing.

Demographic trends to date in Berlin's private rental market have shown some signs of
change in the wake of the Mietendeckel and COVID-19. Scarcity of supply of high-quality
rental property, coupled with a growing realisation that working remotely is a viable alternative
to a daily city centre commute, has begun to impact tenant settlement choices.  Less
densely populated areas in the greener suburban areas of Berlin, where supply is less
constrained, with more affordable rents and strong commuter links, now hold increasing appeal
for tenants seeking to relocate. This effect is likely to be seen in increased demand for
apartments in PSD's 2019 acquisition of the apartment complex in Brandenburg. This
phenomenon is by no means Berlin specific, with accelerating rent momentum and yield
compression being observed in many suburban areas across Germany.

Looking specifically at PSD, the 2020 Portfolio valuation conducted by JLL, by necessity,
assumes that the Mietendeckel will be in place for its full five-year term. However, the
Company and its legal advisors remain firmly of the view that the Berlin rent-cap is
unconstitutional and, although a formal timetable for a legal ruling has yet to be published, it
is currently expected that the Federal Court will reach a final decision in the first half of
2021. 
 
Prior to the announcement of the Mietendeckel laws, the shares were valued at, or around,
Net Asset Value. Although the shares are currently valued at a significant discount to Net
Asset Value, a positive ruling on the Mietendeckel has the potential to materially reduce this.
 
If the Mietendeckel were to be ruled to be legal then the Property Advisor believes that there

https://www.theguardian.com/world/europe-news


is unlikely to be an immediate impact on the EPRA NTA of the Company but it may impact
future market volumes and ultimately prices of market transactions. The Company, however,
remains well positioned since it expects condominium prices to continue to rise.
 
The German Federal Elections are due to be held in September 2021. Currently, there is a
"Grand Coalition" led by Angela Merkel between the CDU and the SPD which has been in
power since the previous Federal Elections in 2017. Any change in the Federal Government
make-up could lead to changes in the current regulations around tax, compliance and tenant
law. The Property Advisor believes that the Company has a flexible enough business model to
adapt to new regulations caused by a change in Government.
 
PRINCIPAL RISKS AND UNCERTAINTIES
 
The Board recognises that effective risk evaluation and management needs to be foremost in
the strategic planning and the decision-making process. In conjunction with the Property
Advisor, key risks and risk mitigation measures are reviewed by the Board on a regular basis
and discussed formally during Board meetings.
RISK IMPACT MITIGATION MOVEMENT

Legal risk Failing to comply
with current laws
and regulations in
Germany, the UK
and Jersey, as well
as proposed
changes to laws,
and failing to
implement
changes in policies
and procedures to
take into account
new laws could
lead to financial
penalties and/or
loss of reputation
of the Company.

The Property
Advisor regularly
monitors the
impact that
existing and
proposed laws or
regulation could
have on future
rental values and
property planning
applications.
The Company has
appointed legal
advisors in Jersey,
the UK and
Germany who
advise of any
relevant changes in
legal requirements
and are periodically
invited to Board
meetings to report
any changes.
The Company
recently underwent
a detailed review of
its structure,
carried out by EY to
ensure it was
working within the
confines of the law
and regulations of
Jersey.

Unchanged

Tenant /
Letting and
Political risk

Property laws
remain under
constant
review by the
"Red-Red-
Green"
coalition
government in
Berlin and
changes to
property
regulation and
rent controls
for all
tenancies have
negatively
affected rental
values in 2020.
The most
recent tenant
law changes

The Property
Advisor regularly
monitors the
impact that
existing and
proposed laws or
regulations could
have on future
rental values and
property planning
applications. The
Property Advisor
feels that the
Company has a
flexible enough
business model to
adapt to new
regulations caused
by a change in
Government.

 

The Company

Unchanged



involve the
Mietendeckel
rent cap, which
was passed
into law in
February 2020.
The Company's
response to
this and the
legal situation
regarding
appeals to the
German
Constitutional
Court are set
out in pages 7
to 9 of this
Annual Report. 

The German
Federal
Elections are
due to be held
in September
2021.
Currently,
there is a
"Grand
Coalition" led
by Angela
Merkel
between the
CDU and the
SPD which has
been in power
since the
previous
Federal
Elections in
2017. Any
change in the
Federal
Government
make up could
lead to changes
in the current
regulations
around tax,
compliance and
tenant law.

has sought
independent
legal advice
regarding the
Mietendeckel
and has been
advised that the
legislation is
likely to be
found
unconstitutional
and illegal and
should be
successfully
challenged in
the courts of law
in the first half
of 2021.

The Company
set out last year
how it intends
to adapt its
strategy during
the period in
which the
Mietendeckel
remains in law
to mitigate any
short-term
impact on the
portfolio. These
measures,
together with
the financial
impact in 2020
are summarised
on pages 7 to 9.

Market risk Economic, political,
fiscal and legal
issues can have a
negative effect on
property
valuations.  A
decline in Group
property
valuations could
negatively impact
the ability of the
Group to sell
properties within
the Portfolio at
valuations which
satisfy the
Group's
investment
objective.
COVID-19 remains
prevalent in

Although the Board
and Property
Advisor cannot
control external
macro-economic
risks, economic
indicators are
constantly
monitored by both
the Board and
Property Advisor
and Company
strategy is tailored
accordingly.
The effects of
COVID-19 on the
Company's
operations and
finances have been
limited, with strong
rent collection

Unchanged



Germany and
potential
restrictions to
work and
assembly have
the possibility of
negatively
impacting the
Company's
operations and
tenants' ability to
pay rents as they
fall due.
 

during 2020. Its
outsourced service
providers have also
managed to
continue operating
with limited
disruption. The
Company does not
anticipate potential
further disruption
negatively
impacting its
operations in 2021
but will continue to
monitor the
situation.
The German Federal
government is
currently
considering
introducing new
laws which would
allow States to
block the
partitioning of
apartment blocks
into condominiums.
The Berlin
Government is likely
also to adopt this
stance should the
proposals proceed
into law. This would
likely be a net
positive for the
Company since the
supply of
condominiums
would be materially
reduced, increasing
the value of the
stock of over
1700 split units
owned by the
Company.

Financial risk A fall in revenues
could result in the
Group breaching
financial
covenants of a
lender, and also
lead to the
inability to repay
any debt and
related borrowing
costs. A fall in
revenue or asset
values could also
lead to the
Company being
unable to maintain
dividend
payments to
investors.

The Group took on
new covenants
when signing the
ˆ240 million debt
with Natixis;
Interest coverage
ratio (ICR), debt
yield, and Loan-to-
Value covenants.
Only the Debt yield
and ICR covenants
are "hard"
covenants resulting
in an event of
default in case of
breach. The loan-
to-value covenant
is a cash trap
covenant alone,
with no event of
default. The
Company carried
out extensive
sensitivity analysis
prior to signing
these covenants
and even in the
most stressed
Mietendeckel rent
scenarios, no
covenants were

Unchanged



breached.
The Company's
debt with Berliner
Sparkasse contains
annual reporting
rental requirements
but does not
contain any specific
covenants.
The Property
Advisor continues
to model its
expected revenues
and Covenant
levels, and these
are reported to the
Board as part of its
Viability
assessment which
can be seen on
pages 61 to 63. At
no point in the
three-year
projection process
were any
covenants
projected to be
breached.
Furthermore, these
projections also did
not anticipate any
reduction in the
dividend to meet
other requirements.
In the event that
rent levels or
property values
were to fall to a
point where the
covenants were in
danger of being
affected, the
Company would
use its surplus
cashflow and cash
reserves to pay
down the debt
balances to rectify
the situation. At
the most recent
covenant test
date, in January
2021, all covenants
were cleared.

Outsourcing
risk

The Group's
future
performance
depends on the
success of its
outsourced
third-party
suppliers,
particularly the
Property
Advisor, QSix,
but also its
outsourced
property
management,
IFRS and
German GAAP
accountants,
and its
administrative

Since the
Company listed
on the London
Stock Exchange,
the Property
Advisor has
expanded
headcount
through the
recruitment of
several
additional
experienced
London and
Berlin-based
personnel.
Additionally,
senior Property
Advisor
personnel and

Unchanged



functions. The
departure of
one or more key
third-party
providers may
have an
adverse effect
on the
performance of
the Group.

their families
retain a stake in
the Group,
aligning their
interests with
other key
stakeholders. In
November 2018,
the Company
announced that
it had signed a
new Property
Advisor
agreement with
QSix,
committing the
Property Advisor
to the Company
for the
foreseeable
future.

The key third
parties
responsible for
property
management,
accounting and
administration
are continually
monitored by
the Property
Advisor, and
also have to
provide
responses
annually to a
Board
assessment
questionnaire
regarding their
internal controls
and
performance.
These
questionnaires
are reviewed
annually by the
Board.

 
IT and Cyber
Security risk

The Company is
dependent on
network and
information
systems of
various service
providers - mainly
the Property
Advisor, Property
Manager and
Administrator, and
is therefore
exposed to
cybercrimes and
loss of data. As
cyber-crime
remains prevalent
across Europe,
this is considered
a significant risk

Review of IT
systems and
infrastructure in
place to ensure
these are as robust
as possible. Service
providers are
required to report
to the Board on
request, and at
least annually via
the Board
questionnaires, on
their financial
controls and
procedures.
A detailed review of
all IT processes led
to the introduction
of new invoice

Unchanged



by the Group.  A
breach could lead
to the illegal
access of
commercially
sensitive
information and
the potential to
impact investor,
supplier and
tenant
confidentiality and
to disrupt the
business of the
Company.

payment software,
as well as
introducing new IT
and Communication
platforms to ensure
all communications
are carried out in a
secure
environment.
Service providers
are also required to
hold detailed risk
and controls
registers regarding
their IT systems.
The Board reviews
service
organisations' IT
reports as part of
Board meetings
each year.
 

Lack of
Investment
opportunity

Availability of
potential
investments which
meet the
Company's
investment
objective can be
negatively
affected by
supply and
demand dynamics
within the market
for German
residential
property and the
state of the
German economy
and financial
markets more
generally.

The Property
Advisor has been
active in the
German residential
property market
since 2006. It has
specialised
acquisition
personnel and an
extensive network
of industry
contacts including
property agents,
industry
consultants and
the principals of
other investment
funds. It is
expected that
future acquisitions
will be sourced from
these channels.
While the market in
Berlin is currently
challenging due to
the recently
introduced
Mietendeckel, the
Property Advisor
believes that this
will create other
opportunities,
including
densification
projects within the
current Portfolio
and acquiring in the
suburbs of Berlin,
outside the scope
of the
Mietendeckel,
where the growth
potential is more
promising.

Increasing

 
Going concern
The Directors have reviewed cashflows for the period of 12 months from the date of signing
using assumptions which the Directors consider to be appropriate to the current financial
position of the Group with regard to revenues, its cost base, the Group's investments and
borrowing and debt repayment plans. These projections show that the Group should be able
to operate within the level of its current resources and expects to manage all debt covenants
for a period of at least twelve months from the date of approval of the financial statements.
The Group's going concern assumption is based on the outcome of a variety of scenarios that
show the Group's ability to withstand the potential market disruption arising from events such



as the Mietendeckel, and COVID-19. The Group's business activities together with the factors
likely to affect its future development and the Group's objectives, policies and processes for
managing its capital and its risks are set out in the Strategic Report and in notes 3 and 32.
After making enquiries and having regard to the FRC's Guidance for Companies on COVID-19
issued in December 2020, the Directors have a reasonable expectation that the Group has
adequate resources to continue in operational existence for the foreseeable future, and,
therefore, continue to adopt the going concern basis in the preparation of the financial
statements.
 
Viability Statement
The Directors have assessed the viability of the Group over a three-year period. The Directors
have chosen three years because that is the period that broadly fits within the financing and
development cycle of the business. The Viability Statement is based on a robust assessment
of those risks that would threaten the business model, future performance, solvency or
liquidity of the Group, as set out in the assessment of risks described earlier in this document.
For the purposes of the Viability Statement the Directors have considered, in particular, the
impact of the following factors affecting the projections of cash flows for the three-year
period ending 31 December 2023:
a) the potential operating cash flow requirement of the Group;
b) seasonal fluctuations in working capital requirements;
c) property vacancy rates;
d) rent arrears and bad debts;
e) capital and administration expenditure (excluding potential acquisitions as set out below)
during the period;
f) condominium sales proceeds;
g) the impact of the Mietendeckel in the event a legal challenge is unsuccessful, which the
Board considers to be unlikely; and
h) the continuing impact of COVID-19; and
i) condominium construction development costs
 
The assumptions on the effect of the Mietendeckel and COVID-19, as they relate to the
Company, were assessed by the Board. They are intended to demonstrate the degree of
stress that the Company is able to withstand over an extended period. The Board considers
that it is unlikely that the more severe assumptions made with respect to the Mietendeckel
and COVID-19 will represent a real-life scenario as the Company believes that the
Mietendeckel will be found unconstitutional and, as the Company's revenues and general
operations were relatively unaffected by COVID-19 in 2020, there is not expected to be any
significant impact from COVID-19 either in 2021.
 
In response to the risks posed by the Mietendeckel the Directors applied additional stresses to
the model as described below.
 
In the event that the Mietendeckel is not reversed, the Group has estimated that it could
have a material impact on its revenues as set out in page 9. The cash impact of this fall in
revenues could be mitigated in full by reducing capital expenditure down to a level of essential
maintenance only, to preserve the condition of the assets to required standards. Furthermore,
as demonstrated in 2020, the Group could increase sales of condominiums over the forecast
period to mitigate any falls in revenue.
 
Financial modelling and stress testing was carried out on the Group's cashflows taking into
account the Mietendeckel and COVID-19, and the following assumptions, which the Directors
consider to be reasonable estimates of a worst case scenario, were made with respect to the
operating metrics of the Company:
 
·    COVID-19 leads to an increase in tenant arrears up to December 2021 - current tenant

arrears stand at around 1 per cent of total revenues;
·    Major changes in tenant law lead to necessary increases in legal and administrative

expenses;
·    Regulatory authorities move to impede sales of condominiums, leading to a fall in revenue

arising from these sales;
·    Changes in local building regulations lead to an increase in mandatory capex across all

assets, as well as new projects;
·    dividends are maintained at current levels throughout the projected three-year period but

remain a potential source of mitigation from interim 2021 onwards if cash retention is
required; and

·    the Mietendeckel remains in force throughout the projected period.
 
After applying the assumptions above, individually and collectively, there was no scenario in
which the viability of the Company over the next three years was brought into doubt from a
cashflow perspective. Under the stresses set out above, mitigation may be required in 2022
and 2023 and headroom could be obtained in the following ways:
·    reducing the dividend to preserve cash;
·    cancellation of larger capital expenditure projects; and
·    selling individual assets, or condominiums to release cash.
 
Under these stressed assumptions used to assess viability, including the impact of COVID-19,



the Group is projected to be able to manage all banking covenant obligations during the period
using the available liquidity to reduce debt levels, as appropriate.
 
The projection of cash flows does not include the impact of further potential property
acquisitions over the three-year period, as these acquisitions are discretionary in nature,
though the cashflows do include the proposed condominium construction referred to on page
15. In this respect, the Directors complete a formal review of the working capital headroom of
the Group for all material acquisitions.
 
On the basis of the above, and assuming the principal risks are managed or mitigated as
expected, the Directors have a reasonable expectation that the Group will be able to
continue in operation over the three-year period of their assessment.

 

Co nso lidat ed
St at ement  o f
Co mprehensive Inco me

             
Fo r t he year
ended 31
December
20 20

             
 

               
               
          Year ended  Year ended  

       No t es    31 December
20 20

 31 December
20 19  

           ˆ'0 0 0  ˆ'0 0 0  
Co nt inuing
o perat io ns               
               
Re ve nue       6      23,899    22,600  
Pro pe rty
e xpe nse s       7    (16 ,437)  (14,196)  

               
Gro ss pro f it             7,462    8,404  

               
Adminis trative
e xpe nse s       8    (3,263)  (3,103)  
Gain o n dispo sal o f inve s tme nt pro pe rty (inc luding
inve s tme nt pro pe rty he ld fo r sale )  10      2,178    858  
Inve s tme nt
pro pe rty fair
value  gain

      11      41,458    41,491
 

Pe rfo rmance  fe e
due  to  pro pe rty
adviso r

      27      439  (2,798)
 

Se parate ly
disc lo se d ite ms       12      -  (278)  

               
Operat ing
pro f it             48,274    44,574  

               
Ne t finance
charge       13    (10 ,417)  (16 ,013)  

               
Pro f it  bef o re
t axat io n             37,857    28,561  

               
Inco me  tax
e xpe nse       14    (7,550)  (5,817)  

               
Pro f it  af t er
t axat io n             30 ,307    22,744  

               
Othe r
co mpre he ns ive
inco me

            -    -
 

               
T o t al
co mprehensive
inco me f o r t he
year

            30 ,30 7    22,744

 

               
To tal
co mpre he ns ive
inco me
attributable  to :

             
 

Owne rs  o f the             29 ,788    22,293  



pare nt
 

No n-co ntro lling
inte re s ts             519    451  

             30 ,30 7    22,744  
               

Earnings  pe r share
attributable  to  the  o wne rs
o f the  pare nt:

             
Fro m co ntinuing
o pe ratio ns               
Bas ic  (ˆ)       30      0 .31    0 .22  
Dilute d (ˆ)       30      0 .30    0 .22  

               
               
               
 
 
Co nso lidat ed
St at ement  o f  Financial
Po sit io n

            
 

At  31
December
20 20

              
               
