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Interim Results for the half-year to 30 June 2021

 
Phoenix Spree Deutschland (LSE: PSDL.LN), the UK listed investment company specialising in
German residential real estate, announces its Interim Results for the six months ended 30
June 2021.
 
Financial Summary
 € million (unless otherwise
stated)

Six
months
to June
2021

Six months
to

June 2020

12 months
to

December
2020

12 months
to

December
2019

Gross rental income1 12.9 12.0 23.9 22.6
Profit before tax 20.4 15.3 37.9 28.6
Dividend (€ cents (£ pence)) 2.35

(2.02)
2.35 (2.1) 7.50 (6.75) 7.50 (6.3)

     
Portfolio valuation 777.7 746.7 768.3 730.2
EPRA NTA per share (€) 5.42 5.06 5.28 4.92
EPRA NTA per share (£)2 4.66 4.60 4.76 4.16
EPRA NTA per share total return (€
per cent)

3.6 3.9 8.8 9.1

Net LTV (per cent)3 33.7 33.0 33.1 32.6
     
Portfolio valuation per sqm (€) 4,075 3,839 3,977 3,741
Annual like-for-like rent per sqm
growth (per cent)

4.6 4.1 4.1 5.6

EPRA Vacancy (per cent) 1.3 4.3 2.1 2.8
Condominium sales notarised 4.3 3.0 14.6 8.8
1 - Rental income is disclosed under IAS 18, therefore rent recovered from tenants after the removal of the
Mietendeckel is included in the 2021 figures
2 - GBP:EUR FX rate 1:1.163 as at 30 June 2021
3 - Net LTV uses nominal loan balances as per note 17 rather than the loan balance on the Consolidated
Statement of Financial Position which consider Capitalised Finance Arrangement Fees in the balance.
Financial and operational highlights
·    EPRA NTA per share up 2.7 per cent in H1 2021 to €5.42; EPRA NTA per share total return

of 3.6 per cent.
·    Like-for-like Portfolio value, adjusted for acquisitions and disposals, increased by 2.5 per

cent in H1 2021.
·    Like-for-like rental income per sqm increased by 4.6 per cent versus prior year, reflecting

the reversionary potential within the portfolio.
o  New Leases in Berlin signed at an average 35.8 per cent premium to passing rents.

·    Condominium sales notarised during H1 2021 of €4.3 million, a 45.1 per cent increase
versus H1 2020.

o  Average achieved value per sqm of €4,821 for residential units, a 25.4 per cent
premium to book value and 18.3 per cent to the Portfolio average value per sqm as
at 30 June 2020.
 

o  74 per cent of Portfolio assets legally split into condominiums, up from 70 per cent as
at 31 December 2020. Applications representing a further 11 per cent of the
Portfolio are underway, over half of which are in the final stages of the process.

o  A further €3.9 million of condominium sales notarised in Q3 at an average sales price
of €5,655 per sqm.

·    New construction project representing seven new residential units underway, with
completion expected in early 2022.

·    Recognition of commitment to sustainability reporting at EPRA Sustainability Best Practice
Recommendations (sBPR) Awards 2021: EPRA sBPR Silver Medal and EPRA sBPR Most
Improved Award.

Share buy-backs and dividend
·    Following positive Mietendeckel ruling, the Company has adopted a more proactive

buyback strategy in order to take advantage of the valuation discount.
·    Since proactive share buyback programme announced on 2 June 2021, a further 3.2 per



cent of shares in issue have been repurchased to 23 September 2021 at an average
discount to trailing EPRA NTA of 12%

·    Discount to EPRA NTA has narrowed from 30 per cent to 12 per cent during the first half
of the financial year.

·    Unchanged interim dividend of 2.35 cents. Dividend increased or maintained since listing in
June 2015.
 

Update on COVID-19 and Mietendeckel
·    Collection of backdated Mietendeckel rents progressing well; as at 23 September 2021

over 91 per cent past due rents collected.
·    EPRA vacancy of 1.3 per cent at a record low; reduction in supply of available rental

accommodation created by Mietendeckel has yet to be reversed.
·    Continued limited impact on rent collection from COVID-19. Over 97 per cent of rents

collected during H1 2021, with the collection rate remaining consistent in H2 2021 to
date.

 
Outlook
·    Outcome of German election on 26 September remains uncertain, with several coalition

permutations possible.
·    Long-term Berlin demographic trends expected to remain positive:

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

o  Net inward migration expected to strengthen when restrictions associated with
COVID-19 are permanently removed.

·    Potential for further valuation creation through condominium projects and sales -
condominium pricing expected to remain strong, particularly for centrally located Berlin
apartments.

·    Significant reversionary potential underpins future rental growth - increased capex
anticipated to drive acceleration in reversionary rental income growth.

·    Robust business model, a strong balance sheet and good levels of liquidity mean PSD
remains well positioned to reinvest in its Portfolio.

o  The Company continues to monitor the best use of funds to generate shareholder
value including, amongst other options, share buy-backs versus potential
acquisitions.
 
 
 
 
 

 
Robert Hingley, Chairman of Phoenix Spree Deutschland, commented:
"I am pleased to report another period of solid performance and growth. Despite the
further market disruption caused by the combined effects of COVID-19, the Mietendeckel
and its subsequent reversal, the Portfolio delivered further valuation gains reflecting the
strong demand for living space in Berlin.
Berlin market dynamics remain positive and affordability comparisons with other German
cities are still favourable. Despite the uncertainty ahead of the outcome the German
Federal Election, it is expected that Berlin demographic trends, particularly net inward
migration, will further strengthen when restrictions associated with COVID-19 are
permanently removed. This will provide further support for PSD's reversionary strategies
and allow us to continue to deliver value to shareholders."
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CHAIRMAN'S STATEMENT
I am pleased to report that, during the first half of the financial year, PSD has delivered
further increases in property values and rental revenues. As at 30 June 2021, the Portfolio
was valued at €777.7 million by Jones Lang LaSalle GmbH, a like-for-like increase of 2.5 per



cent since 31 December 2020.
 
The first six months of the financial year were characterised by significant market disruption
caused by the combined effects of COVID-19, the Mietendeckel and its subsequent reversal.
Notwithstanding this, the Company was able to deliver a total return per share of 3.6 per
cent.
 
Although the Mietendeckel did not cause transaction values in the Berlin residential property
market to fall during the period in which it was in place, equity markets attached a significant
risk premium to the valuation of listed Berlin residential property businesses. The removal of
the Mietendeckel and the uncertainty it created, combined with our proactive share buyback
programme (at an average discount to 2020 yearend NAV of 19.0 per cent over first sixth
months of the year) and the notarisation of condominiums for sale (at an average premium to
book value of 25.4 per cent over the first six months of the year), has underpinned a positive
performance for the Company. Against this backdrop, PSD's share price outperformed the
FTSE All-Share index by 16 per cent and the FTSE 350 Real Estate Investment Services
Sector by 17 per cent during the first half of the financial year.
 
 
 
The Berlin Mietendeckel
PSD and its legal advisors were always firmly of the opinion that the Mietendeckel was
unconstitutional. The Company therefore welcomed the ruling by the German Federal Court
on 15 April 2021, that the Mietendeckel was unlawful and should be struck out in its entirety.
A more detailed update on the impact of the Mietendeckel is contained within the report of
the Property Advisor.
 
Share buy-backs
Notwithstanding the removal of the Mietendeckel, PSD's shares continued to trade at a
material discount to Net Asset Value in the weeks after the court ruling. The Board believed
that this discount did not reflect the record and performance of the underlying Portfolio and
the positive outlook following the removal of the Mietendeckel.  For this reason, on 2 June
2021, the Company announced its intention to adopt a more proactive buyback strategy to
take advantage of the valuation discount and to seek to ensure that the share price better
reflected the underlying Net Asset Value. A material allocation of capital has been made
available to fund the buy-back programme through a combination of existing cash balances,
refinancing, condominium sale proceeds and the disposal of non-core assets.
 
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
appropriate, 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.
I am nevertheless 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 pre-COVID levels. I am confident
that, as the current restrictions and disruptions created by COVID-19 recede, PSD will be well
placed to continue to deliver its investment objectives. The Company will continue to closely
monitor any future potential impacts of COVID-19 on both the Berlin economy and PSD.  
Our Environmental, Social, and Corporate Governance (ESG) progress
The Board believes that taking a sustainable and socially responsible approach to our
business delivers long-term success and benefits for all of our stakeholders. As a member of
EPRA, we want to contribute to greater transparency in reporting. Therefore, in 2020, we
strengthened our commitment to delivering against our environmental and social impacts by
introducing EPRA's Sustainability Best Practices Recommendations and capturing our ESG
measurements within their framework.

I am delighted to report that this commitment has been recognised at the EPRA Sustainability
Awards 2021, with PSD receiving both a Silver and Most Improved award in recognition of the
Company's commitment to best practice in its reporting. This recognition further encourages
us to continue to approach the future in a consistent, ethical, safe and environmentally
friendly way.
Our charitable init iatives
PSD takes a strategic approach to its charitable giving which is guided by our Community
Investment Policy and focuses on supporting charities where there is a connection with either
'homelessness' or 'families.' Since February 2019, we have provided support to a women's
refuge (The Intercultural Initiative) that helps women affected by domestic violence, providing
emergency shelter, advice and counselling to the women and their children. I am pleased to
report that, during the first half of 2021, PSD has committed to supporting an additional
Berlin charity, Laughing Hearts. This charity supports children living in children's homes and
social care.
 
Dividend
The Board is pleased to declare an unchanged interim dividend of 2.35 cents per share (2.02
pence per share) for the first half of the year (six months to 30 June 2020: 2.35 cents, 2.1
pence). The dividend is expected to be paid on or around 29 October 2021 to shareholders



on the register at the close of business on 8 October 2021, with an ex-dividend date of 7
October 2021.
Since listing on the London Stock Exchange in June 2015 and including the announced
dividend for 2021 and bought-back shares held in treasury up to 23 September 2021, €75.9
million has been returned to shareholders of which €41.8 million relates to dividends and
€34.1 million to share buybacks. The Board is committed to continuing to provide
shareholders with a secure dividend over the medium term.
 
 
 
 
REPORT OF THE PROPERTY ADVISOR
Federal Court rules against the legality of the Berlin Mietendeckel
On 15 April 2021 the German Federal Constitutional Court, the highest court in Germany,
ruled that the Mietendeckel was unlawful and thus void.
The uncertainty created during the period in which the Mietendeckel was in place significantly
disrupted the Berlin residential market. One consequence was to reduce significantly the
supply of available rental accommodation, as rental stock was withdrawn from the market,
causing record-low vacancy rates. This trend has been reflected across PSD's portfolio and
has persisted in the months since the Mietendeckel was removed.
Another consequence was to reduce significantly the investment in the stock of Berlin
housing. PSD's reversionary rental strategy which, before the introduction of the
Mietendeckel, had delivered consistently strong rental growth since listing in 2015, was partly
reliant on high levels of capital expenditure which could not be justified under the
Mietendeckel rules. The removal of rent controls will allow the Company to restore the level of
investment into the Portfolio to pre-Mietendeckel levels.
The Portfolio has continued to demonstrate significant reversionary potential, as evidenced
by the fact that, during the first half of the current financial year, new lettings in Berlin were
signed at an average premium of 35.8 per cent to passing rents. This reversionary gap should
underpin rental growth in the medium term, irrespective of market rental growth. The
Company will also continue with its strategy of crystallising condominium reversionary value
within the Portfolio through the selective sale of individual units as condominiums at a
premium to book value.
Prior to the Mietendeckel ruling, all rental agreements had been structured to revert to pre-
Mietendeckel rent levels and to allow for the back-payment of higher rents now legally due
for the period during which the Mietendeckel was in place. The Company had previously
estimated that the amount of back-dated rent which could be claimed from tenants for the
period in which the Mietendeckel was in place to be approximately €2.1 million, of which €0.8
million related to backdated rents from 2020.
As at 30 June, 86 per cent of rents (€1.8 million) had been collected, and; as at 23 September
2021, 92 per cent of rents (€2.0 million) had been collected. Tenants had been advised by
the Berlin government to set aside appropriate reserves, and the Company will continue to
work on a case-by-case basis with any tenants suffering hardship as it collects the remainder
of back-dated rents due.
Financial results
 
Table: Financial highlights for the six-month period to 30 June 2021

€ million (unless otherwise
stated)

6
months

to 30-
Jun-21

6
months

to 30-
Jun-20

Year to
31-Dec-

20

Year to
31-Dec-

19

Gross rental income 12.9 12.0 23.9 22.6
Investment property fair value
gain 16.0 17.0 41.5 41.5
Profit before tax (PBT) 20.4 15.3 37.9 28.6
EPS (€) 0.17 0.12 0.31 0.22
Investment property value 777.7 746.7 768.3 730.2
Net debt1 261.8 246.3 254.4 237.8
Net LTV (per cent)1 33.7 33.0 33.1 32.6
IFRS NAV per share (€) 4.54 4.29 4.48 4.23
IFRS NAV per share (£)2 3.90 3.90 4.04 3.58
EPRA NTA per share (€) 5.42 5.06 5.28 4.92
EPRA NTA per share (£)2 4.66 4.60 4.76 4.16
Dividend per share (€ cents) 2.35 2.35 7.5 7.5
Dividend per share (£ pence) 2 2.02 2.1 6.75 6.3
EPRA NTA per share total return
for period (€ per cent) 3.6 3.9 8.8 9.1
EPRA NTA per share total return (1.1) 11.5 16.0 2.9



for period (£ per cent)
1 - Net LTV and net debt uses nominal loan balances as per note 17 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 - GBP:EUR FX rate 1:1.163 as at 30 June 2021
 
Revenue for the six-month period was €12.9 million (six months to 30 June 2020: €12.0
million). Profit before taxation was €20.4 million (six months to 30 June 2020: €15.3 million)
which was positively affected by a revaluation gain of €16.0 million (30 June 2020: €17.0
million), an increase in revenue collected after the removal of the Mietendeckel, a reduction in
property and administrative costs and a positive movement in our interest rate swaps.
Reported earnings per share for the period were 17 cents (six months to 30 June 2020: 12
cents).
 
Reported EPRA NTA per share rose by 2.7 per cent in the first half of 2021 to €5.42 (£4.66)
(31 December 2020: €5.28 (£4.76)). After taking into account the 2020 final dividend of 5.15
cents (4.65 pence), which was paid in June 2021, the € EPRA NTA total return in the first half
of 2021 was 3.6 per cent (H1 2020: 3.9 per cent). The £ EPRA NTA total return for the same
period was -1.1 per cent, reflecting the strengthening of the £ against the € in the first six
months of the year.
 
The Board is pleased to declare an unchanged interim dividend of 2.35 cents per share (2.02
pence per share) for the first half of the year (six months to 30 June 2020: 2.35 cents, 2.1
pence). The dividend is expected to be paid on or around 28 October 2021 to shareholders
on the register at the close of business on 8 October 2021, with an ex-dividend date of 7
October 2021.
 