               
          As at  As at  

       No t es    31 December
20 20

 31 December
20 19  

            ˆ'0 0 0   ˆ'0 0 0  
ASSET S               

               
No n-current
asset s               

Inve s tme nt
pro pe rtie s       17      749 ,008    719 ,521  

Pro pe rty, plant
and e quipme nt       19      42    54  

Othe r financial
asse ts  at
amo rtise d co s t

      20      901    876
 

De fe rre d tax
asse t       14      2,880    2,529  

             752,831    722,980  
               

Current  Asset s               
Inve s tme nt

pro pe rtie s  - he ld
fo r sale

      18      19 ,302    10 ,639
 

Othe r financial
asse ts  at
amo rtise d co s t

      20      -    1,590
 

Trade  and
o the r
re ce ivable s

      21      8,414    7,937
 

Cash and cash
e quivale nts       22      36 ,996    42,414  

             64,712    62,580  
               

T o t al asset s             817,543    785,560  
               

EQUIT Y AND
LIABILIT IES               
               
Current
liabilit ies               

Bo rro wings       23      1,018    17,752  
Trade  and

o the r payable s       24      9 ,018    7,236  
Othe r financial

liabilitie s       26      -    6 ,951  
Curre nt tax       14      550    1,413  

             10 ,586    33,352  
No n-current
liabilit ies               

Bo rro wings       23      286 ,531    258,502  
De rivative

financial
ins trume nts

      25      18,197    15,979
 

De fe rre d tax
liability       14      68,273    60 ,825  

             373,001    335,306  
               

T o t al
liabilit ies             383,587    368,658  

               
Equit y               

State d capital       28      196 ,578    196 ,578  
Tre asury

share s       28    (17,206)  (11,354)  
Share  base d

payme nt re se rve       27      6 ,369    6 ,808  



Re taine d
e arnings             244,685    221,859

 
Equity

attributable  to
o wne rs  o f the
pare nt

            430 ,426    413,891

 

               
No n-co ntro lling

inte re s t       29      3,530    3,011  
T o t al equit y             433,956    416,90 2  

               
T o t al equit y
and liabilit ies             817,543    785,560  

               
               
              
Co nso lidat ed
St at ement  o f  Changes
in Equit y

             
Fo r t he year
ended 31
December
20 20

             
 

               
               
               
 At t ribut able t o  t he o wners o f  t he parent      
               
 St at ed

capit al  T reasury
shares  Share

based
payment

reserve

 Ret ained
earnings  T o t al  No n-

co nt ro lling
int erest

 T o t al equit y

 

 ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  
               

Balance at  1
January 20 19

196,578  -  4,0 10  20 7,270  40 7,858  1,989  40 9,847  
Co mpre he ns ive
inco me :               
Pro fit fo r the
ye ar

-  -  -  22,293  22,293  451  22,744  
Othe r
co mpre he ns ive
inco me

-  -  -  -  -  -  -
 

To tal
co mpre he ns ive
inco me  fo r the
ye ar

-  -  -  22,293  22,293  451  22,744

 

               
Transactio ns
with o wne rs  -               
re co gnise d
dire ctly in e quity:               
Divide nds  paid -  -  -  (7,704)  (7,70 4)  -  (7,70 4)  
Pe rfo rmance  fe e -  -  2,798  -  2,798  -  2,798  
No n-co ntro lling
inte re s ts  o n
acquis itio n o f
subs idiarie s

-  -  -  -  -  571  571

 
Acquis itio n o f
tre asury share s

-  (11,354)  -  -  (11,354)  -  (11,354)  
               

Balance at  31
December
20 19

196,578  (11,354)  6,80 8  221,859  413,891  3,0 11  416,90 2
 

               
Co mpre he ns ive
inco me :               
Pro fit fo r the
ye ar

-  -  -  29 ,788  29 ,788  519  30 ,30 7  
Othe r
co mpre he ns ive
inco me

-  -  -  -  -  -  -
 

To tal
co mpre he ns ive
inco me  fo r the
ye ar

-  -  -  29,788  29,788  519  30 ,30 7

 

               
Transactio ns
with o wne rs  -               
re co gnise d
dire ctly in e quity:               
Divide nds  paid -  -  -  (6 ,962)  (6,962)  -  (6,962)  
Pe rfo rmance  fe e -  -  (439)  -  (439)  -  (439)  
Acquis itio n o f
tre asury share s

-  (5,852)  -  -  (5,852)  -  (5,852)  
               

Balance at  31
December
20 20

196,578  (17,20 6)  6,369  244,685  430 ,426  3,530  433,956
 

               
Tre asury share s  co mprise  the  accumulate d co s t o f share s  acquire d o n the  o pe n marke t.  
               
The  share -base d payme nt re se rve  was  e s tablishe d in re latio n to  the  is sue  o f share s  fo r the  payme nt o f the  pe rfo rmance  fe e  to  the
pro pe rty adviso r.  



               
  

               
               
Co nso lidat ed
St at ement  o f
Cash Flo ws

              
Fo r t he year
ended 31
December
20 20

             
 

               
               
           Year ended  Year ended  

           31 December
20 20

 31 December
20 19  

           ˆ'0 0 0  ˆ'0 0 0  
               

Pro fit  bef o re
t axat io n             37,857    28,561  

               
Adjus tme nts  fo r:               
Ne t finance
charge             10 ,417    16 ,013  
Gain o n dispo sal o f inve s tme nt pro pe rty        (2,178)  (858)  
Inve s tme nt pro pe rty re valuatio n gain        (41,458)  (41,491)  
De pre ciatio n             8    16  
Pe rfo rmance  fe e
due  to  pro pe rty
adviso r

          (439)    2,798
 

Operat ing cash f lo ws bef o re mo vement s in
wo rking capit al        4,20 7    5,0 39  

               
De cre ase  / (incre ase ) in re ce ivable s        2,071  (393)  
Incre ase  / (de cre ase ) in payable s        1,782  (3,193)  
Cash generat ed f ro m o perat ing act ivit ies        8,0 60    1,453  
Inco me  tax paid           (1,316)  (5)  
Net  cash generat ed f ro m o perat ing act ivit ies        6,744    1,448  

               
Cash f lo w f ro m invest ing act ivit ies          
Pro ce e ds  o n dispo sal o f inve s tme nt pro pe rty (ne t o f
dispo sal co s ts )        7,213    13,526  
Inte re s t re ce ive d        19    62  
Capital e xpe nditure  o n inve s tme nt pro pe rty      (4,171)  (6 ,459)  
Pro pe rty additio ns        -  (32,208)  
Put o ptio n se ttle me nt      (7,542)    -  
Re payme nt o f share ho lde r lo ans        1,622    -  
Dispo sals  to  pro pe rty, plant and e quipme nt        4    18  
Net  cash used in invest ing act ivit ies      (2,855)  (25,0 61)  

               
Cash f lo w f ro m f inancing act ivit ies          
Inte re s t paid o n bank lo ans      (7,541)  (6 ,160)  
Re payme nt o f bank lo ans      (38,845)  (124,032)  
Drawdo wn o n bank lo an fac ilitie s        50 ,000    188,594  
Divide nds  paid      (6 ,962)  (7,704)  
Acquis itio n o f
tre asury share s           (5,956)  (11,536)  
Net  cash (used in) / generat ed f ro m f inancing
act ivit ies      (9,30 4)    39,162  

               
Net  (decrease) / increase in cash and cash
equivalent s      (5,415)    15,549  

               
Cash and cash equivalent s at  beginning o f  year        42,414    26,868  
Exchange  gains  / (lo sse s ) o n cash and cash e quivale nts      (3)  (3)  

               
Cash and cash equivalent s at  end o f  year        36,996    42,414  

               
               
Reco nciliat io n o f  Net  Cash Flo w t o  Mo vement  in Debt        
Fo r t he year
ended 31
December
20 20

             
 

           Year ended  Year ended  
           31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Cashflo w fro m
incre ase  in de bt
financing

            11,155    64,562
 

No n-cash change s  fro m
incre ase  in de bt financing            140    16 ,418  



Change  in ne t
de bt re sulting
fro m cash flo ws

            11,295    80 ,980
 

Mo vement  in
debt  in t he
year

            11,295    80 ,980  
De bt at the  s tart
o f the  ye ar             276 ,254    195,274  
De bt at the  e nd
o f the  ye ar             287,549    276 ,254  

               
               
               

               
               
               
               
No t es t o  t he
Financial
St at ement s

              
Fo r t he year
ended 31
December
20 20

             
 

               
               
               
1 -  General inf o rmat io n  
The  Gro up co ns is ts  o f a Pare nt Co mpany, Pho e nix Spre e  De utschland Limite d ('the  Co mpany'), inco rpo rate d in Je rse y, Channe l
Is lands  and all its  subs idiarie s  ('the  Gro up') which are  inco rpo rate d and do mic ile d in and o pe rate  o ut o f Je rse y, Gue rnse y and
Ge rmany. Pho e nix Spre e  De utschland Limite d is  lis te d o n the  pre mium se gme nt o f the  Main Marke t o f the  Lo ndo n S to ck Exchange .

 
               
The  Gro up inve s ts  in re s ide ntial and co mme rcial pro pe rty in Be rlin, Ge rmany.  
               
The  re gis te re d o ffice  is  at 12 Cas tle  S tre e t, S t He lie r, Je rse y, JE2 3RT, Channe l Is lands .  
               
2 -  Summary o f  signif icant  acco unt ing po licies  
The  princ ipal acco unting po lic ie s  ado pte d are  se t o ut be lo w.  
               
2.1 Basis o f
preparat io n               
The  co nso lidate d financial s tate me nts  have  be e n pre pare d in acco rdance  with applicable  law and inte rnatio nal financial re po rting
s tandards  ado pte d pursuant to  Re gulatio n (EC) No  1606 /2002 as  it applie s  in the  Euro pe an Unio n.  
               
The  co nso lidate d financial s tate me nts  are  pre se nte d to  the  ne are s t ˆ1,000 .  
               
In acco rdance  with Se ctio n 105 o f The  Co mpanie s  (Je rse y) Law 1991, the  Gro up co nfirms  that the  financial info rmatio n fo r the  ye ar
e nde d 31 De ce mbe r 2020  are  de rive d fro m the  Gro up's  audite d financial s tate me nts  and that the se  are  no t s tatuto ry acco unts  and,
as  such, do  no t co ntain all info rmatio n re quire d to  be  disc lo se d in the  financial s tate me nts  pre pare d in acco rdance  with
Inte rnatio nal Financial Re po rting S tandards  ("IFRS").  

T he s tatuto ry acco unts  fo r the year ended 31 December 2020  have been audited and appro ved, but have no t yet been filed.

T he Gro up's  audited financial s tatements  fo r the perio d ended 31 December 2020  received an unqualified audit o pinio n and the
audito r's  repo rt co ntained no  s tatement under s ectio n 113B (3) and (6 ) o f T he Co mpanies  (Jers ey) Law 1991.

 

 

The  financial info rmatio n co ntaine d within this  pre liminary s tate me nt was  appro ve d and autho rise d fo r is sue  by the  Bo ard o n 26
March 2021.  
               
2.2 Go ing
co ncern               
The  Dire cto rs  have  pre pare d pro je ctio ns  fo r the  12 mo nths  fro m the  s igning o f this  re po rt. The se  pro je ctio ns  have  be e n pre pare d
us ing assumptio ns  which the  Dire cto rs  co ns ide r to  be  appro priate  to  the  curre nt financial po s itio n o f the  Gro up as  re gards  to
curre nt e xpe cte d re ve nue s  and its  co s t base  and the  Gro up's  inve s tme nts , bo rro wing and de bt re payme nt plans  and sho w that the
Gro up sho uld be  able  to  o pe rate  within the  le ve l o f its  curre nt re so urce s  and e xpe cts  to  co mply with all co ve nants  fo r the
fo re se e able  future . The  Gro up's  bus ine ss  activitie s  to ge the r with the  facto rs  like ly to  affe ct its  future  de ve lo pme nt and the  Gro up's
o bje ctive s , po lic ie s  and pro ce sse s  fro m managing its  capital and its  risks  are  se t o ut in the  S trate gic  Re po rt and in no te s  3 and 32.
Afte r making e nquirie s  the  Dire cto rs  have  a re aso nable  e xpe ctatio n that the  Gro up has  ade quate  re so urce s  to  co ntinue  in
o pe ratio nal e xis te nce  fo r the  fo re se e able  future . The  Gro up has  co ns ide re d the  curre nt e co no mic e nviro nme nt and the  impact o f
the  COVID-19  pande mic in its  go ing co nce rn asse ssme nt, inc luding the  Mie te nde cke l re nt caps  alo ngs ide  the  Co mpany's   princ ipal
risks , furthe r info rmatio n can be  fo und in the  viability s tate me nt o n page  61 to  63. The  Gro up the re fo re  co ntinue s  to  ado pt the  go ing
co nce rn bas is  in pre paring its  co nso lidate d financial s tate me nts .

 

               
2.3 Basis o f
co nso lidat io n               
The  co nso lidate d financial s tate me nts  inco rpo rate  the  financial s tate me nts  o f the  Co mpany and e ntitie s  co ntro lle d by the  Co mpany
(its  subs idiarie s ). The  Co mpany co ntro ls  an e ntity whe n the  Gro up is  e xpo se d to , o r has  rights  to , variable  re turns  thro ugh its  po we r
o ve r the  e ntity. Subs idiarie s  are  fully co nso lidate d fro m the  date  o n which co ntro l is  trans fe rre d to  the  Gro up. The y are
de co nso lidate d fro m the  date  that co ntro l ce ase s .

 

               
Pro fit o r lo ss  and e ach co mpo ne nt o f o the r co mpre he ns ive  inco me  are  attributable  to  the  o wne rs  o f the  Co mpany and to  the  no n-
co ntro lling inte re s ts . To tal co mpre he ns ive  inco me  o f the  subs idiarie s  is  attributable  to  the  o wne rs  o f the  Co mpany and to  the  no n-
co ntro lling inte re s ts  e ve n if this  re sults  in the  no n-co ntro lling inte re s ts  having a de fic it balance .

 
               
Acco unting po lic ie s  o f subs idiarie s  which diffe r fro m Gro up acco unting po lic ie s  are  adjus te d o n co nso lidatio n. All intra-gro up
transactio ns , balance s , inco me  and e xpe nse s  are  e liminate d o n co nso lidatio n.  
               
No n-co ntro lling inte re s ts  in subs idiarie s  are  ide ntifie d se parate ly fro m the  Gro up's  e quity the re in. Tho se  inte re s ts  o f no n-co ntro lling
share ho lde rs  that pre se nt o wne rship inte re s ts  e ntitling the ir ho lde rs  to  a pro po rtio nate  share  o f ne t asse ts  upo n liquidatio n may
initially be  me asure d at fair value  o r at the  no n-co ntro lling inte re s ts ' pro po rtio nate  share  o f the  fair value  o f the  acquire e 's
ide ntifiable  ne t asse ts . The  cho ice  o f me asure me nt is  made  o n an acquis itio n-by-acquis itio n bas is . Othe r no n-co ntro lling inte re s ts
are  initially me asure d at fair value . Subse que nt to  acquis itio n, the  carrying amo unt o f no n-co ntro lling inte re s ts  is  the  amo unt o f
tho se  inte re s ts  at initial re co gnitio n plus  the  no n-co ntro lling inte re s ts ' share  o f subse que nt change s  in e quity.

 

               



Change s  in the  Gro up's  inte re s ts  in subs idiarie s  that do  no t re sult in a lo ss  o f co ntro l are  acco unte d fo r as  e quity transactio ns . The
carrying amo unt o f the  Gro up's  inte re s ts  and the  no n-co ntro lling inte re s ts  are  adjus te d to  re fle ct the  change s  in the ir re lative
inte re s ts  in the  subs idiarie s . Any diffe re nce  be twe e n the  amo unt by which the  no n-co ntro lling inte re s ts  are  adjus te d and the  fair
value  o f the  co ns ide ratio n paid o r re ce ive d is  re co gnise d dire ctly in e quity and attribute d to  the  o wne rs  o f the  Co mpany.

 

               
2.4 Revenue
reco gnit io n               
Re ve nue  inc lude s  re ntal inco me , se rvice  charge s  and o the r amo unts  dire ctly re co ve rable  fro m te nants . Re ntal inco me  and se rvice
charge s  fro m o pe rating le ase s  are  re co gnise d as  inco me  o n a s traight-line  bas is  o ve r the  le ase  te rm. Whe n the  Gro up pro vide s
ince ntive s  to  its  te nants , the  co s t o f ince ntive s  are  re co gnise d o ve r the  le ase  te rm, o n a s traight-line  bas is , as  a re ductio n o f re ntal
inco me . 

 

               
2.5 Fo reign
currencies               
(a) Functio nal and pre se ntatio n curre ncy  
The  curre ncy o f the  primary e co no mic e nviro nme nt in which the  Gro up o pe rate s  ('the  functio nal curre ncy') is  the  Euro  (ˆ). The
pre se ntatio nal curre ncy o f the  co nso lidate d financial s tate me nts  is  also  the  Euro  (ˆ).  
               
(b) Transactio ns  and balance s  
Fo re ign curre ncy transactio ns  are  trans late d into  the  functio nal curre ncy us ing the  e xchange  rate s  pre vailing at the  date s  o f the
transactio ns . At e ach re po rting date , mo ne tary asse ts  and liabilitie s  that are  de no minate d in fo re ign curre ncie s  are  re trans late d at
the  rate s  pre vailing at that date . Fo re ign e xchange  gains  and lo sse s  re sulting fro m such transactio ns  are  re co gnise d in the
co nso lidate d s tate me nt o f co mpre he ns ive  inco me .

 

               
No n-mo ne tary ite ms  carrie d at fair value  that are  de no minate d in fo re ign curre ncie s  are  trans late d at the  rate s  pre vailing at the  date
whe n the  fair value  was  de te rmine d. No n-mo ne tary ite ms  that are  me asure d in te rms  o f his to rical co s t in a fo re ign curre ncy are  no t
re trans late d.

 
               
2.6 Segment
repo rt ing               
Ope rating se gme nts  are  re po rte d in a manne r co ns is te nt with the  inte rnal re po rting pro vide d to  the  chie f o pe rating-de cis io n make r. 
The  chie f o pe rating-de cis io n make r, who  is  re spo ns ible  fo r allo cating re so urce s  and asse ss ing pe rfo rmance  o f the  o pe rating
se gme nts , has  be e n ide ntifie d as  the  Bo ard o f Dire cto rs . The  Bo ard has  ide ntifie d the  o pe ratio ns  o f the  Gro up as  a who le  as  the
o nly o pe rating se gme nt.

 

               
2.7 Operat ing pro f it  
Ope rating pro fit is  s tate d be fo re  the  Gro up's  gain o r lo ss  o n its  financial asse ts  and afte r the  re valuatio n gains  o r lo sse s  fo r the
ye ar in re spe ct o f inve s tme nt pro pe rtie s  and afte r gains  o r lo sse s  o n the  dispo sal o f inve s tme nt pro pe rtie s .  
               
2.8 Administ rat ive and pro pert y expenses  
All e xpe nse s  are  acco unte d fo r o n an accruals  bas is  and are  charge d to  the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  in
the  pe rio d in which the y are  incurre d. Se rvice  charge  co s ts , to  the  e xte nt that the y are  no t re co ve rable  fro m te nants , are  acco unte d
fo r o n an accruals  bas is  and inc lude d in pro pe rty e xpe nse s .

 
               
2.9 Separat ely disclo sed it ems  
Ce rtain ite ms  are  disc lo se d se parate ly in the  co nso lidate d financial s tate me nts  whe re  this  pro vide s  furthe r unde rs tanding o f the
financial pe rfo rmance  o f the  Gro up, due  to  the ir s ignificance  in te rms  o f nature  o r amo unt.  
               
2.10  Pro pert y Adviso r f ees  
The  e le me nt o f Pro pe rty Adviso r fe e s  fo r manage me nt se rvice s  pro vide d are  acco unte d fo r o n an accruals  bas is  and are  charge d to
the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me . The se  fe e s  are  de taile d in no te  7 and c lass ifie d unde r 'Pro pe rty adviso rs '
fe e s  and e xpe nse s . The  se ttle me nt o f the  Pro pe rty Adviso r pe rfo rmance  fe e s  is  de taile d in no te  27. Due  to  the  nature  o f the
se ttle me nt o f the  pe rfo rmance  fe e , any mo ve me nt in the  amo unt payable  at the  ye are nd is  re fle cte d within the  share -base d payme nt
re se rve  in the  co nso lidate d s tate me nt o f financial po s itio n.

 

               
2.11
Invest ment
pro pert y

              
Pro pe rty that is  he ld fo r lo ng-te rm re ntal yie lds  o r fo r capital appre ciatio n, o r bo th, which is  no t o ccupie d by the  Gro up, is  c lass ifie d
as  inve s tme nt pro pe rty.  
               
Inve s tme nt pro pe rty is  me asure d initially at co s t, inc luding re late d transactio n co s ts . Afte r initial re co gnitio n, inve s tme nt pro pe rty is
carrie d at fair value , base d o n marke t value .  
               
The  change  in fair value s  is  re co gnise d in the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  fo r the  ye ar.  
               
A valuatio n e xe rc ise  is  unde rtake n by the  Gro up's  inde pe nde nt value r, Jo ne s  Lang LaSalle  GmbH ('JLL'), at e ach re po rting date  in
acco rdance  with the  me tho do lo gy de scribe d in no te  17 o n a building-by-building bas is . Such e s timate s  are  inhe re ntly subje ctive  and
actual value s  can o nly be  de te rmine d in a sale s  transactio n. The  valuatio ns  have  be e n pre pare d by JLL o n a co ns is te nt bas is  at e ach
re po rting date .

 

               
Subse que nt e xpe nditure  is  adde d to  the  asse t's  carrying amo unt o nly whe n it is  pro bable  that future  e co no mic be ne fits  asso ciate d
with the  ite m will flo w to  the  Gro up and the  co s t o f the  ite m can be  me asure d re liably. Re pairs  and mainte nance  co s ts  are  charge d to
the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  during the  financial pe rio d in which the y are  incurre d. Change s  in fair value s
are  re co rde d in the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  fo r the  ye ar.

 

               
Purchase s  and sale s  o f inve s tme nt pro pe rtie s  are  re co gnise d o n le gal co mple tio n.  
               
An inve s tme nt pro pe rty is  de re co gnise d upo n dispo sal o r whe n the  inve s tme nt pro pe rty is  pe rmane ntly withdrawn fro m use  and no
future  e co no mic be ne fits  are  e xpe cte d fro m the  dispo sal. Any gain o r lo ss  aris ing o n de re co gnitio n o f the  pro pe rty (calculate d as
the  diffe re nce  be twe e n the  ne t dispo sal pro ce e ds  and the  carrying amo unt o f the  asse t, whe re  the  carrying amo unt is  the  highe r o f
co s t o r fair value ) is  inc lude d in the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  in the  pe rio d in which the  pro pe rty is
de re co gnise d.

 

               
2.12 Current  asset s held f o r sale -  invest ment
pro pert y          
Curre nt asse ts  (and dispo sal gro ups ) c lass ifie d as  he ld fo r sale  are  me asure d at the  mo s t re ce nt valuatio n.  
               
Curre nt asse ts  (and dispo sal gro ups ) are  c lass ifie d as  he ld fo r sale  if the ir carrying amo unt will be  re co ve re d thro ugh a sale
transactio n rathe r than thro ugh co ntinuing use . This  co nditio n is  re garde d as  me t o nly whe n the  sale  is  highly pro bable  and the  asse t
(o r dispo sal gro up) is  available  fo r imme diate  sale  in its  pre se nt co nditio n. Manage me nt mus t be  co mmitte d to  the  sale  which
sho uld be  e xpe cte d to  qualify fo r re co gnitio n as  a co mple te d sale  within o ne  ye ar fro m the  date  o f c lass ificatio n.

 

               
The  Gro up re co gnise s  an asse t in this  cate go ry o nce  the  Bo ard has  co mmitte d to  the  sale  o f an asse t and marke ting has
co mme nce d.  



               
Whe n the  Gro up is  co mmitte d to  a sale  plan invo lving lo ss  o f co ntro l o f a subs idiary, all o f the  asse ts  and liabilitie s  o f that subs idiary
are  c lass ifie d as  he ld fo r sale  whe n the  crite ria de scribe d abo ve  are  me t, re gardle ss  o f whe the r the  Gro up will re tain a no n-
co ntro lling inte re s t in its  fo rme r subs idiary afte r the  sale .  

               
If an asse t he ld fo r sale  is  unso ld within o ne  ye ar o f be ing c lass ifie d as  such, it will co ntinue  to  be  c lass ifie d as  he ld fo r sale  if:  
               
(a) at the  date  the  Co mpany co mmits  itse lf to  a plan to  se ll a no n-curre nt asse t (o r dispo sal gro up) it re aso nably e xpe cts  that o the rs
(no t a buye r) will impo se  co nditio ns  o n the  trans fe r o f the  asse t that will e xte nd the  pe rio d re quire d to  co mple te  the  sale , and
actio ns  ne ce ssary to  re spo nd to  tho se  co nditio ns  canno t be  initiate d until afte r a firm purchase  co mmitme nt is  o btaine d, and a firm
purchase  co mmitme nt is  highly pro bable  within o ne  ye ar;

 

               
(b) the  Co mpany o btains  a firm purchase  co mmitme nt and, as  a re sult, a buye r o r o the rs  une xpe cte dly impo se  co nditio ns  o n the
trans fe r o f a no n-curre nt asse t (o r dispo sal gro up) pre vio us ly c lass ifie d as  he ld fo r sale  that will e xte nd the  pe rio d re quire d to
co mple te  the  sale , and time ly actio ns  ne ce ssary to  re spo nd to  the  co nditio ns  have  be e n take n, and a favo urable  re so lutio n o f the
de laying facto rs  is  e xpe cte d;

 

               
(c) during the  initial o ne -ye ar pe rio d, c ircumstance s  arise  that we re  pre vio us ly co ns ide re d unlike ly and, as  a re sult, a no n-curre nt
asse t pre vio us ly c lass ifie d as  he ld fo r sale  is  no t so ld by the  e nd o f that pe rio d, and during the  initial o ne -ye ar pe rio d the  Co mpany
to o k actio n ne ce ssary to  re spo nd to  the  change  in c ircumstance s , and the  no n-curre nt asse t is  be ing active ly marke te d at a price
that is  re aso nable , give n the  change  in c ircumstance s , and the  crite ria abo ve  are  me t;

 
(d) o the rwise  it will be  trans fe rre d back to  inve s tme nt pro pe rty.  
               
2.13 Pro pert y, plant  and equipment            
Pro pe rty, plant and e quipme nt is  s tate d at co s t le ss  accumulate d de pre ciatio n.  
               
Co s t inc lude s  the  o riginal purchase  price  o f the  asse t and the  co s ts  attributable  to  bringing the  asse t to  its  wo rking co nditio n fo r its
inte nde d use . De pre ciatio n is  charge d so  as  to  write  o ff the  co s ts  o f asse ts  to  the ir re s idual value s  o ve r the ir e s timate d use ful
live s , o n the  fo llo wing bas is :

 
               
Equipme nt, fixture s  and ve hic le s  - 4.50%  - 25%  pe r annum, s traight line .  
               
The  gain o r lo ss  aris ing o n the  dispo sal o f an asse t is  de te rmine d as  the  diffe re nce  be twe e n the  sale s  pro ce e ds  and the  carrying
amo unt o f the  asse t and is  re co gnise d in the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me .  
               
2.14
Bo rro wing
co st s

              
Bo rro wing co s ts  dire ctly attributable  to  the  acquis itio n, co ns tructio n o r pro ductio n o f qualifying asse ts , which are  asse ts  that
ne ce ssarily take  a subs tantial pe rio d o f time  to  ge t re ady fo r the ir inte nde d use  o r sale , are  adde d to  the  co s t o f tho se  asse ts , until
such time  as  the  asse ts  are  subs tantially re ady fo r the ir inte nde d use  o r sale .

 
               
All o the r bo rro wing co s ts  are  re co gnise d in the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  in the  pe rio d in which the y are
incurre d.  
               
2.15 Tenant s
depo sit s               
Te nants  de po s its  are  he ld o ff the  co nso lidate d s tate me nt o f financial po s itio n in a se parate  bank acco unt in acco rdance  with
Ge rman le gal re quire me nts , and the  funds  are  no t acce ss ible  to  the  Gro up. Acco rdingly, ne ithe r an asse t no r a liability is
re co gnise d.

 
               
2.16 Financial Inst rument s      
Financial asse ts  and financial liabilitie s  are  re co gnise d in the  Gro up's  s tate me nt o f financial po s itio n whe n the  Gro up be co me s  a
party to  the  co ntractual pro vis io ns  o f the  ins trume nt.  
               
Financial asse ts  and financial liabilitie s  are  initially me asure d at fair value . Transactio n co s ts  that are  dire ctly attributable  to  the
acquis itio n o r is sue  o f financial asse ts  and financial liabilitie s  (o the r than financial asse ts  and financial liabilitie s  at fair value  thro ugh
pro fit o r lo ss ) are  adde d to  o r de ducte d fro m the  fair value  o f the  financial asse ts  o r financial liabilitie s , as  appro priate , o n initial
re co gnitio n. Transactio n co s ts  dire ctly attributable  to  the  acquis itio n o f financial asse ts  o r financial liabilitie s  at fair value  thro ugh
pro fit o r lo ss  are  re co gnise d imme diate ly in pro fit o r lo ss .

 

               
Trade  and o the r re ce ivable s  
Trade  re ce ivable s  are  amo unts  due  fro m te nants  fo r re nts  and se rvice  charge s  and are  initially re co gnise d at the  amo unt o f the
co ns ide ratio n that is  unco nditio nal and subse que ntly carrie d at amo rtise d co s t as  the  Gro up's  bus ine ss  mo de l is  to  co lle ct the
co ntractual cash flo ws  due  fro m te nants . Pro vis io n is  made  base d o n the  e xpe cte d cre dit lo ss  mo de l which re fle cts  the  Co mpany's
his to rical cre dit lo ss  e xpe rie nce  o ve r the  pas t thre e  ye ars  but also  re fle cts  the  life time  e xpe cte d cre dit lo ss .

 

               
Cash and cash e quivale nts  
Cash and cash e quivale nts  are  de fine d as  cash and sho rt te rm de po s its , inc luding any bank o ve rdrafts , with an o riginal maturity o f
thre e  mo nths  o r le ss , me asure d at amo rtise d co s t.  
               
Trade  and o the r
payable s               
Trade  payable s  are  re co gnise d and carrie d at the ir invo ice d value  inc lus ive  o f any VAT that may be  applicable , and subse que ntly at
amo rtise d co s t us ing the  e ffe ctive  inte re s t me tho d.  
               
Bo rro wings  
All lo ans  and bo rro wings  are  initially me asure d at fair value  le ss  dire ctly attributable  transactio n co s ts . Afte r initial re co gnitio n, all
inte re s t-be aring lo ans  and bo rro wings  are  subse que ntly me asure d at amo rtise d co s t, us ing the  e ffe ctive  inte re s t me tho d.  
               
The  inte re s t due  within the  ne xt twe lve  mo nths  is  accrue d at the  e nd o f the  ye ar and pre se nte d as  a curre nt liability within trade  and
o the r payable s .  
               
Tre asury share s               
Whe n share s  re co gnise d as  e quity are  re purchase d, the  amo unt o f the  co ns ide ratio n paid, which inc lude s  dire ctly attributable  co s ts ,
is  re co gnise d as  a de ductio n fro m e quity. Re purchase d share s  are  c lass ifie d as  tre asury share s  and are  pre se nte d in the  tre asury
share  re se rve . Whe n tre asury share s  are  so ld o r re is sue d subse que ntly, the  amo unt re ce ive d is  re co gnise d as  an incre ase  in e quity
and the  re sulting surplus  o r de fic it o n the  transactio n is  pre se nte d within share  pre mium.

 

               
Inte re s t-rate
swaps               
The  Gro up use s  inte re s t-rate  swaps  to  manage  its  marke t risk.  The  Gro up do e s  no t ho ld o r is sue  de rivative s  fo r trading purpo se s .  



               
The  inte re s t-rate  swaps  are  re co gnise d in the  Co nso lidate d S tate me nt o f Financial Po s itio n at fair value , base d o n co unte rparty
quo te s .  The  gain o r lo ss  o n the  swaps  is  re co gnise d in the  Co nso lidate d S tate me nt o f Co mpre he ns ive  Inco me  within ne t finance
charge s .

 
               
2.17 Current  and def erred inco me
t ax            
The  tax e xpe nse  fo r the  pe rio d co mprise s  curre nt and de fe rre d tax. Tax is  re co gnise d in the  co nso lidate d s tate me nt o f
co mpre he ns ive  inco me , e xce pt to  the  e xte nt that it re late s  to  ite ms  re co gnise d in o the r co mpre he ns ive  inco me  o r dire ctly in
e quity. In that case , the  tax is  also  re co gnise d in o the r co mpre he ns ive  inco me  o r dire ctly in e quity, re spe ctive ly.

 
               
(a) Curre nt tax               
The  curre nt tax charge  is  base d o n taxable  pro fit fo r the  ye ar. Taxable  pro fit diffe rs  fro m ne t pro fit re po rte d in the  co nso lidate d
s tate me nt o f co mpre he ns ive  inco me  be cause  it e xclude s  ite ms  o f inco me  o r e xpe nse  that are  taxable  o r de ductible  in o the r ye ars
and it furthe r e xclude s  ite ms  that are  ne ve r taxable  o r de ductible . The  Gro up's  liability fo r curre nt tax is  calculate d us ing tax rate s
that have  be e n e nacte d o r subs tantive ly e nacte d by the  acco unting date .

 

               
(b) De fe rre d tax               
De fe rre d tax is  the  tax e xpe cte d to  be  payable  o r re co ve rable  o n diffe re nce s  be twe e n the  carrying amo unts  o f asse ts  and liabilitie s
in the  financial s tate me nts  and the  co rre spo nding tax base s  use d in the  co mputatio n o f taxable  pro fit. De fe rre d tax asse ts  are
re co gnise d to  the  e xte nt that it is  pro bable  that taxable  pro fits  will be  available  agains t which de ductible  te mpo rary diffe re nce s  can
be  utilise d.

 

               
De fe rre d tax is  charge d o r cre dite d in the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  e xce pt whe n it re late s  to  ite ms
cre dite d o r charge d dire ctly in e quity, in which case  the  de fe rre d tax is  also  de alt with in e quity.  
               
De fe rre d tax is  calculate d at the  tax rate s  and laws  that are  e xpe cte d to  apply to  the  pe rio d whe n the  asse t is  re alise d o r the  liability
is  se ttle d base d upo n tax rate s  that have  be e n e nacte d o r subs tantive ly e nacte d by the  acco unting date .  
               
The  carrying amo unt o f de fe rre d tax asse ts  is  re vie we d at e ach acco unting date  and re duce d to  the  e xte nt that it is  no  lo nge r
pro bable  that suffic ie nt taxable  pro fits  will be  available  to  allo w all o r part o f the  asse t to  be  re co ve re d.  
               
2.18 New st andards and
int erpret at io ns            
The  fo llo wing re le vant ne w s tandards , ame ndme nts  to  s tandards  and inte rpre tatio ns  have  be e n is sue d, and are  e ffe ctive  fo r the
financial ye ar be ginning o n 1 January 2020 , as  ado pte d by the  Euro pe an Unio n:  
               
T it le      As issued by t he IASB, mandat o ry f o r acco unt ing perio ds st art ing

o n o r af t er  
               
Ame ndme nts  to  Re fe re nce s  to  the  Co nce ptual
Frame wo rk in IFRS  S tandards Acco unting pe rio ds  be ginning o n o r afte r 1 January 2020  
De finitio n o f a Bus ine ss  (Ame ndme nts  to
IFRS  3)   Acco unting pe rio ds  be ginning o n o r afte r 1 January 2020  
De finitio n o f Mate rial (Ame ndme nts  to  IAS
1 and IAS  8)   Acco unting pe rio ds  be ginning o n o r afte r 1 January 2020  
Inte re s t Rate  Be nchmark Re fo rm
(Ame ndme nts  to  IFRS  9 , IAS  39  and IFRS  7)   Acco unting pe rio ds  be ginning o n o r afte r 1 January 2020  
               
Amendments to References to the Conceptual Framework in
IFRS Standards

         
Ame ndme nts  to  Re fe re nce s  to  the  Co nce ptual Frame wo rk in IFRS  S tandards  se ts  o ut ame ndme nts  to  IFRS  S tandards , the ir
acco mpanying do cume nts  and IFRS  practice  s tate me nts  to  re fle ct the  is sue  o f the  re vise d Co nce ptual Frame wo rk fo r Financial
Re po rting in 2018.  This  was  do ne  to  suppo rt trans itio n to  the  re vise d Co nce ptual Frame wo rk fo r co mpanie s  that de ve lo p acco unting
po lic ie s  us ing the  Co nce ptual Frame wo rk whe n no  IFRS  S tandard applie s  to  a particular transactio n.