Like-for-like portfolio value increase of 2.5 per cent
As at 30 June 2021, the Portfolio was valued at €777.7 million (31 December 2020: €768.3
million). This represents a 1.2 per cent increase over the six-month period. On a like-for-like
basis, excluding the impact of disposals, the Portfolio value increased by 2.5 per cent. This
reflects a reversion to market rents following the removal of the Mietendeckel, further
progress in condominium splitting and improvements in the micro locations of certain assets.
Following the ruling of the Federal court, the interim Portfolio valuation undertaken by Jones
Lang LaSalle GmbH (JLL) for the half-year ended 30 June 2021, now assumes market (as
opposed to Mietendeckel) rents for the full Discounted Cashflow (DCF) period after the
Mietendeckel was declared unconstitutional.
 
 
Table: Portfolio valuation and breakdown
 30-Jun-

21
30-Jun-

20
31-Dec-

20
31-Dec-

19
Total sqm ('000) 190.8 194.5 193.2 195.2
Valuation (€ million) 777.7 746.7 768.3 730.2
Like-for-like valuation growth (%) 2.5 2.6 6.3 7.1
Value per sqm (€) 4,075 3,839 3,977 3,741
Fully occupied gross yield (%) 2.9 2.8 2.4 2.9
Number of buildings 97 98 98 98
Residential units 2,586 2,634 2,618 2,537
Commercial units 139 141 139 142
Total units 2,725 2,775 2,757 2,679
1 - Net LTV and net debt uses nominal loan balances as per note 17 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 - GBP:EUR FX rate 1:1.163
 
The Berlin residential property market has remained stable in the first half of the financial year
and, although transaction volumes remained below peak levels, investment demand observed
by JLL continues to support increased pricing, reflecting the fact that market participants
placed a high probability on the Mietendeckel being struck out. JLL has conducted a RICS Red
Book property-by-property analysis and has provided a Portfolio valuation, tied back to
comparable market transaction values. 
 
The valuation as at 30 June 2021 represents an average value per square metre of €4,075
(31 December 2020: €3,977), at a gross fully-occupied yield of 2.9 per cent (31 December
2020: 2.4 per cent). Included within the Portfolio are eight properties valued as
condominiums, with an aggregate value of €43.4 million (31 December 2020: nine properties,
aggregate value €52.4 million).
 
The previous Portfolio valuation for the financial year ended 31 December 2020 had assumed



that the Mietendeckel would be fully implemented for its entire five-year lifespan and
therefore                                      incorporated the negative impact on rental income caused
by the Mietendeckel.
 
Table:  Rental income and vacancy rate
 30 June

2021
30

June
2020

31
December

2020

31
December

2019
Total sqm ('000) 190.8 194.5 193.2 195.2
Gross in place rent per sqm
(€)

9.5 9.1 9.3 9.0

Like-for-like rent per sqm
growth

4.6 4.1 4.1 5.6

Vacancy (%) 7.7 8.0 6.8 6.7
EPRA Vacancy per cent (%) 1.3 4.3 2.1 2.8
 
 
 
 
Like-for-like rental income per square metre growth of 4.6 per cent
After considering the impact of acquisitions and disposals, like-for-like rental income per
square metre grew 4.6 per cent compared with 30 June 2020. Like-for-like rental income grew
4.3 per cent over the same period.
 
Gross in-place rent was €9.5 per sqm as at 30 June 2021, an increase of 4.3 per cent
compared with 30 June 2020 and an increase of 2.0 per cent on 31 December 2020.
 
EPRA vacancy at record low
Reported vacancy at 30 June 2021 was 7.7 per cent (30 June 2020: 8.0 per cent). On an
EPRA basis, which adjusts for units undergoing development and made available for sale, the
vacancy rate was 1.3 per cent (30 June 2020: 4.3 per cent). Although the Mietendeckel has
been removed, the decline in the availability of rental property it caused has yet to be
reversed.
 
Berlin reversionary re-lett ing premium of 35.8 per cent
During the year to 30 June 2021, 102 new leases were signed, representing a letting rate of
approximately 4.3 per cent of occupied units. The average rent achieved on all new lettings
was €11.7 per sqm, a 7.6 per cent increase on the prior year, and an average premium of
23.5 per cent to passing rents.  This compares to an 18.7 per cent premium in the period to
30 June 2020.
 
The reversionary premium is negatively impacted by the inclusion of re-lettings from the
acquisition in Brandenburg in 2020, where rents are lower than those achieved in central
Berlin. Looking solely at the Berlin portfolio, which represents 91.5 per cent of total residential
lettable space, the reversionary premium achieved was 35.8 per cent, down from 37.0 per
cent in the prior period.
 
 
Limited impact from COVID-19 on rent collection
The prolonged duration of the COVID-19 outbreak and the restrictions and uncertainty it has
caused have had a limited impact on rent collection levels. Excluding collection of back-dated
rents, over 97 per cent of rents due had been collected during the first six months of the
financial year.
 
Where appropriate, PSD continues to support its tenants, both residential and commercial, by
agreeing, on a case-by-case basis, the payment of monthly rents or deferring rental
payments. In addition, PSD has in place a Vulnerable Tenant Policy which it will continue to
monitor and apply to relevant tenants.

Portfolio investment
During the first half of 2021, a total of €2.7 million was invested across the Portfolio (H1
2020: €2.2 million). These items are recorded as capital expenditure in the Financial
Statements. A further €0.6 million was spent on maintaining the assets and is expensed
through the profit and loss account. Following the legal ruling against the Mietendeckel, it is
anticipated that capital expenditure will rise significantly in the second half of the financial
year as projects which had been postponed or cancelled pending a final ruling on the legality
of the Mietendeckel are reinstated.
 
 
 
Condominium sales at a premium to book value
PSD's condominium strategy involves the division and resale of selected properties as single



apartments. 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.  
 
During the first half of 2021, 13 condominium units were notarised for sale for an aggregate
value of €4.3 million (H1 2020: €3.0 million). The average achieved notarised value per sqm
for the residential units was €4,821, representing a 25.4 per cent premium to book value and
a 18.3 per cent premium to the average residential portfolio value as at 30 June 2021.
 
Since the reporting date, the Company has notarised for sale a further 11 condominium units
with total value €3.9 million and at a price per square metre of €5,655. This represents a 25.3
per cent premium to book value and a 38.8 per cent premium to the average residential
portfolio value as at 30 June 2021.
 
As at 23 September 2021, 74 per cent of the Portfolio had been registered as condominiums,
providing opportunities for the implementation of further sales projects where appropriate.  A
further 11 per cent are in application, over half of which are in the final stages of the
process. We believe this gives PSD greater strategic flexibility to respond to changes in
market conditions than its peer group.
 
Condominium notarisations during the second quarter of 2021 were impacted by COVID-19
and the legacy impact of the Mietendeckel. The "second wave" of COVID made the viewing
of occupied apartments more difficult. Additionally, record low vacancy rates caused by the
Mietendeckel have continued, reducing the number of vacant apartments which can be made
available for sale. As the Mietendeckel is no longer in place and the COVID vaccination
programme in Germany is now progressing well, it is anticipated that the slowdown in
condominium sales will be temporary.  
 
Condominium construction
Prior to the removal of the Mietendeckel, the Property Advisor had completed an exercise to
examine the financial viability of the creation of new condominium units within the footprint
of the existing Portfolio.   
 
The first 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 this
project is underway and the first units are projected to be available for sale or rental in the
first half of 2022. The total construction budget for this project is €3.9 million.
 
The second 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 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 gearing1
As at 30 June 2021, PSD had gross borrowings of €290.2 million (31 December 2020: €291.4
million) and cash balances of €28.4 million (31 December 2020: €37.3 million), resulting in net
debt of €261.8 million (31 December 2020: €254.4 million) and a net loan to value on the
Portfolio of 33.7 per cent (31 December 2020: 33.1 per cent). The increase in net debt in the
period is a result of the cash used in the share buyback programme, offset slightly by debt
repayments made upon sale of condominiums.
 
1 Section uses nominal loan balances as per note 17 rather than the loan balances on the Consolidated Statement of Financial Position which
consider Capitalised Finance Arrangement Fees in the balance.