 

               
The  ame ndme nts  do  no t impact o n the  curre nt financial s tate me nts  and are  in ge ne ral an e xe rc ise  to  make  re fe re nce  to  the
Co nce ptual Frame wo rk fro m e xis ting IFRS  S tandards .  
               
De finitio n o f a Bus ine ss  (Ame ndme nts  to  IFRS  3)  
Effe ctive  fo r bus ine ss  co mbinatio ns  fo r which the  acquis itio n date  is  o n o r afte r the  be ginning o f the  firs t annual re po rting pe rio d
be ginning o n o r afte r 1 January 2020  and to  asse t acquis itio ns  that o ccur o n o r afte r the  be ginning o f that pe rio d.  
The  ame ndme nts  narro we d and c larifie d the  de finitio n o f a bus ine ss . The y also  pe rmit a s implifie d asse ssme nt o f whe the r an
acquire d se t o f activitie s  and asse ts  is  a gro up o f asse ts  rathe r than a bus ine ss .  
  
De finitio n o f Mate rial (Ame ndme nts  to  IAS
1 and IAS  8)            
The  ame ndme nts  c larify the  de finitio n o f mate rial and ho w it sho uld be  applie d by inc luding in the  de finitio n guidance  that until no w
has  fe ature d e lse whe re  in IFRS  S tandards . In additio n, the  e xplanatio ns  acco mpanying the  de finitio n have  be e n impro ve d. Finally, the
ame ndme nts  e nsure  that the  de finitio n o f mate rial is  co ns is te nt acro ss  all IFRS  S tandards .

 
               
The  ne w de finitio n s tate s  that info rmatio n is  mate rial if o mitting, miss tating o r o bscuring it co uld re aso nably be  e xpe cte d to
influe nce  the  de cis io ns  that the  primary use rs  o f ge ne ral purpo se  financial s tate me nts  make  o n the  bas is  o f tho se  financial
s tate me nts , which pro vide  financial info rmatio n abo ut a spe cific  re po rting e ntity.

 
               
Interest Rate Benchmark Reform (Amendments to IFRS 9, IAS 39 and IFRS 7)  
The  ame ndme nts  to  the  he dge  acco unting re quire me nts  impact bo th IFRS  9  and IAS  39  be cause  e ntitie s  have  an acco unting po licy
cho ice  unde r IFRS  9  as  to  whe the r to  co ntinue  to  apply the  he dge  acco unting mo de l in IAS  39  o r IFRS  9 .  
               
The  ame ndme nts  to  IFRS  7 re quire  e ntitie s  to  disc lo se  the  fo llo wing:
-  the  s ignificant inte re s t rate  be nchmarks  to  which the  e ntity's  he dging re latio nships  are  e xpo se d
-  the  e xte nt o f the  risk e xpo sure  the  e ntity manage s  that is  affe cte d by the  inte re s t rate  be nchmark re fo rm
-  ho w the  e ntity is  managing the  pro ce ss  to  trans itio n to  alte rnative  be nchmark inte re s t rate s
-  a de scriptio n o f s ignificant assumptio ns  o r judge me nts  the  e ntity made  in applying the  ame ndme nts  to  IFRS  9  and IAS  39
-  the  no minal amo unt o f the  he dging ins trume nt in the  he dging re latio nship fo r which the  e ntity is  applying the  e xce ptio ns  in the
sco pe  o f the  ame ndme nts

 

               
New and revised IFRS St andards in issue but  no t  yet  ef f ect ive  
The  fo llo wing s tandards  have  be e n is sue d by the  IASB but have  no t ye t be e n ado pte d by the  EU:  
               
T it le      As issued by t he IASB, mandat o ry f o r acco unt ing perio ds st art ing

o n o r af t er  
               
Co vid-19 -Re late d Re nt
Co nce ss io ns  (Ame ndme nt to       



IFRS  16 ) Acco unting pe rio ds  be ginning o n o r afte r 1 June  2020               
The  abo ve  s tandard was  e ndo rse d by the  EU in Octo be r 2020  and curre nt pro po sals  are  to  e xte nd this  into  2021.  
               
3. Financial
risk
management

             
 

               
3.1 Financial
risk f act o rs               
The  Gro up's  activitie s  e xpo se  it to  a varie ty o f financial ris ks : marke t risk, cre dit ris k and liquidity risk. The  Gro up's  o ve rall ris k
manage me nt pro gramme  fo cuse s  o n the  unpre dictability o f financial marke ts  and se e ks  to  minimise  po te ntial adve rse  e ffe cts  o n
the  Gro up's  financial pe rfo rmance .

 
               
Risk manage me nt is  carrie d o ut by the  Risk Co mmitte e  unde r po lic ie s  appro ve d by the  Bo ard o f Dire cto rs . The  Bo ard pro vide s
princ iple s  fo r o ve rall ris k manage me nt, as  we ll as  po lic ie s  co ve ring spe cific are as , such as  inte re s t rate  risk, cre dit ris k and
inve s tme nt o f e xce ss  liquidity.

 
               
3.2 Market  risk               
Marke t risk is  the  risk o f lo ss  that may arise  fro m change s  in marke t facto rs  such as  fo re ign e xchange  rate s , inte re s t rate s  and
ge ne ral pro pe rty marke t risk.  
               
(a) Fo re ign
e xchange  risk               
The  Gro up o pe rate s  in Ge rmany and is  e xpo se d to  fo re ign e xchange  risk aris ing fro m curre ncy e xpo sure s , primarily with re spe ct to
S te rling agains t the  Euro  aris ing fro m the  co s ts  which are  incurre d in S te rling. Fo re ign e xchange  risk arise s  fro m future  co mme rcial
transactio ns , and re co gnise d mo ne tary asse ts  and liabilitie s  de no minate d in curre ncie s  o the r than the  Euro .

 
               
The  Gro up's  po licy is  no t to  e nte r into  any curre ncy he dging transactio ns , as  the  majo rity o f transactio ns  are  in e uro s , the  Gro ups
functio nal curre ncy.  The re fo re , any curre ncy fluctuatio ns  are  minimal.  
               
(b) Inte re s t rate
risk               
The  Gro up has  e xpo sure  to  inte re s t rate  risk. It has  e xte rnal bo rro wings  at a numbe r o f diffe re nt variable  inte re s t rate s . The  Gro up is
also  e xpo se d to  inte re s t rate  risk o n so me  o f its  financial asse ts , be ing its  cash at bank balance s . De tails  o f actual inte re s t rate s
paid o r accrue d during e ach pe rio d can be  fo und in no te  23 to  the  co nso lidate d financial s tate me nts .

 
               
The  Gro up's  po licy is  to  manage  its  inte re s t rate  risk by e nte ring into  a suitable  he dging arrange me nt, e ithe r caps  o r swaps , in o rde r
to  limit e xpo sure  to  bo rro wings  at variable  rate s .  
               
(c) Ge ne ral
pro pe rty marke t
risk   

            
Thro ugh its  inve s tme nt in pro pe rty, the  Gro up is  subje ct to  o the r risks  which can affe ct the  value  o f pro pe rty. The  Gro up se e ks  to
minimise  the  impact o f the se  risks  by re vie w o f e co no mic tre nds  and pro pe rty marke ts  in o rde r to  antic ipate  majo r change s
affe cting pro pe rty value s .

 
               
(d) Marke t risk -
Re nt le gis latio n               
Thro ugh its  po licy o f inve s ting in Be rlin, the  Gro up is  subje ct to  the  risk o f changing re ntal le gis latio n, spe cifically the  Mie te nde cke l
which, if no t fo und unco ns titutio nal, will co ntinue  to  affe ct bo th the  re ntal inco me , and the  value  o f pro pe rty. The  Gro up se e ks  to
mitigate  any e ffe ct o f the  Mie te nde cke l us ing s trate gie s  se t o ut in page s  7 to  9 .

 
 
(e ) Marke t risk -
COVID - 19

              
The  COVID-19  re s trictio ns  impo se d in Ge rmany in 2020  did no t have  a no table  e ffe ct o pe ratio ns  o r finance s  o f the  Co mpany.
Ho we ve r the  bro ade r impact o f the  o utbre ak in 2021 will de pe nd o n ho w the  succe ss  o f the  Ge rman vaccinatio n pro gramme  and
furthe r re spo nse s  o f the  autho ritie s . The  risk aro und whe the r se rvice  pro vide rs  can co ntinue  the ir dutie s , and whe the r te nants  can
co ntinue  to  pay re nts  as  the y co me  due  will co ntinue  to  be  mo nito re d by the  Bo ard, tho ugh no  no table  e ffe ct has  be e n no tice d in
2020 .

 

               
3.3 Credit  risk               
The  risk o f financial lo ss  due  to  co unte rparty's  failure  to  ho no ur the ir o bligatio ns  arise s  princ ipally in co nne ctio n with pro pe rty
le ase s  and the  inve s tme nt o f surplus  cash.  
The  Gro up has  po lic ie s  in place  to  e nsure  that re ntal co ntracts  are  made  with cus to me rs  with an appro priate  cre dit his to ry. Te nant
re nt payme nts  are  mo nito re d re gularly and appro priate  actio n take n to  re co ve r mo nie s  o we d, o r if ne ce ssary, to  te rminate  the
le ase .

 
               
Cash transactio ns  are  limite d to  financial ins titutio ns  with a high cre dit rating.  
               
3.4 Liquidit y
risk               
The  Gro up's  o bje ctive  is  to  maintain a balance  be twe e n co ntinuity o f funding and fle xibility thro ugh the  use  o f bank lo ans  se cure d o n
the  Gro up's  pro pe rtie s . The  te rms  o f the  bo rro wings  e ntitle  the  le nde r to  re quire  e arly re payme nt sho uld the  Gro up be  in de fault
with s ignificant payme nts  fo r mo re  than o ne  mo nth.

 
               
3.5 Capit al
management               
The  prime  o bje ctive  o f the  Gro up's  capital manage me nt is  to  e nsure  that it maintains  the  financial fle xibility ne e de d to  allo w fo r
value -cre ating inve s tme nts  as  we ll as  he althy balance  she e t ratio s .  
               
The  capital s tructure  o f the  Gro up co ns is ts  o f ne t de bt (bo rro wings  disc lo se d in no te  23 afte r de ducting cash and cash e quivale nts )
and e quity o f the  Gro up (co mpris ing s tate d capital (e xcluding tre asury share s ), re se rve s  and re taine d e arnings ).  
               
In o rde r to  manage  the  capital s tructure , the  Gro up can adjus t the  amo unt o f divide nd paid to  share ho lde rs , is sue  o r re purchase
share s  o r se ll asse ts  to  re duce  de bt.  
               
Whe n re vie wing the  capital s tructure  the  Gro up co ns ide rs  the  co s t o f capital and the  risks  asso ciate d with e ach c lass  o f capital. The
Gro up re vie ws  the  ge aring ratio  which is  de te rmine d as  the  pro po rtio n o f ne t de bt to  e quity. In co mpariso n with co mparable
co mpanie s  o pe rating within the  pro pe rty se cto r the  Bo ard co ns ide rs  the  ge aring ratio s  to  be  re aso nable .

 
               
The  ge aring ratio s  fo r the  re po rting pe rio ds  are  as  fo llo ws :  
           As at  As at  

          31 December
20 20

 31 December
20 19  

           ˆ'0 0 0  ˆ'0 0 0  



               
Bo rro wings           (287,549)  (276 ,254)  
Cash and cash
e quivale nts             36 ,996    42,414  
Ne t de bt           (250 ,553)  (233,840)  

               
Equity             433,956    416 ,902  
Ne t de bt to
e quity ratio           58%  56%  

               
4. Crit ical acco unt ing est imat es and judgement s  
The  pre paratio n o f co nso lidate d financial s tate me nts  in co nfo rmity with IFRS  re quire s  the  Gro up to  make  ce rtain critical acco unting
e s timate s  and judge me nts . In the  pro ce ss  o f applying the  Gro up's  acco unting po lic ie s , manage me nt has  de cide d the  fo llo wing
e s timate s  and assumptio ns  have  a s ignificant risk o f caus ing a mate rial adjus tme nt to  the  carrying amo unts  o f asse ts  and liabilitie s
within the  financial ye ar:

 

               
i) Est imat e o f  f air value o f  invest ment  pro pert ies  
The  valuatio n o f the  Gro up's  pro pe rty po rtfo lio  is  inhe re ntly subje ctive  due  to , amo ng o the r facto rs , the  individual nature  o f e ach
pro pe rty, its  lo catio n and co nditio n, and e xpe cte d future  re ntals . The  valuatio n as  at 31 De ce mbe r 2020  is  base d o n the  rule s ,
re gulatio ns  and marke t as  at that date , inc luding the  Mie te nde cke l; and the  valuatio n assume s  that the  Mie te nde cke l  re mains  in
place  fo r the  five  ye ar pe rio d spe cifice d in the  law.

 

               
The  be s t e vide nce  o f fair value  is  curre nt price s  in an active  marke t o f inve s tme nt pro pe rtie s  with s imilar le ase s  and o the r
co ntracts . In the  abse nce  o f such info rmatio n, the  Gro up de te rmine s  the  amo unt within a range  o f re aso nable  fair value  e s timate s .
In making its  e s timate , the  Gro up co ns ide rs  info rmatio n fro m a varie ty o f so urce s , inc luding:

 
               
a) Disco unte d cash flo w pro je ctio ns  base d o n re liable  e s timate s  o f future  cash flo ws , de rive d fro m the  te rms  o f any e xis ting le ase
and o the r co ntracts , and (whe re  po ss ible ) fro m e xte rnal e vide nce  such as  curre nt marke t re nts  fo r s imilar pro pe rtie s  in the  same
lo catio n and co nditio n, and us ing disco unt rate s  that re fle ct curre nt marke t asse ssme nts  o f the  unce rtainty in the  amo unt and timing
o f the  cash flo ws .

 

               
b) Curre nt price s  in an active  marke t  fo r pro pe rtie s  o f diffe re nt nature , co nditio n o r lo catio n (o r subje ct to  diffe re nt le ase  o r o the r
co ntracts ), adjus te d to  re fle ct tho se  diffe re nce s .  
               
c) Re ce nt price s  o f s imilar pro pe rtie s  in le ss  active  marke ts , with adjus tme nts  to  re fle ct any change s  in e co no mic co nditio ns  s ince
the  date  o f the  transactio ns  that o ccurre d at tho se  price s .  
               
The  Dire cto rs  re main ultimate ly re spo ns ible  fo r e nsuring that the  value rs  are  ade quate ly qualifie d, co mpe te nt and base  the ir re sults
o n re aso nable  and re alis tic  assumptio ns . The  Dire cto rs  have  appo inte d JLL as  the  re al e s tate  valuatio n e xpe rts  who  de te rmine  the
fair value  o f inve s tme nt pro pe rtie s  us ing re co gnise d valuatio n te chnique s  and the  princ iple s  o f IFRS  13. Furthe r info rmatio n o n the
valuatio n pro ce ss  can be  fo und in no te  17.

 

               
i i) Judgment  in relat io n t o  t he reco gnit io n o f  asset s held f o r sale  
Manage me nt has  made  an assumptio n in re spe ct o f the  like liho o d o f inve s tme nt pro pe rtie s  - he ld fo r sale , be ing so ld within 12
mo nths , in acco rdance  with the  re quire me nt o f IFRS  5. Manage me nt co ns ide rs  that base d o n his to rical and curre nt e xpe rie nce  that
the  pro pe rtie s  can be  re aso nably e xpe cte d to  se ll within 12 mo nths .

 
               
5.   Segment al inf o rmat io n  
In prio r pe rio ds , info rmatio n re po rte d to  the  Bo ard o f Dire cto rs , the  chie f o pe rating de cis io n make r, fo r the  purpo se s  o f re so urce
allo catio n and asse ssme nt o f se gme nt pe rfo rmance  was  fo cusse d o n the  diffe re nt re ve nue  s tre ams  that e xis te d within the  Gro up. In
the se  pe rio ds  the  Gro up's  princ ipal re po rtable  se gme nts  unde r IFRS  8 we re  as  fo llo ws :

 
               
- Re s ide ntial; and               
- Co mme rcial               
               
The  Gro up is  re quire d to  re po rt financial and de scriptive  info rmatio n abo ut its  re po rtable  se gme nts . Re po rtable  se gme nts  are
o pe rating se gme nts  o r aggre gatio ns  o f o pe rating se gme nts  that me e t the  fo llo wing spe cifie d crite ria:  
               
- its  re po rte d re ve nue , fro m bo th e xte rnal cus to me rs  and inte rse gme nt sale s  o r trans fe rs , is  10  pe r ce nt o r mo re  o f the  co mbine d
re ve nue , inte rnal and e xte rnal, o f all o pe rating se gme nts , o r  
- the  abso lute  me asure  o f its  re po rte d pro fit o r lo ss  is  10  pe r ce nt o r mo re  o f the  gre ate r, in abso lute  amo unt, o f (i) the  co mbine d
re po rte d pro fit o f all o pe rating se gme nts  that did no t re po rt a lo ss  and (ii) the  co mbine d re po rte d lo ss  o f all o pe rating se gme nts
that re po rte d a lo ss , o r

 
- its  asse ts  are  10  pe r ce nt o r mo re  o f the  co mbine d asse ts  o f all o pe rating se gme nts .  
               
Manage me nt have  applie d the  abo ve  crite ria to  the  co mme rcial se gme nt and the  co mme rcial se gme nt is  no t mo re  than 10%  o f any
o f the  abo ve  crite ria. The  Gro up do e s  no t o wn any who lly co mme rcial buildings  no r do e s  manage me nt re po rt dire ctly o n the
co mme rcial re sults . The  Bo ard co ns ide rs  that the  no n-re s ide ntial e le me nt o f the  po rtfo lio  is  inc ide ntal to  the  Gro up's  activitie s .
The re fo re , the  Gro up has  no t inc lude d any furthe r se gme ntal analys is  within the se  co nso lidate d audite d financial s tate me nts .