 
Nearly all PSD's debt interest rates have been fixed through hedging and, as at 30 June 2021,
the blended interest rate of PSD's loan book was 2.0 per cent (31 December 2020: 2.0 per
cent). The average remaining duration of the loan book at 30 June 2021 had decreased to
5.3 years (31 December 2020: 6.0 years).
 
The Company is actively continuing to review its balance sheet and is looking for additional
opportunities to add liquidity to further the Company's investment objectives.
 
Outlook
Predictably, the uncertainty created by the Mietendeckel has significantly disrupted the Berlin
residential market.  This has been reflected by a reduction in Berlin transaction activity (but
not values) from prior peak levels, a significant reduction in the availability of rental
accommodation for tenants, record low vacancy, and a decline in new investment in the Berlin
housing market. Although it will take some time for these effects to be reversed, the removal
of the Mietendeckel should alleviate these negative market consequences.
The Company is well placed to resume its reversionary rental strategy and the removal of the
Mietendeckel will allow the Company to restore the level of investment into the Portfolio to



pre-Mietendeckel levels. The fact that new lettings in Berlin for the first six months of 2021
were signed at an average premium of 35.8 per cent to passing rents should underpin rental
growth in the medium term, irrespective of market rental growth.
PSD will also continue with its strategy of crystallising condominium reversionary value within
the Portfolio through the selective sale of individual units as condominiums at a premium to
book value. Exceptionally among its listed peers, over 74 per cent of the Company's Berlin
portfolio has already been legally split into condominiums, with a further 11 per cent in
application. The Property Advisor is confident that, as and when the current restrictions and
disruptions created by COVID-19 recede, it will be well placed to continue to deliver on its
condominium strategy.
The German Federal Elections are due to be held on 26 September 2021. Prior to these
elections there was a "Grand Coalition" led by Angela Merkel between the CDU and the SPD
which had been in power since the previous Federal Elections in 2017. Ahead of the elections,
there remains a degree of uncertainty as to the outcome, with a number of coalition
permutations possible after polling day. It may take some time before any coalition
agreement is struck and any new policy initiatives relating to German residential real estate
are agreed.
The Company notes that the Federal Government has previously discussed the introduction
of legislation that 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, any valuation impact on the Company's Portfolio would be expected to be
positive.
During its 15 years of operation, the Company has adapted its business model many times to
the changing regulatory environment while continuing to deliver positive returns to
shareholders. The Property Advisor believes that the Company has a flexible enough business
model to adapt to new regulations caused by a change in Government.
The monetary policy pursued by the European Central Bank in the wake of the COVID-19
pandemic has been extremely accommodating. While interest rates remain at 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.

The Property Advisor remains confident in the long-term outlook for PSD. Berlin market
dynamics remain attractive and affordability comparisons with other German cities are still
favourable. It is expected that Berlin demographic trends, particularly net inward migration, will
further strengthen when restrictions associated with COVID-19 are permanently removed,
providing further support to the reversionary rental strategy which has historically served
investors and other key stakeholders in our business well.
 
Key Performance Indicators
PSD has chosen a number of Key Performance Indicators (KPIs), which the Board believes will
help investors understand the performance of PSD and the underlying property Portfolio.
·    The value of the Portfolio grew by 2.5 per cent on a like-for-like for basis for the first half

of the year (H1 2020: 2.6 per cent). This increase was driven a like-for-like average rent
per let sqm of 4.6 per cent (H1 2020: 4.1 per cent).

·    The EPRA vacancy of the Portfolio stood at 1.3 per cent (31 December 2020: 2.0 per
cent).

·    The Group continued with its targeted condominium programme, notarising sales of €4.3
million in the half year to 30 June 2021 (H1 2020: €3.0 million).

·    EPRA NTA per share increased by 2.7 per cent to €5.42 as at 30 June 2021 (31 December
2020: €5.28).

·    The declared dividend for the half year 2021 was €2.35 cents (£2.02 pence) per share.
 
 
Statement of Director's Responsibilit ies
The important events that have occurred during the period under review, the key factors
influencing the condensed consolidated financial statements and the principal factors that
could impact the remaining six months of the financial year are set out in the Chairman's
statement and the Property Advisor Report.
With the exception of the continuing uncertainty around coronavirus (Covid-19) and the
upcoming German elections as set out in the outlook section of the Property Advisor's
Report, the Directors consider that the principal risks and uncertainties facing PSD
are substantially unchanged since the date of the annual report for the year ended
31 December 2020 and continue to be as set out in that report.

 



Risks faced by the Group include, but are not limited to:

-      Legal risk
-      Tenant / Letting and Political risk
-      Market risk
-      Financial risk
-      Outsourcing risk
-      IT and Cyber Security risk
-      Lack of Investment Opportunity

 

 
Co ndensed Co nso lidat ed St at ement  o f  Co mprehensive
Inco me            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21            
                 
                 
          Six mo nt hs

ended 
Six mo nt hs

ended Year ended 
       No t es    30  June

20 21
 30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Co nt inuing o perat io ns                 
                 
Re ve nue             12,925   12,024   23,899 
Pro pe rty e xpe nse s       5    (7,391) (8,053) (16 ,437) 

                 
Gro ss pro f it             5,534   3,971   7,462 

                 
Adminis trative  e xpe nse s       6    (1,586) (1,915) (3,263) 
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 )    7      577   693   2,178 
Inve s tme nt pro pe rty fair value  gain       10      15,987   16 ,959   41,458 
Pe rfo rmance  fe e  due  to  pro pe rty
adviso r       20      -   1,923   439 

                 
Operat ing pro f it             20 ,512   21,631   48,274 

                 
Ne t finance  charge       8    (78) (6 ,361) (10 ,417) 

                 
Pro f it  bef o re t axat io n             20 ,434   15,270   37,857 

                 
Inco me  tax e xpe nse       9    (4,198) (2,949) (7,550) 

                 
Pro f it  af t er t axat io n             16 ,236   12,321   30 ,307 

                 
Othe r co mpre he ns ive  inco me             -   -   - 

                 
T o t al co mprehensive inco me f o r
t he perio d            16,236   12,321   30 ,30 7 

                 
To tal co mpre he ns ive  inco me
attributable  to :                
Owne rs  o f the  pare nt             16 ,208   12,134   29 ,788 
No n-co ntro lling inte re s ts             28   187   519 

             16,236   12,321   30 ,30 7 
                 

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  (€)       22      0 .17   0 .12   0 .31 
Dilute d (€)       22      0 .17   0 .12   0 .30 

                 
 
                 
                 
Co ndensed Co nso lidat ed St at ement  o f  Financial
Po sit io n            
At  30  June 20 21                 



                 
                 
          As at  As at  As at  

       No t es    30  June
20 21

 30  June
20 20

 31
December

20 20
 

            (unaudit ed)  (unaudit ed)  (audit ed) 
            €'0 0 0   €'0 0 0   €'0 0 0  

ASSET S                 
                 

No n-current  asset s                 
Inve s tme nt pro pe rtie s       12      763,960   736 ,745   749 ,008 
Pro pe rty, plant and e quipme nt             31   51   42 
Othe r financial asse ts  at amo rtise d

co s t      14      919   888   901 
De fe rre d tax asse t       9      2,303   2,891   2,880 

             767,213   740 ,575   752,831 
                 

Current  asset s                 
Inve s tme nt pro pe rtie s  - he ld fo r

sale       13      13,720   9 ,975   19 ,302 
Othe r financial asse ts  at amo rtise d

co s t      14      -   1,622   - 
Trade  and o the r re ce ivable s       15      12,746   10 ,878   8,414 
Cash and cash e quivale nts             28,393   37,259   36 ,996 