 

               
6.   Revenue               

          31 December
20 20

 31 December
20 19  

           ˆ'0 0 0  ˆ'0 0 0  
               

Re ntal inco me             19 ,055    17,941  
Se rvice  charge
inco me             4,844    4,659  

             23,899    22,600  
The  to tal future  annual minimum re ntals  re ce ivable  unde r no n-cance llable  o pe rating le ase s  are  as  fo llo ws :  
          31 December

20 20
31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Within 1 ye ar             1,267    1,462  
1 - 2 ye ars             1,217    1,119  
2 - 3 ye ars             925    857  
3 - 4 ye ars             703    773  



4 - 5 ye ars             627    736  Late r than 5
ye ars             437    593  

             5,176    5,540  
               

Re ve nue  co mprise s  re ntal inco me  e arne d fro m re s ide ntial and co mme rcial pro pe rty in Ge rmany. The re  are  no  individual te nants  that
acco unt fo r gre ate r than 10%  o f re ve nue  during any o f the  re po rting pe rio ds .  
               
The  le as ing arrange me nts  fo r re s ide ntial pro pe rty are  with individual te nants , with o ne  mo nth no tice  fro m te nants  to  cance l the
le ase  in mo s t case s .  
The  co mme rcial le ase s  are  no n-cance llable , with an ave rage  le ase  pe rio d o f 3 ye ars .  
               
7.   P ro pert y
expenses               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Pro pe rty
manage me nt
e xpe nse s

            1,143    1,066
 

Re pairs  and
mainte nance             1,553    1,665  
Impairme nt charge  - trade  re ce ivable s        160    61  
Se rvice  charge s
paid o n be half o f
te nants

            7,137    5,306
 

Pro pe rty adviso rs ' fe e s  and e xpe nse s          6 ,444    6 ,098  
             16 ,437    14,196  

               
8.  
Administ rat ive
expenses   

            
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Se cre tarial and
adminis tratio n
fe e s   

          589    896
 

Le gal and
pro fe ss io nal
fe e s   

          1,734    1,329
 

Dire cto rs ' fe e s             248    246  
Audit and
acco untancy
fe e s   

          630    761
 

Bank charge s             32    19  
Lo ss  o n fo re ign
e xchange             69    49  
De pre ciatio n             8    16  
Othe r inco me       (47)  (213)  

             3,263    3,103  
               

Ke y manage me nt co mpe nsatio n - the  functio ns  o f manage me nt are  unde rtake n by e xte rnal pro vide rs  o f pro fe ss io nal se rvice s , as  se t
o ut in no te  34.  
               
Furthe r de tails  o f the  Dire cto rs ' fe e s  are  se t o ut in the  Dire cto rs ' Re mune ratio n Re po rt o n page  85.  
               
9.  Audit o r's
remunerat io n               
An analys is  o f the  fe e s  charge d by the  audito r and its  asso ciate s  is  as  fo llo ws :  
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Fe e s  payable  to  the  Gro up's  audito r and its  asso ciate s  fo r the  audit o f the
co nso lidate d financial s tate me nts :     197    195  

               
Fe e s  payable  to  the  Gro up's  audito r and its  asso ciate s  fo r o the r se rvice s :       
- Agre e d upo n
pro ce dure s  - half
ye ar re po rt   

          28    29
 

- Agre e d upo n
pro ce dure s  -
o the r   

          11    17
 

             236    241  
               

10 .  Gain o n dispo sal o f  invest ment  pro pert y (including invest ment  pro pert y
held f o r sale)      
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Dispo sal
pro ce e ds             9 ,998    13,616  
Bo o k value  o f
dispo sals           (7,479)  (12,668)  
Dispo sal co s ts           (341)  (90 )  

             2,178    858  
            



   Whe re  the re  has  be e n a partial dispo sal o f a pro pe rty, the  ne t bo o k value  o f the  asse t so ld is  calculate d o n a pe r square  me tre  rate ,
base d o n the  prio r pe rio d o r inte rim valuatio n.  
               
11. 
Invest ment
pro pert y f air
value gain   

           
 

          31 December
20 20

 31 December
20 19  

           ˆ'0 0 0  ˆ'0 0 0  
               

Inve s tme nt pro pe rty fair value  gain          41,458    41,491  
               

Furthe r info rmatio n o n inve s tme nt pro pe rtie s  is  sho wn in no te  17.  
               
12.  
Separat ely
disclo sed
it ems   

           
 

The se  re late  to  le gal and pro fe ss io nal fe e s  incurre d in 2019  during a s ignificant transactio n which was  co ns ide re d by the  Bo ard but
no t pursue d to talling ˆ278,000 . No  furthe r co s ts  we re  incurre d in re latio n to  this  transactio n in 2020 .  
               
13.  Net
f inance charge               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Inte re s t inco me             6  (62)  
Inte re s t fro m
re late d party
lo ans

          (57)  (54)
 

Fair value  lo ss
o n inte re s t rate
swap

            2,218    9 ,988
 

Finance  e xpe nse
o n bank
bo rro wings

            7,659    6 ,325
 

Change  in put o ptio n
liability aris ing o n
se ttle me nt

           591  (184)
 

             10 ,417    16 ,013  
Finance  e xpe nse  o n bank bo rro wings  inc lude s  a to tal o f ˆ382,699  in re spe ct o f lo an bre akage  fe e s  incurre d due  to  the  lo an
re financing carrie d o ut during the  ye ar (2019 : ˆ507,699)  
               
14.  Inco me
t ax expense               
          31 December

20 20
 31 December

20 19  
The  tax charge
fo r the  pe rio d is
as  fo llo ws :   

        ˆ'0 0 0  ˆ'0 0 0
 

               
Curre nt tax
charge            453    31  
De fe rre d tax charge  - o riginatio n and re ve rsal o f te mpo rary
diffe re nce s       7,097    5,786  

             7,550    5,817  
               

The  tax charge  fo r the  ye ar can be  re co ncile d to  the  the o re tical tax charge  o n the  pro fit in the  Co nso lidate d S tate me nt o f
Co mpre he ns ive  Inco me  as  fo llo ws :  
               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Pro f it  bef o re t ax o n co nt inuing o perat io ns        37,857    28,561  
               

Tax at Ge rman inco me  tax rate  o f 15.8%  (2019 : 15.8% )        5,981    4,513  
Inco me  no t
taxable           (344)  (136)  
Lo sse s  carrie d fo rward no t re co gnise d        1,913    1,440  
To tal tax charge
fo r the  ye ar             7,550    5,817  

               
Reco nciliat io n o f  current  t ax liabilit ies         
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Balance  at
be ginning o f ye ar             1,413    1,387  
Tax paid during
the  ye ar           (1,316)  (5)  
Curre nt tax
charge             453    31  
Balance  at e nd
o f ye ar             550    1,413  

               
Reco nciliat io n
o f  def erred
t ax   

            
         Capit al

gains o n Int erest  rat e



pro pert ies  swaps  T o t al           ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  
         (Liabilit ies)  Asset (Net  liabilit ies)  
               

Balance  at 1
January 2019         (53,458)    948  (52,510)  
Charge d to  the  s tate me nt
o f co mpre he ns ive  inco me        (7,367)    1,581  (5,786)  
De fe rre d tax (liability) /
asse t at 31 De ce mbe r
2019  

      (60 ,825)    2,529  (58,296)
 

Charge d to  the  s tate me nt
o f co mpre he ns ive  inco me        (7,448)    351  (7,097)  
De fe rre d tax (liability) /
asse t at 31 De ce mbe r
2020  

      (68,273)    2,880  (65,393)
 

               
Jersey inco me
t ax               
The  Gro up is
liable  to  Je rse y
inco me  tax at
0% .   

           
 

               
Guernsey
inco me t ax               
The  Gro up is  liable  to
Gue rnse y inco me  tax at
0% .  

            
               
German t ax               
As  a re sult o f the  Gro up's  o pe ratio ns  in Ge rmany, the  Gro up is  subje ct to  Ge rman Co rpo rate  Inco me  Tax ('CIT') - the  e ffe ctive  rate
fo r Pho e nix Spre e  De utschland Limite d fo r 2020  was  15.8%  (2019 : 15.8% ).  
               
Fact o rs
af f ect ing
f ut ure t ax
charges   

           
 

The  Gro up has  accumulate d tax lo sse s  o f appro ximate ly ˆ30 .0  millio n (2019 : ˆ17.6  millio n) in Ge rmany, which will be  available  to  se t
agains t suitable  future  pro fits  sho uld the y arise , subje ct to  the  crite ria fo r re lie f. The se  lo sse s  are  o ffse t agains t the  de fe rre d
taxable  gain to  give  the  de fe rre d tax liability se t o ut abo ve .
 
 

 

15.  Dividends               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Amo unts  re co gnise d as  dis tributio ns  to
e quity ho lde rs  in the  pe rio d:            
Inte rim divide nd fo r the  ye ar e nde d 31 De ce mbe r 2020  o f ˆ2.35 ce nts  (2.1p)
de clare d 15 Se pte mbe r 2020 , paid 16  Octo be r 2020  (2019 : ˆ2.35 ce nts
(2.1p)) pe r share .

  
  2,284

 
  2,420

 
Pro po se d divide nd fo r the  ye ar e nde d 31 De ce mbe r 2020  o f ˆ5.15 ce nts
(4.65p) (2019 : ˆ5.15 ce nts  (4.4p)) pe r share .     5,010    5,034  

               
The  pro po se d divide nd has  no t be e n inc lude d as  a liability in the se  co nso lidate d financial s tate me nts . The  pro po se d divide nd is
payable  to  all share ho lde rs  o n the  Re gis te r o f Me mbe rs  o n 14 May 2021. The  to tal e s timate d divide nd to  be  paid is  4.65p pe r share .
The  payme nt o f this  divide nd will no t have  any tax co nse que nce s  fo r the  Gro up. The  trans late d amo unt sho wn as  paid may diffe r fro m
that disc lo se d he re  due  to  fo re ign e xchange  mo ve me nts  be twe e n the  date  o f the  divide nd be ing pro po se d and it be ing paid.

 

               
16. 
Subsidiaries               
               
The  Gro up co ns is ts  o f a Pare nt Co mpany, Pho e nix Spre e  De utschland Limite d, inco rpo rate d in Je rse y, Channe l Is lands  and a numbe r
o f subs idiarie s  he ld dire ctly by Pho e nix Spre e  De utschland Limite d, which are  inco rpo rate d in and o pe rate d o ut o f Je rse y, Gue rnse y
and Ge rmany.

 
               
Furthe r de tails
are  give n be lo w:               
               
      Co unt ry o f

inco rpo rat io n  % ho lding    Nat ure o f
business  

Pho e nix Spre e  De utschland I Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland II Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland III Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland IV Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland V Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland VII Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland IX Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland X Limite d   Je rse y  100  Finance  ve hic le  
Pho e nix Spre e  De utschland XI Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Spre e  De utschland XII Limite d   Je rse y  100  Inve s tme nt pro pe rty  
Pho e nix Pro pe rty Ho lding GmbH & Co .KG   Ge rmany  100  Ho lding Co mpany  
Pho e nix Spre e  Mue lle r GmbH   Ge rmany  94.9  Inve s tme nt pro pe rty  
Pho e nix Spre e  Go ttlie b GmbH   Ge rmany  94.9  Inve s tme nt pro pe rty  
PSPF Ho ldings  GmbH   Ge rmany  100  Ho lding Co mpany  
Jühnsdo rfe r We g Immo bilie n GmbH (Fo rme rly
Acce ntro  5. WE GmbH)   Ge rmany  94.9  Inve s tme nt pro pe rty  
Pho e nix Spre e  Pro pe rty Fund Ltd & Co . KG   Ge rmany  100  Inve s tme nt pro pe rty  
PSPF Ge ne ral Partne r (Je rse y) Limite d
(fo rme rly PSPF Ge ne ral Partne r (Gue rnse y)
Limite d)

  Je rse y  100  Manage me nt o f PSPF
 



               
During the  ye ar the  Gro up re do micile d PSPF Ge ne ral Partne r (Gue rnse y) Limite d to  Je rse y fro m Gue rnse y. The  e ntity was  re name d
PSPF Ge ne ral Partne r (Je rse y) Limite d. The  nature  o f bus ine ss  o f the  ne w e ntity re mains  as  the  manage me nt o f PSPF.  

 
               
On 1 July 2020  the  mino rity inte re s t in Pho e nix Spre e  Pro pe rty Fund Ltd & Co . KG e xe rc ise d a put o ptio n to  se ll the  re maining 5.2%
share  o f the  partne rship to  Pho e nix Spre e  De utschland Limite d. The  o ptio n was  se ttle d ne t in cash inc lus ive  o f the  o ffse tting lo ans
as  disc lo se d in No te  26 .

 

               
17. 
Invest ment
pro pert ies   

            
           20 20  20 19  
Fair Value           ˆ'0 0 0  ˆ'0 0 0  

               
At  1 January             730 ,160    645,680  
Capital
e xpe nditure             4,171    6 ,459  
Pro pe rty
additio ns             -    49 ,198  
Dispo sals           (7,479)  (12,668)  
Fair value  gain             41,458    41,491  
Invest ment  pro pert ies at  f air value -  as set  o ut  in t he repo rt  by
JLL      768,310    730 ,160  
Asse ts  co ns ide re d as  "He ld fo r Sale " (No te  18)    (19 ,302)  (10 ,639)  
At  31
December             749,0 0 8    719,521  

               
The  pro pe rty Po rtfo lio  was  value d at 31 De ce mbe r 2020  by the  Gro up's  inde pe nde nt value rs , Jo ne s  Lang LaSalle  GmbH ('JLL'), in
acco rdance  with the  me tho do lo gy de scribe d be lo w. The  valuatio ns  we re  pe rfo rme d in acco rdance  with the  curre nt Appraisal and
Valuatio n S tandards , 8th e ditio n (the  'Re d Bo o k') publishe d by the  Ro yal Ins titutio n o f Charte re d Surve yo rs  (RICS ).

 
               
The  valuatio n is  pe rfo rme d o n a building-by-building bas is  fro m so urce  info rmatio n o n the  pro pe rtie s  inc luding curre nt re nt le ve ls ,
vo id rate s , capital e xpe nditure , mainte nance  co s ts  and no n-re co ve rable  co s ts  pro vide d to  JLL by the  Pro pe rty Adviso rs  QS ix LLP.  JLL
use  the ir o wn assumptio ns  with re spe ct to  re ntal gro wth, and adjus tme nts  to  no n-re co ve rable  co s ts . JLL also  use s  data fro m
co mparable  marke t transactio ns  whe re  the se  are  available  alo ngs ide  the ir o wn assumptio ns .

 

               
The  valuatio n by JLL use s  the  disco unte d cash flo w me tho do lo gy.  Such valuatio n e s timate s  us ing this  me tho do lo gy, ho we ve r, are
inhe re ntly subje ctive  and value s  that wo uld have  be e n achie ve d in an actual sale s  transactio n invo lving the  individual pro pe rty at the
re po rting date  are  like ly to  diffe r fro m the  e s timate d valuatio n. 

 
               
All pro pe rtie s  are  value d as  Le ve l 3 me asure me nts  unde r the  fair value  hie rarchy (se e  no te  32) as  the  inputs  to  the  disco unte d cash
flo w me tho do lo gy which have  a s ignificant e ffe ct o n the  re co rde d fair value  are  no t o bse rvable . Additio nally, JLL pe rfo rm re fe re nce
che cks  back to  co mparable  marke t transactio ns  to  co nfirm the  valuatio n mo de l.

 
               
The  unre alise d fair value  gain in re spe ct o f inve s tme nt pro pe rty is  disc lo se d in the  co nso lidate d s tate me nt o f co mpre he ns ive
inco me  as  'Inve s tme nt pro pe rty fair value  gain'.  
               
Valuatio ns  are  unde rtake n us ing the  disco unte d cash flo w valuatio n te chnique  as  de scribe d be lo w and with the  inputs  se t o ut be lo w.  
               
Disco unt ed cash f lo w met ho do lo gy (DCF)          
The  fair value  o f inve s tme nt pro pe rtie s  is  de te rmine d us ing the  DCF me tho do lo gy.  
               
Unde r the  DCF me tho d, a pro pe rty's  fair value  is  e s timate d us ing e xplic it assumptio ns  re garding the  be ne fits  and liabilitie s  o f
o wne rship o ve r the  asse t's  life  inc luding an e xit o r te rminal value . The  DCF valuatio n by JLL use d te n-ye ar pro je ctio ns  o f a se rie s  o f
cash flo ws  o f e ach pro pe rty inte re s t. The  cash flo ws  use d in the  valuatio n re fle ct the  kno wn co nditio ns  e xis ting at the  re po rting date ,
inc luding the  Mie te nde cke l rule s  fo r the  pe rio d to  June  2024.  

 

               
To  this  pro je cte d cash flo w se rie s , an appro priate , marke t de rive d disco unt rate  is  applie d to  e s tablish the  pre se nt value  o f the  cash
flo ws  asso ciate d with e ach pro pe rty. The  disco unt rate  o f the  individual pro pe rtie s  is  adjus te d to  pro vide  an individual pro pe rty value
that is  co ns is te nt with co mparable  marke t transactio ns . Fo r pro pe rtie s  witho ut a co mparable  marke t transactio n JLL use  the  data
fro m marke t transactio ns  to  adjus t the  disco unt rate  to  re fle ct diffe re nce s  in the  lo catio n o f the  pro pe rty, its  co nditio n, its  te nants
and re nt.

 

               
The  duratio n o f the  cash flo w and the  spe cific timing o f inflo ws  and o utflo ws  are  de te rmine d by e ve nts  such as  re nt re vie ws , le ase
re ne wal and re late d le ase  up pe rio ds , re -le tting, re de ve lo pme nt, o r re furbishme nt.  
               
Pe rio dic  cash flo w inc lude s  cash flo ws  re lating to  gro ss  inco me  le ss  vacancy, no n-re co ve rable  e xpe nse s , co lle ctio n lo sse s , le ase
ince ntive s , mainte nance  co s ts , age nt and co mmiss io n co s ts  and o the r o pe rating and manage me nt e xpe nse s . The  se rie s  o f pe rio dic
ne t o pe rating cash flo ws , alo ng with an e s timate  o f the  te rminal value  antic ipate d at the  e nd o f the  te n-ye ar pro je ctio n pe rio d, is
the n disco unte d.

 

               
Whe re  an individual pro pe rty has  the  le gal and practical ability to  be  co nve rte d into  individual apartme nts  ( co ndo miniums) fo r sale
as  a co ndo minium , de pe nde nt upo n the  s tage  o f the  le gal pe rmiss io ns , the  additio nal value  cre ate d by the  co nve rs io n is  re fle cte d
via a lo we r disco unt rate  applie d.

 
               
The  princ ipal inputs  to  the  valuatio n are  as  fo llo ws :    Year ended  Year ended  

          31 December
20 20

 31 December
20 19  

           Range  Range  
               

Resident ial
P ro pert ies               
               
Market  Rent               
Re ntal Value  (ˆ
pe r sq. p.m.)           10  - 15  9  - 15  
Stabilise d re s ide ncy vacancy (%  pe r ye ar)        1 - 4  2  
Te nancy vacancy fluctuatio n (%  pe r ye ar)      5 - 8  8  

               
Co mmercial            



Pro pert ies                   
Market  Rent               
Re ntal Value  (ˆ
pe r sq. p.m.)           2 - 33  2 - 32  
Stabilise d co mme rcial vacancy (%  pe r
ye ar)        1 - 3  0  - 25  
Te nancy vacancy fluctuatio n (%  pe r ye ar)      8  8  

           
Est imat ed
Rent al Value
(ERV)

          
 

   
ERV pe r ye ar pe r
pro pe rty (ˆ'000)           64 - 2,278  62 - 2,322  
ERV (ˆ pe r sq.)           9  - 15  8 - 15  

               
Financial
Rat es -
blended
average

    
      

 

 
  

Disco unt rate
(% )                               3.1                         4  
Po rtfo lio  yie ld
(% )                               2.2  2.9  

               
               
Having re vie we d the  JLL re po rt, the  Dire cto rs  are  o f the  o pinio n that this  re pre se nts  a fair and re aso nable  valuatio n o f the  pro pe rtie s
and have  co nse que ntly ado pte d this  valuatio n in the  pre paratio n o f the  co nso lidate d financial s tate me nts .  
               
 The  valuatio ns  have  be e n pre pare d by JLL o n a co ns is te nt bas is  at e ach re po rting date  and the  me tho do lo gy is  co ns is te nt and in
acco rdance  with IFRS  which re quire s  that the  'highe s t and be s t use ' value  is  take n into  acco unt whe re  that use  is  phys ically po ss ible ,
le gally pe rmiss ible  and financially fe as ible  fo r the  pro pe rty co nce rne d, and irre spe ctive  o f the  curre nt o r inte nde d use .

 
               
All pro pe rtie s  are  value d as  Le ve l 3 me asure me nts  unde r the  fair value  hie rarchy (se e  no te  32) as  the  inputs  to  the  DCF
me tho do lo gy which have  a s ignificant e ffe ct o n the  re co rde d fair value  are  no t o bse rvable .  
               
Any unre alise d fair value  gain o r lo ss  in re spe ct o f inve s tme nt pro pe rty is  disc lo se d in the  co nso lidate d s tate me nt o f
co mpre he ns ive  inco me  as  'Inve s tme nt pro pe rty fair value  gain o r lo ss '.
 
 

 
Sensit ivit y               
Change s  in the  ke y assumptio ns  and inputs  to  the  valuatio n mo de ls  use d wo uld impact the
valuatio ns  as  fo llo ws :      
               
Vacancy: A change  in vacancy by 1%  wo uld no t mate rially affe ct the
inve s tme nt pro pe rty fair value  asse ssme nt.        
               
Disco unt rate : An incre ase  o f 0 .25%  in the  disco unt rate  and cap rate  wo uld re duce  the  inve s tme nt pro pe rty fair value  by ˆ63.9
millio n, and a de cre ase  in the  disco unt rate  and cap rate  o f 0 .25%  wo uld incre ase  the  inve s tme nt pro pe rty fair value  by ˆ58.5 millio n.  
               
The re  are , ho we ve r, inte r-re latio nships  be twe e n uno bse rvable  inputs  as  the y are  de te rmine d by marke t co nditio ns . The  e xis te nce  o f
an incre ase  o f mo re  than o ne  uno bse rvable  input co uld amplify the  impact o n the  valuatio n. Co nve rse ly, change s  o n uno bse rvable
inputs  mo ving in o ppo s ite  dire ctio ns  co uld cance l e ach o the r o ut, o r le sse n the  o ve rall e ffe ct.

 
               
The  valuatio n take s  acco unt o f the  fo llo wing thre e
sce nario s          
               
Rent al
Scenario               
Whe re  pro pe rtie s  have  be e n value d unde r the  "Disco unte d Cashflo w Me tho do lo gy" and are  inte nde d to  be  he ld by the  Gro up fo r the
fo re se e able  future , the y are  value d unde r the  "Re ntal Sce nario ".  
               
Co ndo minium
scenario               
Whe re  pro pe rtie s  have  the  po te ntial o r the  be ne fit o f all re le vant pe rmiss io ns  re quire d to  se ll apartme nts  individually
(co ndo miniums) and the  de cis io n to  se ll the  pro pe rty has  be e n take n the n we  re fe r to  this  as  a 'co ndo minium sce nario '. Expe cte d
sale s  in the  co ming ye ar fro m the se  asse ts  are  co ns ide re d he ld fo r sale  unde r IFRS  5 and can be  se e n in no te  18. The  additio nal
value  is  re fle cte d by us ing a lo we r disco unt rate  unde r the  DCF Me tho do lo gy. Pro pe rtie s  which do  no t have  the  be ne fit o f all re le vant
pe rmiss io ns  are  de scribe d as  value d us ing a s tandard 're ntal s ce nario '. Inc lude d in pro pe rtie s  value d unde r the  co ndo minium
sce nario  are  pro pe rtie s  no t ye t re le ase d to  he ld fo r sale  as  o nly a po rtio n o f the  pro pe rtie s  are  fo re cas t to  be  so ld in the  co ming 12
mo nths .

 

               
Dispo sal
Scenario               
Whe re  pro pe rtie s  have  be e n no tarise d fo r sale  prio r to  the  re po rting date  but have  no t co mple te d; the y are  he ld at the ir no tarise d
dispo sal value . The se  asse ts  are  co ns ide re d he ld fo r sale  unde r IFRS  5 and can be  se e n in no te  18.  
               
The  table  be lo w se ts  o ut the  asse ts
value d us ing the se  3 sce nario s :            
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Re ntal s ce nario             715,870  703,650  
Co ndo minium
sce nario             45,264  23,956  
Dispo sal
sce nario             7,176    2,554  
To tal           768,310  730 ,160  

               
The  mo ve me nt in the  fair value  o f inve s tme nt pro pe rtie s  is  inc lude d in the  co nso lidate d s tate me nt o f co mpre he ns ive  inco me  as
'inve s tme nt pro pe rty fair value  gain' and co mprise s :  
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Inve s tme nt pro pe rtie s       40 ,633  41,429  



Pro pe rtie s  he ld fo r sale  (se e  no te  18)       825    62             41,458  41,491  
               

18. 
Invest ment
pro pert ies -
held f o r sale   

           
 

          20 20  20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Fair value -  held f o r sale invest ment  pro pert ies         
               
At  1 January           10 ,639                      

12,747  
Trans fe rre d fro m
inve s tme nt
pro pe rtie s   

        
  15,004

                     
10 ,064  

Capital
e xpe nditure             313    434  
Pro pe rtie s  so ld           (7,479)  (12,668)  
Valuatio n gain o n apartme nts  he ld fo r sale        825                              

62  
At  31
December           19 ,302  10 ,639  

               
Inve s tme nt pro pe rtie s  are  re -c lass ifie d as  curre nt asse ts  and de scribe d as  'he ld fo r sale ' in thre e  diffe re nt s ituatio ns : Pro pe rtie s
no tarise d fo r sale  at the  re po rting date , Pro pe rtie s  whe re  at the  re po rting date  the  gro up has  o btaine d and imple me nte d all re le vant
pe rmiss io ns  re quire d to  se ll individual apartme nt units , and e ffo rts  are  be ing made  to  dispo se  o f the  asse ts  (co ndo minium); and
Pro pe rtie s  which are  be ing marke te d fo r sale  but have  curre ntly no t be e n no tarise d.

 

               
Pro pe rtie s  which no  lo nge r satis fy the  crite ria fo r re co gnitio n as  he ld fo r sale  are  trans fe rre d back to  inve s tme nt pro pe rtie s  at fair
value .  
               
Pro pe rtie s  no tarise d fo r sale  by the  re po rting date  are  value d at the ir dispo sal price  (dispo sal s ce nario ), and o the r pro pe rtie s  are
value d us ing the  co ndo minium o r re ntal s ce nario s  (se e  no te  17) as  appro priate . The  table  be lo w se ts  o ut the  re spe ctive  cate go rie s :
 
 

 

          20 20  20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Co ndo minium
sce nario           12,126    8,085  
Dispo sal
sce nario             7,176    2,554  

           19 ,302  10 ,639  
               

Inve s tme nt pro pe rtie s  he ld fo r sale  are  all e xpe cte d to  be  so ld within 12 mo nths  o f the  re po rting date  base d o n Manage me nt
kno wle dge  o f curre nt and his to ric  marke t co nditio ns . While  who le  pro pe rtie s  have  be e n value d unde r a co ndo minium sce nario  in
no te  17, o nly the  e xpe cte d sale s  have  be e n trans fe rre d to  asse ts  he ld fo r sale .

 
               
The re  we re  liabilitie s  se cure d o n the  inve s tme nt pro pe rtie s  he ld fo r sale
o f ˆ2.7m (2019 : ˆ0 .6m).        
               
19.  P ro pert y,
plant  and
equipment   

            
             Equipment  

             ˆ'0 0 0  
Co st  o r
valuat io n               
As  at 1 January
2019             145  
Dispo sals             (18)  
As  at 31
De ce mbe r 2019             127  
Dispo sals             (4)  
As  at 31
De ce mbe r 2020             123  

               
Accumulat ed depreciat io n and impairment          
As  at 1 January
2019             57  
Charge  fo r the
ye ar             16  
As  at 31
De ce mbe r 2019             73  
Charge  fo r the
ye ar             8  
As  at 31
De ce mbe r 2020             81  

               
Carrying
amo unt               
As  at 31
De ce mbe r 2019             54  
As  at 31
De ce mbe r 2020             42  
               
20 . Ot her
f inancial
asset s at
amo rt ised
co st   

           
 

          31 December
20 20

 31 December
20 19  

Current           ˆ'0 0 0  ˆ'0 0 0  



               At  1 January           1,590  -  
Trans fe r fro m no n-curre nt o the r financial
asse ts  at amo rtise d co s t        -  1,554  
Accrue d inte re s t           32  54  
Inte re s t
adjus tme nt
re late d to  prio r
pe rio d

          -  (18)

 

Lo an re payme nt        (1,622)  -  
At  31
December                                        

-   
 1,590  

               
The  Gro up e nte re d into  lo an agre e me nts  with Mike  Hilto n and Paul Ruddle  in co nne ctio n with the  acquis itio n o f PSPF. The  lo ans  we re
due  to  be  se ttle d upo n se ttle me nt o f the  put o ptio n fo r the  mino rity inte re s t in PSPF. The  put o ptio n liability fo r the  mino rity and
the se  o ffse tting lo ans  we re  se ttle d in cash o n the  1 July 2020 .

 
          31 December

20 20
 31 December

20 19  
No n-current           ˆ'0 0 0  ˆ'0 0 0  

               
At  1 January           876  2,406  
Trans fe r to  curre nt o the r financial asse ts
at amo rtise d co s t        -  (1,554)  
Accrue d inte re s t           25  24  
At  31
December           90 1  876  

               
The  Gro up e nte re d into  a lo an agre e me nt with the  mino rity inte re s t o f Acce ntro  Re al Es tate  AG (fo rme rly Blitz  B16  - 210  GmbH) in
re latio n to  the  acquis itio n o f the  asse ts  as  share  de als . This  lo an be ars  inte re s t at 3%  pe r annum.   
The se  asse ts  are  co ns ide re d to  have  lo w cre dit risk and any lo ss  allo wance  wo uld be  immate rial.
  
               
21.  T rade and
o t her
receivables   

            
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Current               
Trade
re ce ivable s           707  1,219  
Le ss : impairme nt
pro vis io n           (222)  (223)  
Ne t re ce ivable s           485  996  
Pre payme nts  and accrue d inco me      16  508  
Inve s tme nt pro pe rty dispo sal pro ce e ds  re ce ivable      2,444  375  
Se rvice  charge s
re ce ivable           4,895  5,271  
Pre paid Tre asury
Share s           104  182  
Othe r
re ce ivable s           470  605  

           8,414  7,937  
               

Pre paid Tre asury Share s  co ns is t o f a transactio n fo r the  Co mpany's  o wn share s  which had ye t to  se ttle  at 31 De ce mbe r 2020 .  
               
Aging analysis o f  t rade receivables        
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Up to  12 mo nths           482  977  
Be twe e n 1 ye ar
and 2 ye ars           3  19  
Ove r 3 ye ars           -  -  

           485  996  
Impairment  o f  t rade and service charge receivables  
The  Co mpany calculate s  life time  e xpe cte d cre dit lo sse s  fo r trade  and se rvice  charge  re ce ivable s  us ing a po rtfo lio  appro ach.
Re ce ivable s  are  gro upe d base d o n the  cre dit te rms  o ffe re d and the  type  o f le ase . The  pro bability o f de fault is  de te rmine d at the
ye ar-e nd base d o n the  aging o f the  re ce ivable s , and his to rical data abo ut de fault rate s . That data is  adjus te d if the  Co mpany
de te rmine s  that his to rical data is  no t re fle ctive  o f e xpe cte d future  co nditio ns  due  change s  in the  nature  o f its  te nants  and ho w the y
are  affe cte d by e xte rnal facto rs  such as  e co no mic and marke t co nditio ns .

 

               
On this  bas is , the  lo ss  allo wance  as  at 31 De ce mbe r 2020 , and o n 31 De ce mbe r 2019  was  de te rmine d as  se t o ut be lo w.  
               
The  Co mpany applie s  the  fo llo wing lo ss  rate s  to  trade  re ce ivable s .  
               
As  no te d be lo w, a lo ss  allo wance  o f 50%  (2019 : 50% ) has  be e n re co gnise d fo r trade  re ce ivable s  that are  mo re  than 60  days  pas t
due . Any re ce ivable s  whe re  the  te nant is  no  lo nge r re s ide nt in the  pro pe rty are  pro vide d fo r in full.  
     Aging  
Trade
re ce ivable s :       0 -60  days  Over 60

days  No n-current
t enant  T o t al 20 20  

Expe cte d lo ss
rate  (% )       0%  50%  100%    
Gro ss  carrying
amo unt (ˆ'000)       352  267  88  707  
Lo ss  allo wance
pro vis io n (ˆ'000)       -  (134)  (88)  (222)  

               
Aging



      Trade
re ce ivable s :       0 -60  days  Over 60

days  No n-current
t enant  T o t al 20 19  

Expe cte d lo ss
rate  (% )       0%  50%  100%    
Gro ss  carrying
amo unt (ˆ'000)       889  214  116  1,219  
Lo ss  allo wance
pro vis io n (ˆ'000)       -  (107)  (116)  (223)  
               
               
Mo ve me nts  in the  impairme nt pro vis io n agains t trade  re ce ivable s  are  as  fo llo ws :  
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Balance  at the  be ginning o f the  ye ar      223  313  
Impairme nt
lo sse s
re co gnise d

          160  61
 

Amo unts  writte n o ff as  unco lle ctable        (161)  (151)  
Balance  at the
e nd o f the  ye ar           222  223  

               
All impairme nt lo sse s  re late  to  the  re ce ivable s  aris ing fro m te nants .
 
 

 
22.  Cash and
cash
equivalent s   

            
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Cash at bank           35,971  40 ,737  
Cash at age nts           1,025  1,677  
Cash and cash
e quivale nts           36,996  42,414  
               
23. 
Bo rro wings               
       31 December 20 20  31 December 20 19  

      No minal value   Bo o k value  No minal value   Bo o k value  
       ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  

Current
liabilit ies               
Accrue d
inte re s t  - 
NATIXIS
Pfandbrie fbank
AG       

901  217  784  192

 

Bank lo ans   - 
Mitte lbrande nburgische
Sparkasse

     
-  -  16 ,418  16 ,418

 
Bank lo ans   -  Be rline r Sparkasse    801  801  1,142  1,142  

       1,702  1,018  18,344  17,752  
No n-current
liabilit ies               
Bank lo ans   - 
NATIXIS
Pfandbrie fbank
AG

  
    

240 ,000  236 ,789  190 ,000  186 ,636

 

Bank lo ans   -  Be rline r Sparkasse    49 ,742  49 ,742  71,866  71,866  
       289 ,742  286 ,531  261,866  258,502  
               

       291,444  287,549  280 ,210  276,254  
               

The  Gro up has  co mplie d with the  financial co ve nants  o f its  bo rro wing fac ilitie s  during the  2020  and 2019  re po rting pe rio ds .  
               
All bo rro wings  are  se cure d agains t the  inve s tme nt pro pe rtie s  o f the  Gro up. As  at 31 De ce mbe r 2020 , the  Co mpany had no  undrawn
de bt fac ilitie s  (2019 : ˆ50  millio n). A summary o f the  lo ans  as  at the  ye ar e nd is  as  fo llo ws :  
               
24.  T rade and
o t her payables               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

Trade  payable s           1,410  1,597  
Accrue d liabilitie s    2,463  1,319  
Se rvice  charge s
payable           5,145  4,320  

           9,0 18  7,236  
25.  Derivat ive
f inancial
inst rument s   

            
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Int erest  rat e swaps -  carried at  f air value t hro ugh pro f it  o r lo ss      
Balance  at 1
January           15,979  5,991  



Fair value  mo ve me nt thro ugh pro fit o r lo ss    2,218  9 ,988  Balance  at 31
De ce mbe r           18,197  15,979  

               
The  no tio nal princ ipal amo unts  o f the  o uts tanding inte re s t rate  swap co ntracts  at 31 De ce mbe r 2020  we re  ˆ204,269 ,000  (2019 :
ˆ202,932,000). At 31 De ce mbe r 2020  the  fixe d inte re s t rate s  vary fro m 0 .24%  to  1.07%  (2019 : 0 .775%  to  1.07% ) abo ve  the  main
facto ring Euribo r rate , and mature  be twe e n Se pte mbe r 2026  and No ve mbe r 2027.