             54,859   59 ,734   64,712 
                 

T o t al asset s             822,0 72   80 0 ,30 9   817,543 
                 

EQUIT Y AND LIABILIT IES                 
                 
Current  liabilit ies                 

Bo rro wings       16      1,085   1,386   1,018 
Trade  and o the r payable s       17      10 ,548   9 ,984   9 ,018 
Othe r financial liabilitie s       19      -   7,520   - 
Curre nt tax       9      513   8   550 

             12,146   18,898   10 ,586 
No n-current  liabilit ies                 

Bo rro wings       16      285,525   278,298   286 ,531 
De rivative  financial ins trume nts       18      14,554   18,269   18,197 
De fe rre d tax liability       9      71,897   64,177   68,273 

             371,976   360 ,744   373,001 
                 

T o t al liabilit ies             384,122   379,642   383,587 
                 

Equit y                 
State d capital       21      196 ,578   196 ,578   196 ,578 
Tre asury share s           (19 ,705) (13,087) (17,206) 
Share  base d payme nt re se rve       20      -   4,885   6 ,369 
Re taine d e arnings             257,519   229 ,093   244,685 
Equity attributable  to  o wne rs  o f the

pare nt            434,392   417,469   430 ,426 
                 

No n-co ntro lling inte re s t             3,558   3,198   3,530 
T o t al equit y             437,950    420 ,667   433,956 

                 
T o t al equit y and liabilit ies             822,0 72   80 0 ,30 9   817,543 

                 
  

 
                 
Co ndensed Co nso lidat ed St at ement  o f  Changes in Equit y            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June
20 21              
                 
                 
                 



   
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 

   €'0 0 0  €'0 0 0  €'0 0 0  €'0 0 0  €'0 0 0  €'0 0 0  €'0 0 0  
                 

Balance at  1 January 20 20     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  pe rio d     -   -   -   12,134   12,134 187   12,321 
Othe r co mpre he ns ive  inco me     -   -   -   -   -   -   - 
To tal co mpre he ns ive  inco me  fo r
the  pe rio d     -   -   -   12,134   12,134   187   12,321 

                 
Transactio ns  with o wne rs  -                 
re co gnise d dire ctly in e quity:                 
Is sue  o f share s     -   -   -   -   -   -   - 
Divide nds  paid     -   -   - (4,900) (4,90 0 )   - (4,90 0 ) 
Pe rfo rmance  fe e     -   - (1,923)   - (1,923)   - (1,923) 
Acquis itio n o f tre asury share s     - (1,733)   -   - (1,733)   - (1,733) 

                 
Balance at  30  June 20 20
(unaudit ed)    196,578 (13,0 87)   4,885 

 
229,0 93   417,469   3,198   420 ,667 

                 
Co mpre he ns ive  inco me :                 
Pro fit fo r the  pe rio d     -   -   -   17,654   17,654 332   17,986 
Othe r co mpre he ns ive  inco me     -   -   -   -   -   -   - 
To tal co mpre he ns ive  inco me  fo r
the  pe rio d     -   -   -   17,654   17,654   332   17,986 

                 
Transactio ns  with o wne rs  -                 
re co gnise d dire ctly in e quity:                 
Divide nds  paid     -   -   - (2,062) (2,0 62)   - (2,0 62) 
Pe rfo rmance  fe e     -   - 1,484   -   1,484   -   1,484 
Acquis itio n o f tre asury share s     - (4,119)   -   - (4,119)   - (4,119) 

                 
Balance at  31 December 20 20
(audit ed)    196,578 (17,20 6)   6,369   244,685   430 ,426   3,530    433,956 

                 
Co mpre he ns ive  inco me :                 
Pro fit fo r the  pe rio d     -   -   -   16 ,208   16,20 8   28   16,236 
Othe r co mpre he ns ive  inco me     -   -   -   -   -   -   - 
To tal co mpre he ns ive  inco me  fo r
the  pe rio d     -   -   -   16,20 8   16,20 8   28   16,236 

                 
Transactio ns  with o wne rs  -                 
re co gnise d dire ctly in e quity:                 
Divide nds  paid     -   -   - (5,207) (5,20 7)   - (5,20 7) 
Pe rfo rmance  fe e     -   -   -   -   -   -   - 
Se ttle me nt o f pe rfo rmance  fe e
us ing tre asury share s       4,536 (6 ,369)   1,833   -     - 
Acquis itio n o f tre asury share s     - (7,035)   -   - (7,0 35)   - (7,0 35) 

                 
Balance at  30  June 20 21
(unaudit ed)    196,578 (19,70 5)   -   257,519   434,392   3,558   437,950  

                 
The  share  base d payme nt re se rve  had be e n 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  o f
the  pro pe rty adviso r.  
Tre asury share s  co mprise  the  accumulate d co s t o f share s  acquire d o n-marke t.    
  
                 
                 
Co ndensed Co nso lidat ed St at ement  o f  Cash
Flo ws              
Fo r t he perio d f ro m 1 January 20 21 t o  30  June
20 21              
                 
                 
       No t es   Six mo nt hs

ended
Six mo nt hs

ended
Year ended 

 30  June  30  June  31



          20 21 20 20 December
20 20  

            (unaudit ed)  (unaudit ed)  (audit ed) 

           €'0 0 0  €'0 0 0  €'0 0 0  
                 

Pro f it  bef o re t axat io n             20 ,434   15,270    37,857 
                 

Adjus tme nts  fo r:                 
Ne t finance  charge             78   6 ,391   10 ,417 
Gain o n dispo sal o f inve s tme nt
pro pe rty          (577) (693) (2,178) 
Inve s tme nt pro pe rty re valuatio n gain          (15,987) (16 ,959) (41,458) 
De pre ciatio n             8   8   8 
Pe rfo rmance  fe e  due  to  pro pe rty
adviso r             - (1,923) (439) 
Operat ing cash f lo ws bef o re mo vement s in
wo rking capit al          3,956   2,0 94   4,20 7 

                 
(Incre ase ) / de cre ase  in re ce ivable s        (4,332) (1,476)   2,071 
Incre ase  in payable s          1,530   2,748   1,782 
Cash generat ed f ro m/(used in) o perat ing
act ivit ies          1,154   3,366   8,0 60  
Inco me  tax paid           (34) (1,364) (1,316) 
Net  cash generat ed f ro m o perat ing act ivit ies          1,120    2,0 0 2   6,744 

                 
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 )          10 ,198   1,894   7,213 
Inte re s t re ce ive d          18   40   19 
Capital e xpe nditure  o n inve s tme nt pro pe rty        (2,729) (2,279) (4,171) 
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  o f pro pe rty, plant and e quipme nt          3   -   4 
Net  cash generat ed f ro m / (used in) invest ing
act ivit ies          7,490  (345) (2,855) 

                 
Cash f lo w f ro m f inancing act ivit ies              
Inte re s t paid o n bank lo ans        (3,663) (3,574) (7,541) 
Re payme nt o f bank lo ans        (1,308) (16 ,900) (38,845) 
Drawdo wn o n bank lo an fac ilitie s          -   20 ,300   50 ,000 
Divide nds  paid        (5,207) (4,900) (6 ,962) 
Acquis itio n o f tre asury share s           (7,035) (1,733) (5,956) 
Net  cash (used in) f inancing act ivit ies        (17,213) (6,80 7) (9,30 4) 

                 
Net  (decrease) in cash and cash equivalent s        (8,60 3) (5,150 ) (5,415) 

                 
Cash and cash equivalent s at  beginning o f
perio d/year          36,996   42,414   42,414 
Exchange  gains  / (lo sse s ) o n cash and cash
e quivale nts          - (5) (3) 

                 
Cash and cash equivalent s at  end o f
perio d/year          28,393   37,259   36,996 

                 
                 
Reco nciliat io n o f  Net  Cash Flo w t o  Mo vement  in Debt          
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21            
          Six mo nt hs

ended
Six mo nt hs

ended
 Year ended 

           30  June
20 21

 30  June
20 20

 31
December

20 20
 

           €'0 0 0  €'0 0 0  €'0 0 0  
                 

Cashflo w fro m /incre ase /(de cre ase ) in
de bt financing          (1,308)   3,430   11,155 
No n-cash change s  fro m incre ase  in
de bt financing            369   -   140 
Mo vement  in debt  in t he
perio d/year           (939)   3,430    11,295 
De bt at the  s tart o f the  pe rio d/ye ar            287,549   276 ,254   276 ,254 
De bt at the  e nd o f the  pe rio d/ye ar       16      286 ,610   279 ,684   287,549 

                 
Divide nds  paid during the  s ix mo nths  to  30  June  2021 re pre se nt the  final ye ar divide nd re lating to  the  ye ar e nd 2020 .  
                 



                 No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            

Fo r t he perio d f ro m 1 January 20 21 t o  30  June
20 21              
                 
                 
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 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 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. Basis o f  preparat io n                 
The  inte rim se t o f co nde nse d co nso lidate d financial s tate me nts  has  be e n pre pare d in acco rdance  with the  Disc lo sure  and
Transpare ncy Rule s  o f the  Financial Co nduct Autho rity and with IAS  34 Inte rim Financial Re po rting as  ado pte d by the  Euro pe an Unio n.  
                 
The  inte rim co nde nse d co nso lidate d financial s tate me nts  do  no t inc lude  all the  info rmatio n and disc lo sure s  re quire d in the  annual
financial s tate me nts  and sho uld be  re ad in co njunctio n with the  Gro up's  annual financial s tate me nts  fo r the  ye ar e nde d 31
De ce mbe r 2020 .

 

                 
As  re quire d by the  Disc lo sure  and Transpare ncy Rule s  o f the  Financial Co nduct Autho rity, the  financial s tate me nts  have  be e n
pre pare d applying the  acco unting po lic ie s  and pre se ntatio n that we re  applie d in the  pre paratio n o f the  Co mpany's  publishe d
co nso lidate d financial s tate me nts  fo r the  ye ar e nde d 31 De ce mbe r 2020 .

 

                 
The  co mparative  figure s  fo r the  financial ye ar e nde d 31 De ce mbe r 2020  are  e xtracte d fro m but do  no t co mprise , the  Gro up's  annual
co nso lidate d financial s tate me nts  fo r that financial ye ar.  
                 
The  inte rim co nde nse d co nso lidate d financial s tate me nts  we re  autho rise d and appro ve d fo r is sue  o n 23 Se pte mbe r 2021.  
                 
The  inte rim co nde nse d co nso lidate d financial s tate me nts  are  ne ithe r re vie we d no r audite d, and do  no t co ns titute  s tatuto ry
acco unts  within the  me aning o f Se ctio n 105 o f the  Co mpanie s  (Je rse y) Law 1991.  
                 
2.1 Go ing co ncern                 
The  inte rim co nde nse d co nso lidate d financial s tate me nts  have  be e n pre pare d o n a go ing co nce rn bas is  which assume s  the  Gro up
will be  able  to  me e t its  liabilitie s  as  the y fall due  fo r the  fo re se e able  future . The  Dire cto rs  carrie d o ut a tho ro ugh re vie w o f the
viability o f the  Co mpany in the  light o f the  co ntinuing COVID-19  o utbre ak acro ss  Euro pe , the  co nclus io n o f which was  that the re  we re
no  co nce rns  re garding the  viability o f the  Co mpany. The se  co nde nse d co nso lidate d financial s tate me nts  have  the re fo re  be e n
pre pare d o n a go ing co nce rn bas is .

 

                 
2.2 New st andards and
int erpret at io ns                 
The  fo llo wing ne w s tandards , ame ndme nts  o r inte rpre tatio ns  e ffe ctive  fo r annual pe rio ds  be ginning o n o r afte r 1 January 2021 have
be e n ado pte d and had no  impact o n the  Gro up;  
                 
Inte re s t Rate  Be nchmark Re fo rm - Phase  2 (Ame ndme nts  to  IFRS  9 , IAS  39 , IFRS  7, IFRS  4 and IFRS  16 ). 
Effe ctive  1 January 2021.      
                 
3. Crit ical acco unt ing est imat es and judgement s  
The  pre paratio n o f co nde nse d 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 pe rio d;

 

                 
i) Est imat e o f  f air value o f  invest ment  pro pert ies  
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  judge me nt, 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 .  
                 
Fo r furthe r info rmatio n with re gard to  the  mo ve me nt in the  fair value  o f the  Gro up's  inve s tme nt pro pe rtie s , re fe r to  the  manage me nt
re po rt.
 

 

                 
i i) Judgment  in relat io n t o  t he reco gnit io n o f  asset s held f o r sale  
In acco rdance  with the  re quire me nt o f IFRS  5, 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 the  fo llo wing 12 mo nths . Manage me nt co ns ide rs  that base d o n his to rical and curre nt
e xpe rie nce  o f marke t s ince  30  June  2021, the  pro pe rtie s  can be  re aso nably e xpe cte d to  se ll within this  time frame .

 

                 
4.   Segment al inf o rmat io n  
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, re late s  to  the  Gro up as  a who le . 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 nde nse d co nso lidate d unaudite d inte rim financial s tate me nts .    
  
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June
20 21              
                 
                 
5.   P ro pert y expenses                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Pro pe rty manage me nt e xpe nse s             606   568   1,143 
Re pairs  and mainte nance             598   781   1,553 
Co s t incurre d in splitting asse ts  into  co ndo miniums  at
the  land re gis try          33   -   - 
Impairme nt charge  - trade  re ce ivable s          49   125   160 
Se rvice  charge s  paid o n be half o f te nants          2,761   3,412   7,137 
Pro pe rty adviso rs ' fe e s  and e xpe nse s            3,344   3,167   6 ,444 

             7,391   8,0 53   16,437 
                 

Co s t incurre d in splitting asse ts  into  co ndo miniums  at the  land re gis try have  be e n mo ve d fro m Adminis trative  e xpe nse s  into
Pro pe rty co s ts  fo r 2021 to  be tte r re fle ct the ir nature  as  a co s t dire ctly attributable  to  the  pro pe rtie s . The  prio r ye ar co mparative s
re main se t o ut in the  Adminis trative  e xpe nse s  in no te  6  o n the  bas is  that the  amo unts  are  immate rial.

 

 
                 
6.   Administ rat ive expenses                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Se cre tarial & adminis tratio n fe e s             386   434   589 
Le gal & pro fe ss io nal fe e s             446   595   1,509 
Co s ts  asso ciate d with re financing             -   104   - 
Co s t incurre d in land re gis try
splitting             -   285   225 

Dire cto rs ' fe e s             158   145   248 
Audit and acco untancy fe e s             525   329   630 
Bank charge s             53   11   32 
Lo ss  o n fo re ign e xchange             14   40   69 
De pre ciatio n             8   8   8 
Othe r inco me         (4) (36 ) (47) 

             1,586   1,915   3,263 
                 

7.  Gain o n dispo sal o f  invest ment  pro pert y (inc luding inve s tme nt pro pe rty he ld
fo r sale )        
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Dispo sal pro ce e ds             10 ,323   3,392   9 ,998 
Bo o k value  o f dispo sals           (9 ,346) (2,636) (7,479) 
Dispo sal co s ts           (400) (63) (341) 

             577   693   2,178 
                 

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 annual valuatio n.  
                 