 
               
Mat urit y analysis o f  int erest  rat e swaps      

          31 December
20 20

 31 December
20 19  

           ˆ'0 0 0  ˆ'0 0 0  
               

Le ss  than 1 ye ar           -  -  
Be twe e n 1 and 2
ye ars           -  -  
Be twe e n 2 and 5
ye ars           -  -  
Mo re  than 5
ye ars           18,197  15,979  

           18,197  15,979  
               

26.  Ot her
f inancial
liabilit ies   

            
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Current               
Balance  at be ginning o f
ye ar          6 ,951  -  
Trans fe rre d fro m no n-
curre nt liabilitie s          -  6 ,951  
Change  in put
o ptio n liability
o n se ttle me nt

          591  -
 

Exe rc ise  put
o ptio n           (7,542)  -  
Balance  at e nd
o f ye ar           -  6,951  

               
No n-current               
Balance  at 1
January                                          

-                        
7,135  

Change  in put o ptio n liability aris ing in the  ye ar    -  (184)  
Trans fe rre d to
curre nt liabilitie s           -  (6 ,951)  
Balance  at 31
De ce mbe r           -  -  
               
In March 2015 the  Gro up e nte re d into  a five  ye ar put o ptio n agre e me nt to  acquire  the  re maining 5.2%  inte re s t in Pho e nix Spre e
Pro pe rty Fund Ltd. & Co .KG (PSPF) fro m the  limite d partne rs  M Hilto n and P Ruddle  bo th the n Dire cto rs  o f PMM Partne rs  (UK) Limite d.
The  o ptio ns  we re  e xe rc ise d thre e  mo nths  afte r o n the  fifth annive rsary o f the  majo rity inte re s t acquis itio n, o n 1 July 2020 . The  o ptio n
was  se ttle d fo r ˆ7,542,000 , and was  se ttle d in cash fo r ˆ5,920 ,000  ne t o f initial lo ans  to  the  limite d partne rs  o f ˆ1,622,000 .
ˆ7,542,000  be ing 5.2%  o f the  ne t asse t value  o f PSPF at the  time  o f se ttle me nt, as  se t o ut in the  o riginal 2015 agre e me nt.

 

               
27.  Share
based payment
reserve   

            
           Perf o rmance f ee  

             ˆ'0 0 0  
               

Balance  at 1
January 2019                                   

4,010  
               

Fe e  charge  fo r
the  pe rio d                                   

2,798  
Balance  at 31
De ce mbe r 2019                                   

6 ,808  
               

Fe e  charge  /
(cre dit) fo r the
ye ar

            (439)
 

Balance  at 31
De ce mbe r 2020                                   

6,369  
               

Pro pert y
Adviso r
perf o rmance
f ee   

           
 

The  Pro pe rty Adviso r is  e ntitle d to  an asse t and e s tate  manage me nt pe rfo rmance  fe e , me asure d o ve r co nse cutive  thre e  ye ar
pe rio ds , e qual to  15%  o f the  e xce ss  (o r in the  case  o f the  initial pe rio d o r any pe rfo rmance  pe rio d e nding prio r to  31 De ce mbe r
2020 , 16% ) by which the  annual EPRA NAV to tal re turn o f the  Gro up e xce e ds  8%  pe r annum, co mpo unding (the  'Pe rfo rmance  Fe e '). As
the  EPRA NAV me asure me nt has  be e n supe rce de d by EPRA NTA (Se e  no te  31), future  pe rfo rmance  fe e s  will be  calculate d with re spe ct
to  mo ve me nts  in EPRA NTA. The  Pe rfo rmance  Fe e  is  subje ct to  a high wate rmark, be ing the  highe r o f:

 

               
(i) EPRA NAV pe r
share  at 1 July
2018; and

              
(ii) the  EPRA NAV pe r share  at the  e nd o f a Pe rfo rmance  Pe rio d in re latio n to  which a pe rfo rmance  fe e  was  e arne d in acco rdance  with
the  pro vis io ns  co ntaine d with the  Pro pe rty Adviso r and Inve s to r Re latio ns  Agre e me nt.  
               
The  fe e  will be  se ttle d sho rtly afte r the  re le ase  o f this  2020  annual re po rt in share s  o f the  Co mpany and, be ing de te rmine d by
re fe re nce  to  an e quity base d fo rmula, me e ts  the  de finitio n o f a share  base d payme nt arrange me nt.  
               



28.  St at ed
capit al               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Is sue d and fully
paid:               
At 1 January                   

196 ,578                    
196 ,578  

At 31 De ce mbe r                   
196,578

                   
196,578

 

               
The  numbe r o f share s  in is sue  at 31 De ce mbe r 2020  was  100 ,751,410  (31 De ce mbe r 2019 : 100 ,751,410).  
               
T reasury
shares               
The  re se rve  fo r the  Co mpany's  tre asury share s  co mprise s  the  co s t o f the  Co mpany's  share s  he ld by the  Gro up. At 31 De ce mbe r
2020 , the  Gro up he ld 4,628,500  o f the  Co mpany's  share s  (2019 : 3,000 ,000).  
               
29.  No n-
co nt ro lling
int erest s   

            
         No n-

co ntro lling
inte re s t %

31 December
20 20

 31 December
20 19  

          ˆ'0 0 0  ˆ'0 0 0  
              

Pho e nix Spre e  Mue lle r GmbH
(fo rme rly Laxpan Mue lle r
GmbH)

      5.1%                        
1,329                        

1,197  
Pho e nix Spre e  Go ttlie b GmbH (fo rme rly
Invado r Grundbe s itz  GmbH)      5.1%                        

1,250                        
1,076  

Jühnsdo rfe r We g Immo bilie n GmbH
(Fo rme rly Acce ntro  5. WE GmbH)      5.1%                           

951                            
738  

                                 
3,530

                       
3,0 11  

              
30 .  Earnings per share
and EPRA earnings per
share  

            
          31 December

20 20
 31 December

20 19  
               

Earnings per
share               
Earnings  fo r the  purpo se s  o f bas ic  e arnings  pe r share  be ing ne t pro fit
attributable  to  o wne rs  o f the  pare nt (ˆ'000)                        

29 ,788                      
22,293  

We ighte d ave rage  numbe r o f o rdinary share s  fo r the  purpo se s  o f bas ic
e arnings  pe r share  (Numbe r)                

97,136 ,617            
100 ,389 ,943  

Effe ct o f dilutive  po te ntial o rdinary share s  (Numbe r)                  
1,806 ,285                

1,721,657  
We ighte d ave rage  numbe r o f o rdinary share s  fo r the  purpo se s  o f dilute d
e arnings  pe r share  (Numbe r)

               
98,942,902  

          
102,111,600  

               
Earnings  pe r
share  (ˆ)                                   

0 .31                           
0 .22  

Dilute d e arnings
pe r share  (ˆ)

                                  
0 .30                           

0 .22  
               

EPRA earnings
per share               
Earnings  fo r the  purpo se s  o f bas ic  e arnings  pe r share  be ing ne t pro fit
attributable  to  o wne rs  o f the  pare nt (ˆ'000)                        

29 ,788                      
22,293  

Change s  in value
o f inve s tme nt
pro pe rtie s

          (41,458)  (41,491)
 

Pro fit o r lo ss  o n dispo sal o n inve s tme nt pro pe rtie s    (2,178)  (858)  
Change s  in fair value  o f financial ins trume nts      1,779    12,786  
De fe rre d tax
adjus tme nts             7,097    5,786  
Change  in No n-
co ntro lling
inte re s t

            498    228
 

EPRA Earnings           (4,474)  (1,256)  
               

We ighte d ave rage  numbe r o f o rdinary share s  fo r the  purpo se s  o f bas ic
e arnings  pe r share  (Numbe r)                

97,136 ,617            
100 ,389 ,943  

EPRA Earnings
pe r Share  (ˆ)           (0 .05)  (0 .01)  
Dilute d EPRA
Earnings  pe r
Share  (ˆ)

          (0 .05)  (0 .01)
 

               
31.  Net  asset  value per
share and EPRA net
asset  value  

            
          31 December

20 20
 31 December

20 19  
               

Ne t asse ts
(ˆ'000)             430 ,426    413,891  
Numbe r o f partic ipating o rdinary share s          96 ,122,909    97,751,410  

               
Ne t asse t value
pe r share  (ˆ)           4.48  4.23  

               
               



Acco rding to  the  EPRA Be s t Practice s  Re co mme ndatio ns  publishe d in Octo be r 2019 , thre e  ne w Ne t Asse t Value  me asure s  have  be e n
intro duce d fo r o ngo ing financial ye ars  fro m 1 January, 2020 .  
               
EPRA NRV (Ne t Re ins tate me nt Value ) - this  inc lude s  trans fe r dutie s  o f the  pro pe rty asse ts .  
EPRA NTA (Ne t Tangible  Asse ts ) - the  Co mpany buys  and se lls  asse ts  le ading to  taking acco unt o f ce rtain liabilitie s .  
EPRA NDV (Ne t Dispo sal Value ) - the  value  fo r the  share ho lde r in the  e ve nt o f a liquidatio n.  
               
The  ne t asse t value  calculatio n is  base d o n the  Gro up's  share ho lde rs ' e quity which inc lude s  the  fair value  o f inve s tme nt pro pe rtie s ,
pro pe rtie s  he ld fo r sale  as  we ll as  financial ins trume nts .  
               
The  numbe r o f dilute d share s  do e s  no t inc lude  tre asury share s .  
         EPRA NRV  EPRA NT A  EPRA NDV  

         ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  
At  31
December
20 20

              
IFRS  Equity
attributable  to
share ho lde rs

          430 ,426    430 ,426    430 ,426
 

               
Hybrid
ins trume nts         (6 ,369)  (6 ,369)  (6 ,369)  
Dilut ed NAV           424,0 57    424,0 57    424,0 57  
Re valuatio n o f Inve s tme nt
Pro pe rty       -  -  -  
Re valuatio n o f Inve s tme nt
Pro pe rty unde r
Co ns tructio n

       -  -  -
 

Re valuatio n o f o the r no n-
curre nt inve s tme nts       -  -  -  
Re valuatio n o f te nant le ase s
he ld as  finance  le ase s       -  -  -  
Re valuatio n o f trading
pro pe rtie s       -  -  -  
Dilut ed NAV at
Fair Value           424,0 57    424,0 57    424,0 57  
De fe rre d tax in
re latio n to  fair
value  gains  o f
Inve s tme nt
Pro pe rty

        

  65,393    65,393   
 

Fair value  o f
financial
ins trume nts

          18,197    18,197    
Go o dwill as  a
re sult o f
de fe rre d tax

        -  -  -

 

Go o dwill as  pe r
the  IFRS  balance
she e t

        -  -  -
 

Intangible s  as
pe r the  IFRS
balance  she e t

        -  -  -
 

Fair value  o f
fixe d inte re s t
rate  de bt

              2,946
 

Re valuatio n o f
intangible s  to
fair value

        -      
Re al e s tate
trans fe r tax         62,721  -    
NAV           570 ,368    50 7,647    427,0 0 3  
Fully dilute d
numbe r o f
share s

          96 ,122,909    96 ,122,909    96 ,122,909
 

NAV per share
(ˆ)         5.93  5.28  4.44  

               
         EPRA NRV  EPRA NT A  EPRA NDV  
         ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  

At  31
December
20 19

              
IFRS  Equity
attributable  to
share ho lde rs

          413,891    413,891    413,891
 

               
Hybrid
ins trume nts         (6 ,808)  (6 ,808)  (6 ,808)  
Dilut ed NAV           40 7,0 83    40 7,0 83    40 7,0 83  
Re valuatio n o f Inve s tme nt
Pro pe rty       -  -  -  
Re valuatio n o f Inve s tme nt
Pro pe rty unde r
Co ns tructio n

       -  -  -
 

Re valuatio n o f o the r no n-
curre nt inve s tme nts       -  -  -  
Re valuatio n o f te nant le ase s
he ld as  finance  le ase s       -  -  -  
Re valuatio n o f trading
pro pe rtie s       -  -  -  
Dilut ed NAV at
Fair Value           40 7,0 83    40 7,0 83    40 7,0 83  
De fe rre d tax in
re latio n to  fair
value  gains  o f
Inve s tme nt
Pro pe rty

        

  58,296    58,296   
 

Fair value  o f   15,979   15,979



financial
ins trume nts             
Go o dwill as  a
re sult o f
de fe rre d tax

        -  -  -

 

Go o dwill as  pe r
the  IFRS  balance
she e t

        -  -  -
 

Intangible s  as
pe r the  IFRS
balance  she e t

        -  -  -

 

               
Fair value  o f
fixe d inte re s t
rate  de bt

              3,458
 

Re valuatio n o f
intangible s  to
fair value

        -      
Re al e s tate
trans fe r tax         57,786  -    
NAV           539,144    481,358    410 ,541  
Fully dilute d
numbe r o f
share s

        97,751,410   97,751,410    97,751,410
 

NAV per share
(ˆ)         5.52  4.92  4.20  
               
32.  Financial
inst rument s               
The  Gro up is  e xpo se d to  the  risks  that arise  fro m its  use  o f financial ins trume nts . This  no te  de scribe s  the  o bje ctive s , po lic ie s  and
pro ce sse s  o f the  Gro up fo r managing tho se  risks  and the  me tho ds  use d to  me asure  the m. Furthe r quantitative  info rmatio n in
re spe ct o f the se  risks  is  pre se nte d thro ugho ut the  co nso lidate d financial s tate me nts .

 
               
Principal f inancial inst rument s  
               
The  princ ipal financial ins trume nts  use d by the  Gro up, fro m which financial ins trume nt risk arise s , are  as  fo llo ws :  
• Cash and cash e quivale nts  
• Trade  and o the r re ce ivable s  
• Othe r financial
asse ts               
• Trade  and o the r payable s  
• Bo rro wings  
• De rivative  financial ins trume nts  
               
The  Gro up he ld the  fo llo wing financial asse ts  at e ach re po rting date :  
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  
               

At  amo rt ised
co st               
Trade  and o the r re ce ivable s  - curre nt          8,294  7,247  
Cash and cash
e quivale nts             36 ,996  42,414  
Othe r financial asse ts  at amo rtise d co s t      901  2,466  

           46,191  52,127  
               

The  Gro up he ld the  fo llo wing financial liabilitie s  at e ach re po rting date :  
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Held at
amo rt ised
co st

              
Bo rro wings
payable : curre nt             1,018  17,752  
Bo rro wings
payable : no n-
curre nt

            286 ,531  258,502
 

Othe r financial
liabilitie s             -  6 ,951  
Trade  and o the r
payable s             9 ,018  7,236  

             296,567  290 ,441  
               

Fair value
t hro ugh pro f it
o r lo ss

              
De rivative  financial liability - inte re s t rate  swaps        18,197  15,979  

             18,197  15,979  
               

             314,764  30 6,420  
               

Fair value o f
f inancial
inst rument s   

            
With the  e xce ptio n o f the  variable  rate  bo rro wings , the  fair value s  o f the  financial asse ts  and liabilitie s  are  no t mate rially diffe re nt to
the ir carrying value s  due  to  the  sho rt te rm nature  o f the  curre nt asse ts  and liabilitie s  o r due  to  the  co mme rcial variable  rate s
applie d to  the  lo ng te rm liabilitie s .

 
               
The  inte re s t rate  swap was  value d by the  re spe ctive  co unte rparty banks  by co mpariso n with the  marke t price  fo r the  re le vant date .  



               
The  inte re s t rate  swaps  are  e xpe cte d to  mature  be twe e n Se pte mbe r 2026  and De ce mbe r 2028.  
               
The  Gro up use s  the  fo llo wing hie rarchy fo r de te rmining and disc lo s ing the  fair value  o f financial ins trume nts  by valuatio n te chnique :  
               
Le ve l 1: quo te d (unadjus te d) price s  in active  marke ts  fo r ide ntical asse ts  o r liabilitie s ;  
               
Le ve l 2: o the r te chnique s  fo r which all inputs  which have  a s ignificant e ffe ct o n the  re co rde d fair value  are  o bse rvable , e ithe r dire ctly
o r indire ctly; and  
               
Le ve l 3: te chnique s  which use  inputs  which have  a s ignificant e ffe ct o n the  re co rde d fair value  that are  no t base d o n o bse rvable
marke t data.  
               
During e ach o f the  re po rting pe rio ds , the re  we re  no  trans fe rs  be twe e n valuatio n le ve ls .  
               
Gro up Fair
Values               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Financial
asset s/
(liabilit ies)

              
Inte re s t rate
swaps  - Le ve l 2 -
curre nt

            -    -
 

Inte re s t rate
swaps  - Le ve l 2 -
no n-curre nt

          (18,197)  (15,979)
 

           (18,197)  (15,979)  
               
Financial risk
management               
The  Gro up is  e xpo se d thro ugh its  o pe ratio ns  to  the  fo llo wing financial ris ks :  
               
• Inte re s t rate
risk               
• Fo re ign
e xchange  risk               
• Cre dit risk               
• Liquidity risk               
               
The  Gro up's  po lic ie s  fo r financial ris k manage me nt are  o utline d be lo w.  
               
Int erest  rat e
risk               
The  Gro up's  inte re s t rate  risk arise s  fro m ce rtain o f its  bo rro wings . Bo rro wings  is sue d at variable  rate s  e xpo se  the  Gro up to  cash
flo w inte re s t rate  risk. Bo rro wings  is sue d at fixe d rate s  e xpo se  the  Gro up to  fair value  inte re s t rate  risk. The  Gro up is  also  e xpo se d
to  inte re s t rate  risk o n cash and cash e quivale nts .

 
               
Unde r inte re s t rate  swap co ntracts , the  Gro up agre e s  to  e xchange  the  diffe re nce  be twe e n fixe d and flo ating rate  inte re s t amo unts
calculate d o n agre e d no tio nal princ ipal amo unts . Such co ntracts  e nable  the  Gro up to  mitigate  the  risk o f changing inte re s t rate s  o n
the  cash flo w e xpo sure s  o n the  is sue d variable  rate  de bt he ld.

 
               
Se ns itivity analys is  has  no t be e n pe rfo rme d as  all variable  rate  bo rro wings  have  be e n swappe d to  fixe d inte re s t rate s , and po te ntial
mo ve me nts  o n cash at bank balance s  are  immate rial.  
               