8.  Net  f inance charge                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Inte re s t inco me           (18) (40 )   6 
Inte re s t fro m partne rs ' lo ans             - (32) (57) 
Fair value  (gain) / lo ss  o n inte re s t rate
swap          (3,643)   2,290   2,218 
Finance  e xpe nse  o n bank bo rro wings*          3,739   3,574   7,659 
Change  in put o ptio n liability aris ing
o n se ttle me nt            -   569   591 



             78   6,361   10 ,417 
                 

*Co ntaine d within finance  e xpe nse  o n bank bo rro wings  at 30  June  2020  is  an amo unt o f €204k which re late s  to  the  e arly re payme nt
charge  o n the  bo rro wings  with Mitte lbrande nburgische  Sparkasse  (31 De ce mbe r 2020 : €383k).  

                 
9.  Inco me t ax expense                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
The  tax charge  fo r the  pe rio d is  as
fo llo ws :          €'0 0 0  €'0 0 0  €'0 0 0  

                 
Curre nt tax (cre dit) / charge          (3) (41)   453 
De fe rre d tax charge  - o riginatio n and re ve rsal o f te mpo rary
diffe re nce s       4,201   2,990   7,097 

             4,198   2,949   7,550  
                 

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 nde nse d co nso lidate d s tate me nt
o f co mpre he ns ive  inco me  as  fo llo ws :  
  
  
  
  
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June
20 21              
                 
                 
9.  Inco me t ax expense (co nt inued)               
                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

           €'0 0 0  €'0 0 0  €'0 0 0  
Pro f it  bef o re t ax o n co nt inuing o perat io ns          20 ,434   15,270    37,857 

                 
Tax at Ge rman inco me  tax rate  o f 15.8%  (2020 : 15.8% )         3,229   2,413   5,981 
Inco me  no t taxable           (91)   - (344) 
Tax e ffe ct o f lo sse s  bro ught fo rward          1,060   536   1,913 
T o t al t ax charge f o r t he
perio d/year            4,198   2,949   7,550  

              
Reco nciliat io n o f  current  t ax liabilit ies           
          30  June 20 21  30  June

20 20
 31

December
20 20

 

           €'0 0 0  €'0 0 0  €'0 0 0  
Balance  at be ginning o f pe rio d/ye ar            550   1,413   1,413 
Tax paid during the  pe rio d/ye ar           (34) (1,364) (1,316) 
Curre nt tax (cre dit) / charge           (3) (41)   453 
Balance at  end o f  perio d/year             513   8   550  

                 
Reco nciliat io n o f  def erred t ax                 
           Capit al

gains o n
pro pert ies

 Int erest
rat e swaps 

T o t al
 

           €'0 0 0  €'0 0 0  €'0 0 0  
           Liabilit y Asset Net  asset  

Balance  at 1 January 2020           (60 ,825)   2,529 (58,296) 
                 

Charge d to  the  s tate me nt o f co mpre he ns ive  inco me        (3,352)   362 (2,990) 
De fe rre d tax (liability) / asse t at 30  June  2020        (64,177)   2,891 (61,286) 

                 
Charge d to  the  s tate me nt o f co mpre he ns ive  inco me        (4,096) (11) (4,107) 
De fe rre d tax (liability) / asse t at 31 De ce mbe r 2020        (68,273)   2,880 (65,393) 

                 
Charge d to  the  s tate me nt o f co mpre he ns ive  inco me        (3,624) (577) (4,201) 
Def erred t ax (liabilit y) / asset  at  30  June 20 21        (71,897)   2,30 3 (69,594) 

                 
10 .  Invest ment  pro pert y f air
value gain                
          30  June 20 21  30  June  31



20 20 December
20 20  

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Inve s tme nt pro pe rty fair value  gain            15,987   16 ,959   41,458 
                 

Furthe r info rmatio n o n inve s tme nt pro pe rtie s  is  sho wn in no te  12.  
                 
11.  Dividends                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Amo unt s reco gnised as dist ribut io ns t o  equit y ho lders in
t he perio d:            
Inte rim divide nd fo r the  ye ar e nde d 31 De ce mbe r 2020  o f €2.35 ce nts  (2.1p)
de clare d 15 Se pte mbe r 2020 , paid 16  Octo be r 2020  (2019 : €2.35 ce nts
(2.1p)) pe r share .

  
  -   -

 
  2,284

 
Final divide nd fo r the  ye ar e nde d 31 De ce mbe r 2020  o f 5.15 ce nts  (€) (4.65
pe nce ) paid 7 June  2021 (2019 : 5.15 ce nts  (€) (4.4 pe nce )) pe r share .     5,207   4,900   5,010 

                 
The  Bo ard is  ple ase d to  de clare  an unchange d inte rim divide nd o f 2.35 ce nts  pe r share  (2.02 pe nce  pe r share  e quivale nt) fo r the
firs t half o f the  ye ar (s ix mo nths  to  30  June  2020 : 2.35 ce nts , 2.10  pe nce ). The  divide nd is  e xpe cte d to  be  paid o n o r aro und 29
Octo be r 2021 to  share ho lde rs  o n the  re gis te r at c lo se  o f bus ine ss  o n 8 Octo be r 2021, with an e x-divide nd date  o f 7 Octo be r 2021.

 

                 
The  pro po se d divide nd has  no t be e n inc lude d as  a liability in the se  co nde nse d co nso lidate d financial s tate me nts . The  payme nt o f
this  divide nd will no t have  any tax co nse que nce s  fo r the  Gro up.  
                 
12.  Invest ment  pro pert ies                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
Fair Value           €'0 0 0  €'0 0 0  €'0 0 0  
Balance at  beginning o f
perio d/year            768,310   730 ,160   730 ,160 
Capital e xpe nditure             2,729   2,237   4,171 
Dispo sals           (9 ,346) (2,636) (7,479) 
Fair value  gain             15,987   16 ,959   41,458 
Invest ment  pro pert ies at  f air value -  as set  o ut  in t he repo rt  by JLL     777,680   746 ,720   768,310 
Asse ts  co ns ide re d as  "He ld fo r Sale " (No te  13)        (13,720) (9 ,975) (19 ,302) 
Balance at  end o f  perio d/year             763,960    736,745   749,0 0 8 

                 
The  pro pe rty po rtfo lio  was  value d at 30  June  2021 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 ).

 

            
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21            
                 
                 
12.  Invest ment  pro pert ies
(co nt inued)                 
                 
The  valuatio n is  pe rfo rme d o n a building-by-building bas is  and the  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  and no n-re co ve rable  co s ts  was  pro vide d to  JLL by the  Pro pe rty Adviso rs  QS ix Re s ide ntial Limite d. Assumptio ns  with
re spe ct to  re ntal gro wth, adjus tme nts  to  no n-re co ve rable  co s ts  and the  future  valuatio n o f the se  are  tho se  o f JLL. 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. 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 .

 

                 
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 nde nse d 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  24) 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 nde nse d 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 as
fo llo ws :  
                 
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 disco unte d cash flo ws .  
                 



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 . As  an acce pte d me tho d within the  inco me  appro ach to  valuatio n
the  DCF me tho d invo lve s  the  pro je ctio n o f a se rie s  o f cash flo ws  o n a re al pro pe rty inte re s t. 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  inco me  s tre am asso ciate d with the  re al
pro pe rty.

 

                 
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. The  appro priate  duratio n is  typically drive n by
marke t be havio ur that is  a characte ris tic  o f the  c lass  o f re al pro pe rty.

 

                 
Pe rio dic  cash flo w is  typically e s timate d as  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 t, 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 inco me s , alo ng with an e s timate  o f the  te rminal value  antic ipate d at the  e nd o f the  pro je ctio n pe rio d, is  the n
disco unte d.

 

                 
The  Gro up cate go rise s  all inve s tme nt pro pe rtie s  in the  fo llo wing thre e
ways ;          
                 
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  co ns ide re d value d unde r the  "Re ntal Sce nario " This  will e qual the  "Inve s tme nt Pro pe rtie s " line  in the
No n-Curre nt Asse ts  se ctio n o f the  co nde nse d co nso lidate d s tate me nt o f financial po s itio n.