The  Gro up give s  care ful co ns ide ratio n to  inte re s t rate s  whe n co ns ide ring its  bo rro wing re quire me nts  and whe re  to  ho ld its  e xce ss
cash. The  Dire cto rs  be lie ve  that the  inte re s t rate  risk is  at an acce ptable  le ve l.  
               
Fo reign
exchange risk               
The  Gro up is  e xpo se d to  fo re ign e xchange  risk o n sale s , purchase s , and trans latio n o f asse ts  and liabilitie s  that are  in a curre ncy
o the r than the  functio nal curre ncy (Euro s ).  
               
The  Gro up do e s  no t e nte r into  any curre ncy he dging transactio ns  and the  Dire cto rs  be lie ve  that the  fo re ign e xchange  rate  risk is  at
an acce ptable  le ve l.  
               
               
The  carrying amo unt o f the  Gro up's  fo re ign curre ncy (no n-Euro ) de no minate d mo ne tary asse ts  and liabilitie s  are  sho wn be lo w, all the
amo unts  are  fo r S te rling balance  o nly:  
               
          31 December

20 20
 31 December

20 19  
           ˆ'0 0 0  ˆ'0 0 0  

Financial
asset s               
Cash and cash
e quivale nts           174  349  
Financial
liabilit ies               
Trade  and o the r
payable s           (408)  (317)  
Net  po sit io n           (234)  32  

               
At e ach re po rting date , if the  Euro  had s tre ngthe ne d o r we ake ne d by 10%  agains t GBP with all o the r variable s  he ld co ns tant, po s t-tax
pro fit fo r the  ye ar wo uld have  incre ase d/(de cre ase d) by:  
               
      Weakened by 10 %

Increase/(decrease) in po st -
t ax pro f it  and impact  o n

equit y

 St rengt hened by 10 %
Increase/(decrease) in po st - t ax

pro f it  and impact  o n equit y  



         ˆ'0 0 0    ˆ'0 0 0  
               

31 De ce mbe r
2020         23    (23)  
31 De ce mbe r
2019         (3)    3  

               
Credit  risk
management               
Cre dit risk re fe rs  to  the  risk that the  co unte rparty will de fault o n its  co ntractual o bligatio ns  re sulting in financial lo ss  to  the  Gro up.
Cre dit risk arise s  princ ipally fro m the  Gro up's  trade  and o the r re ce ivable s  and its  cash balance s . The  Gro up give s  care ful
co ns ide ratio n to  which o rganisatio ns  it use s  fo r its  banking se rvice s  in o rde r to  minimise  cre dit ris k. The  Gro up has  an e s tablishe d
cre dit po licy unde r which e ach ne w te nant is  analyse d fo r cre ditwo rthine ss  and e ach te nant is  re quire d to  pay a two  mo nth de po s it.

 

               
At e ach re po rting date  the  Gro up had no  te nants  with o uts tanding balance s  o ve r 10%  o f the  to tal trade  re ce ivable s  balance .  
               
The  Gro up ho lds  cash at the  fo llo wing banks : Barc lays  Private  Clie nts  Inte rnatio nal Je rse y Ltd, De utsche  Bank AG, Be rline r Sparkasse
and Mitte lbrande nburgische  Sparkasse . The  split o f cash he ld at e ach o f the  banks  re spe ctive ly at 31 De ce mbe r 2020  was  34%  /
59%  / 3%  / 2%  (31 De ce mbe r 2019 : Barc lays  Private  Clie nts  Inte rnatio nal Je rse y Ltd, Barc lays  Bank Plc  Frankfurt and De utsche  Bank
the  split was  73% /26% /1% ). Barc lays  and De utsche  Bank have  cre dit ratings  o f A and A- re spe ctive ly, Be rline r Sparkasse  and
Mitte lbrande nburgische  Sparkasse  have  a cre dit rating o f A+.

 

               
The  Gro up ho lds  no  co llate ral as  se curity agains t any financial asse t. The  carrying amo unt o f financial asse ts  re co rde d in the
financial info rmatio n, ne t o f any allo wance s  fo r lo sse s , re pre se nts  the  Gro up's  maximum e xpo sure  to  cre dit ris k.  
               
De tails  o f re ce ivable s  fro m te nants  in arre ars  at e ach re po rting date  can be  fo und in no te  21 as  can de tails  o f the  re ce ivable s  that
we re  impaire d during e ach pe rio d.  
  
An allo wance  fo r impairme nt is  made  us ing an e xpe cte d cre dit lo ss  mo de l base d o n pre vio us  e xpe rie nce . Manage me nt co ns ide rs
the  abo ve  me asure s  to  be  suffic ie nt to  co ntro l the  cre dit ris k e xpo sure .  
               
The  cre dit ris k o n liquid funds  and de rivative  financial ins trume nts  is  limite d be cause  the  co unte rpartie s  are  banks  with high cre dit-
ratings  ass igne d by inte rnatio nal cre dit-rating age ncie s .  
               
The  carrying amo unt o f financial asse ts  re co rde d in the  financial s tate me nts , which is  ne t o f impairme nt lo sse s , re pre se nts  the
Gro up's  maximum e xpo sure  to  cre dit ris k as  no  co llate ral o r o the r cre dit e nhance me nts  are  he ld.  
               
Liquidit y risk
management               
Liquidity risk is  the  risk that the  Gro up will no t be  able  to  me e t its  financial o bligatio ns  as  the y fall due . The  Gro up's  appro ach to
managing liquidity risk is  to  e nsure  that it will always  have  sufficie nt liquidity to  me e t its  liabilitie s  whe n due , unde r bo th no rmal and
s tre sse d co nditio ns , witho ut incurring unacce ptable  lo sse s  o r damage  to  the  Gro up's  re putatio n.

 
               
The  Dire cto rs  manage  liquidity risk by re gularly re vie wing cash re quire me nts  by re fe re nce  to  sho rt te rm cash flo w fo re cas ts  and
me dium te rm wo rking capital pro je ctio ns  pre pare d by manage me nt.  
               
The  Gro up maintains  go o d re latio nships  with its  banks , which have  high cre dit ratings .  
               
The  fo llo wing table  de tails  the  Gro up's  re maining co ntractual maturity fo r its  no n-de rivative  financial liabilitie s  with agre e d maturity
pe rio ds . The  table  has  be e n drawn up base d o n the  undisco unte d cash flo ws  o f the  financial liabilitie s  base d o n the  e arlie s t date  o n
which the  Gro up can be  re quire d to  pay. The  table s  inc lude  bo th inte re s t payable  and princ ipal cash flo ws .

 
               
Mat urit y analysis f o r f inancial liabilit ies  
               
     Less

t han 1
year  Bet ween 1 -

2 years  Bet ween 2 -
5 years  Mo re t han 5

years  T o t al
 

     ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  
At  31
December
20 20

              
               
Bo rro wings
payable : curre nt       1,018    -    -    -    1,018  
Bo rro wings  payable : no n-curre nt    -    -    -    286 ,531    286 ,531  
Trade  and o the r
payable s       9 ,018    -    -    -    9 ,018  

       10 ,0 36    -    -    286,531    296,567  
               

     Less
t han 1

year  Bet ween 1 -
2 years  Bet ween 2 -

5 years  Mo re t han 5
years  T o t al

 
     ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  ˆ'0 0 0  

At  31
December
20 19

              
               
Bo rro wings
payable : curre nt       17,752    -    -    -    17,752  
Bo rro wings  payable : no n-curre nt    -    -    -    258,502    258,502  
Othe r financial
liabilitie s       6 ,951    -    -    -    6 ,951  
Trade  and o the r
payable s       7,236    -    -    -    7,236  

       31,939    -    -    258,50 2    290 ,441  
               

  
               
33. Capit al
co mmit ment s               
          31 December

20 20
31 December

20 19  
ˆ'0 0 0 ˆ'0 0 0



                            
Co ntracte d capital co mmitme nts  at the
e nd o f the  ye ar          2,783    3,000  

               
Capital co mmitme nts  inc lude  co ntracte d o bligatio ns  in re spe ct o f the  e nhance me nt and re pair o f the  Gro up's  pro pe rtie s .  
               
34. Relat ed
part y
t ransact io ns   

            
Re late d party transactio ns  no t disc lo se d e lse whe re  are  as  fo llo ws :  
               
Pro pert y
Adviso r Fees               
In No ve mbe r 2018 the  Co mpany s igne d a ne w co ntract with the  Pro pe rty Adviso r, which supe rse de d the  pre vio us  pro pe rty adviso r
agre e me nt. As  pe r the  ne w agre e me nt, The  Pro pe rty Adviso r is  e ntitle d to  an asse t and e s tate  manage me nt pe rfo rmance  fe e ,
me asure d o ve r co nse cutive  thre e  ye ar pe rio ds , e qual to  15%  o f the  e xce ss  (o r in the  case  o f the  initial pe rio d o r any pe rfo rmance
pe rio d e nding prio r to  31 De ce mbe r 2020 , 16% ) by which the  annual EPRA NAV to tal re turn o f the  Gro up e xce e ds  8%  pe r annum,
co mpo unding (the  'Pe rfo rmance  Fe e '). The  Pe rfo rmance  Fe e  is  subje ct to  a high wate rmark, be ing the  highe r o f: 

 

               
(i) EPRA NAV pe r share  at 1 July 2018; and  
(ii) 1%  o f the  EPRA NAV o f the  Gro up gre ate r than ˆ500  millio n.  
The  manage me nt fe e  will be  re duce d by the  aggre gate  amo unt o f any transactio n fe e s  and finance  fe e s  payable  to  the  Pro pe rty
Adviso r in re spe ct o f that cale ndar ye ar.  
               
The  Pro pe rty Adviso r is  e ntitle d to  a cape x mo nito ring fe e  e qual to  7%  o f any capital e xpe nditure  incurre d by any Subs idiary which the
Pro pe rty Adviso r is  re spo ns ible  fo r managing.  
  
The  Pro pe rty Adviso r is  e ntitle d to  re ce ive  a finance  fe e  e qual to :  
               
(i) 0 .1%  o f the  value  o f any bo rro wing arrange me nt which the  Pro pe rty Adviso r has  ne go tiate d and/o r supe rvise d; and  
(ii) a fixe d fe e  o f £1,000  in re spe ct o f any bo rro wing arrange me nt which the  Pro pe rty Adviso r has  re ne go tiate d o r varie d.  
               
The  Pro pe rty Adviso r is  e ntitle d to  re ce ive  a transactio n fe e  fixe d at £1,000  in re spe ct o f any acquis itio n o r dispo sal o f pro pe rty by
any Subs idiary.  
               
The  Pro pe rty Adviso r is  e ntitle d to  a le tting fe e  e qual to  be twe e n 1 and 3 mo nth's  ne t co ld re nt (be ing gro ss  re nts  re ce ivable  le ss
se rvice  co s ts  and taxe s ) fo r e ach ne w te nancy s igne d by the  Co mpany whe re  the  Pro pe rty Adviso r has  so urce d the  re le vant te nant.  
               
The  Pro pe rty Adviso r shall be  e ntitle d to  a fe e  fo r Inve s to r Re latio ns  Se rvice s  at the  annual rate  o f £75,000  payable  quarte rly in
arre ars .  
               
QS ix Re s ide ntial Limite d (Fo rme rly PMM Re s ide ntial Limite d), was  the  Gro up's  appo inte d Pro pe rty Adviso r. Partne rs  o f QS ix
Re s ide ntial Limite d fo rme rly sat o n the  Bo ard o f PSD and re tains  a share ho lding in the  Gro up. During the  ye ar e nde d 31 De ce mbe r
2020 , an amo unt o f ˆ6 ,443,811 (ˆ6 ,295,082 Manage me nt Fe e s  and ˆ148,729  Othe r e xpe nse s  and fe e s ) (2019 : ˆ6 ,097,647
(ˆ5,943,969  Manage me nt Fe e s  and ˆ153,688 Othe r e xpe nse s  and fe e s )) was  payable  QS ix Re s ide ntial Limite d. At 31 De ce mbe r 2020
ˆ336 ,251 (2019 : ˆ9 ,000) was  o uts tanding. Fe e s  payable  to  the  Pro pe rty Adviso r in re latio n to  o ve rse e ing capital e xpe nditure  during
the  ye ar we re  ˆ252,000  (2019 : ˆ511,000).

 

               
The  Pro pe rty Adviso r is  also  e ntitle d to  an asse t and e s tate  manage me nt pe rfo rmance  fe e . The  cre dit fo r the  pe rio d in re spe ct o f
the  pe rfo rmance  fe e  was  ˆ439 ,000  (2019 : Charge  o f ˆ2,798,000). Ple ase  re fe r to  no te  27 fo r mo re  de tails .  
               
The  Pro pe rty Adviso r has  a co ntro lling s take  in IWA Re al Es tate  Gmbh & Co . KG who  are  co ntracte d to  dispo se  o f co ndo miniums  in
Be rlin o n be half o f the  Co mpany. IWA do e s  no t re ce ive  a fe e  fro m the  Co mpany in pro viding this  se rvice .  
               
Ape x Financial Se rvice s  (Alte rnative  Funds ) Limite d, the  Co mpany's  adminis trato r pro vide d adminis tratio n and co mpany se cre tarial
se rvice s  alo ng with Dire cto rs  fo r the  PSPF Ge ne ral Partne r (Je rse y) Limite d e ntity in 2020 . During the  pe rio d, fe e s  o f £592,000  we re
charge d (2019 : ˆ129 ,450) with £nil (2019 : ˆnil) o uts tanding.

 
               
In March 2015 the  Gro up e nte re d into  a five  ye ar o ptio n agre e me nt to  acquire  the  re maining 5.2%  inte re s t in Pho e nix Spre e  Pro pe rty
Fund Ltd. & Co .KG (PSPF) fro m the  limite d partne rs  M Hilto n and P Ruddle  bo th the n Dire cto rs  o f PMM Partne rs  (UK) Limite d. The
o ptio ns  we re  e xe rc ise d thre e  mo nths  afte r o n the  fifth annive rsary o f the  majo rity inte re s t acquis itio n, o n 1 July 2020 . The  o ptio n
was  se ttle d fo r ˆ7,542,000  and was  se ttle d in cash fo r ˆ5,920 ,000  ne t o f initial lo ans  to  the  limite d partne rs  o f ˆ1,622,000 .
ˆ7.542,000  be ing 5.2%  o f the  ne t asse t value  o f PSPF at the  time  o f se ttle me nt, as  se t o ut in the  o riginal 2015 agre e me nt. Fo r the ir
ro le  as  limite d partne rs  in Pho e nix Spre e  Pro pe rty Fund Ltd. & Co . KG up to  the ir date  o f e xit, the y we re  paid ˆ30 ,000 .

 

Fe e s  payable  to  ke y manage me nt pe rso nne l during the  ye ar amo unte d to  ˆ248,000  (2019 : ˆ246 ,000).  
  
Divide nds  paid to  dire cto rs  in the ir capacity as  a share ho lde r amo unte d to  ˆ3,494 (2019 : ˆ1,735).  
               
35.  Event s
af t er t he
repo rt ing dat e   

            
               
The  Co mpany had e xchange d co ntracts  fo r the  sale  o f twe nty co ndo miniums  in Be rlin with aggre gate d co ns ide ratio n o f ˆ7.2 millio n
prio r to  the  re po rting date . The  sale  o f the se  units  subse que ntly co mple te d in Q1 2021.  
  
In Q1 2021 the  Co mpany e xchange d co ntracts  fo r the  sale  o f e ight co ndo miniums  in Be rlin fo r the  aggre gate d co ns ide ratio n o f ˆ2.9
millio n. ˆ0 .6  millio n has  s ince  co mple te d in Q1 2021 and ˆ2.3 millio n are  s till awaiting co mple tio n.  
               
The  Co mpany co ntinue d with buying back its  o wn share s . In Q1 2021, 397,382 PSD share s  have  be e n purchase d back with ave rage
price  paid o f £3.20 , a 33%  disco unt to  De ce mbe r 2020  EPRA NTA pe r share  o f £4.76 .  
               
Pro f essio nal
Adviso rs               
               
Pro pe rty Adviso r     QS ix Re s ide ntial Limite d        
     54-56  Je rmyn S tre e t        
     Lo ndo n SW1Y 6LX        
               



Adminis trato r, Co mpany
Se cre tary and Re gis te re d
Office

             
     Ape x Financial Se rvice s  (Alte rnative  Funds ) Limite d    
     12 Cas tle  S tre e t        
     St He lie r          
     Je rse y JE2 3RT        
               
Re gis trar     Link Asse t Se rvice s  (Je rse y) Limite d     
     12 Cas tle  S tre e t        
     St. He lie r          
     Je rse y JE2 3RT        
               
Princ ipal Banke r     Barclays  Private  Clie nts  Inte rnatio nal Limite d     
     13 Library Place        
     St. He lie r          
     Je rse y JE4 8NE        
               
UK Le gal Adviso r     Ste phe nso n Harwo o d LLP     
     1 Finsbury Circus     
     Lo ndo n EC2M 7SH     
               
Je rse y Le gal
Adviso r     Mo urant Ozanne s     
     22 Gre nville  S t.        
     St. He lie r          
     Je rse y JE4 8PX        
               
Ge rman Le gal
Adviso r     Mitte ls te in Re chtsanwälte        
as  to  pro pe rty
law     Als te rarkade n 20        
     20354 Hamburg        
     Ge rmany          
               
Ge rman Le gal
Adviso r as     Taylo r We ss ing Partne rschaftsge se lls chaft mbB    
to  Ge rman
partne rship law     Thurn-und-Taxis -Platz  6        
     60313 Frankfurt a.M.        
     Ge rmany          
               
               
Spo nso r and Bro ke r  Numis  Se curitie s  Limite d        
     The  Lo ndo n S to ck Exchange  Building      
     Lo ndo n          
     EC4M 7LT          
               
Inde pe nde nt
Pro pe rty Value r     Jo ne s  Lang LaSalle  GmbH        
     Rahe l-Hirsch-S trasse  10        
     10557

Be rlin          
     Ge rmany          
               
Audito r     RSM UK Audit LLP        
     25 Farringdo n S tre e t        
     Lo ndo n EC4A 4AB        
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