 

                 
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) the n we  value  the se  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  13. 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 as  se t o ut in no te  13.  
                 
The  table  be lo w se ts  o ut the  asse ts  value d us ing the se  3
sce nario s :            
          30  June 20 21  30  June

20 20
 31

December
20 20

 

           €'0 0 0  €'0 0 0  €'0 0 0  
Re ntal s ce nario             734,240   713,720 715,870 
Co ndo minium sce nario             42,294   31,379 45,264 
Dispo sal s ce nario             1,146   1,621   7,176 
T o t al           777,680  746,720  768,310  

                 
13.  Invest ment  pro pert ies -  held
f o r sale                
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Fair value -  held f o r sale invest ment  pro pert ies           
                 
At  beginning o f  perio d/year           19 ,302 10 ,639 10 ,639 
Trans fe rre d fro m inve s tme nt
pro pe rtie s             3,248   1,503 

15,004 

Capital e xpe nditure             458   42   313 
Pro pe rtie s  so ld           (9 ,346) (2,636) (7,479) 
Valuatio n gain o n apartme nts  he ld fo r
sale          58 427 

825 
At  end o f  perio d/year           13,720  9,975 19,30 2 

                 
  
  
  
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s           
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21           
                
                
 

 

13.  Invest ment  pro pert ies -  held f o r sale (co nt inued)  
  
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  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  12) as  appro priate . The  table  be lo w se ts  o ut the  re spe ctive
cate go rie s :

 



                           30  June 20 21  30  June
20 20

 31
December

20 20
 

           €'0 0 0  €'0 0 0  €'0 0 0  

Co ndo minium sce nario             12,574   8,354   12,126 
Dispo sal s ce nario             1,146   1,621   7,176 

           13,720  9,975 19,30 2 
                 

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 .  
              
14.  Ot her f inancial asset s at  amo rt ised co st              
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Balance at  beginning o f
perio d/year          - 1,590 1,590 
Trans fe r fro m no n-curre nt o the r financial asse ts  at amo rtise d
co s t      - - - 
Accrue d inte re s t           - 32 32 
Inte re s t adjus tme nt re late d to  prio r
pe rio d          - - - 

Lo an re payme nt           - - (1,622) 
Balance at  end o f  perio d/year           - 1,622 - 

                 
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 .

 

                 
No n-current                 
Balance at  beginning o f
perio d/year          901 876 876 

Trans fe r to  curre nt o the r financial asse ts  at amo rtise d co s t      - - - 
Accrue d inte re s t           18 12 25 
Balance at  end o f  perio d/year           919 888 90 1 

                 
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 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  financial 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.  
                 
No ne  o f the se  financial asse ts  we re  e ithe r pas t due  o r impaire d.  
                 
15.  T rade and o t her
receivables                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Current                 
Trade  re ce ivable s           920 656 707 
Le ss : impairme nt pro vis io n           (138) (215) (222) 
Ne t re ce ivable s           782 441 485 
Pre payme nts  and accrue d inco me        795 811 16 
Inve s tme nt pro pe rty dispo sal pro ce e ds  re ce ivable        3,944 1,477 2,444 
Se rvice  charge s  re ce ivable        7,033 7,531 4,895 
Pre paid tre asury share s           - - 104 
Othe r re ce ivable s        192 618 470 

           12,746 10 ,878 8,414 
                 

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 .  
                 
16.  Bo rro wings                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Current  liabilit ies                 
Bank lo ans   -  NATIXIS  Pfandbrie fbank
AG*          284 283 217 



Bank lo ans   -  Be rline r Sparkasse    801 1,103 801 
           1,085 1,386 1,018 

No n-current  liabilit ies                 
Bank lo ans   -  NATIXIS  Pfandbrie fbank AG**        236 ,201 207,009 236 ,789 
Bank lo ans   -  Be rline r Sparkasse    49 ,324 71,289 49 ,742 

           285,525 278,298 286 ,531 
                 

           286,610  279,684 287,549 
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21            

                 
                 
                 

16.  Bo rro wings (co nt inued)                 
                 

* No minal value  o f the  bo rro wings  as  at 30  June  2021 was  €977,000  (31 De ce mbe r 2020 : €901,000 , 30  June  2020 : €917,000).  
                 
** No minal value  o f the  bo rro wings  as  at 30  June  2021 was  €239 ,110 ,000  (31 De ce mbe r 2020 : €240 ,000 ,000 , 30  June  2020 :
€210 ,300 ,000).  
                 
Fo r furthe r info rmatio n o n bo rro wings , re fe r to  the  manage me nt re po rt.  
                 
17.  T rade and o t her payables                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  
                 

Trade  payable s    1,155 443 1,410 
Accrue d liabilitie s    1,643 1,944 2,463 
Se rvice  charge s  payable    7,750 7,597 5,145 

           10 ,548 9,984 9,0 18 
                 

18.  Derivat ive f inancial
inst rument s                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Int erest  rat e swaps -  carried at  f air value t hro ugh pro f it  o r lo ss        
At be ginning o f pe rio d/ye ar           18,197 15,979 15,979 
(Gain) / lo ss  in mo ve me nt in fair value  thro ugh pro fit o r lo ss    (3,643) 2,290 2,218 
At e nd o f pe rio d/ye ar           14,554 18,269 18,197 

                 
The  no tio nal princ ipal amo unts  o f the  o uts tanding inte re s t rate  swap co ntracts  at 30  June  2021 we re  €204,269 ,000  (De ce mbe r
2020 : €204,269 ,000 , June  2020 : €202,932,000). At 30  June  2021 the  fixe d inte re s t rate s  vary fro m 0 .24%  to  1.01%  (De ce mbe r 2020 :
0 .24%  to  1.07% , June  2020 : 0 .24%  to  1.07% ) abo ve  the  main facto ring Euribo r rate .

 

                 
Mat urit y analysis o f  int erest  rat e swaps        
          30  June 20 21  30  June

20 20
 31

December
20 20

 

           €'0 0 0  €'0 0 0  €'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           14,554 18,269 18,197 

           14,554 18,269 18,197 
                 

19.  Ot her f inancial liabilit ies                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Current                 
Balance  at be ginning o f pe rio d/ye ar          - 6 ,951 6 ,951 
Trans fe rre d fro m no n-curre nt
liabilitie s          - - - 



Pro fit share  attributable  to  NCI in PSPF    - 569 - 
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 pe rio d/ye ar           - 7,520  - 

                 
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 €7,542,000  and was  se ttle d in cash fo r €5,920 ,000  ne t o f initial lo ans  to  the  limite d partne rs  o f €1,622,000 .
€7,542,000  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.

 

                 
A po rtio n o f the  liability (€nil, De ce mbe r 2020 : (€1,070k), June  2020 : (€1,175k)) is  re co gnise d to  co ve r the  tax charge  o f the  mino rity
in PSPF o n the  pro ce e ds  o f put o ptio n whe n e xe rc ise d.  
                 
20 .  Share based payment
reserve                 
             Perf o rmance

f ee 
               €'0 0 0  
                 

Balance  at 1 January 2020               6 ,808 
Fe e  charge  fo r the  pe rio d               (1,923) 
Balance  at 30  June  2020               4,885 
Fe e  charge  fo r the  pe rio d               1,484 
Balance  at 31 De ce mbe r 2020               6 ,369 
Se ttle me nt o f pe rfo rmance  fe e  in
share s              (6 ,369) 
Fe e  charge  fo r the  pe rio d               - 
Balance  at 30  June  2021               - 

                 
No  pe rfo rmance  fe e  has  be e n re co gnise d in the  pe rio d be cause  the  pe rfo rmance  crite ria we re  no t me t.  
                 
No t es t o  t he Co ndensed Co nso lidat ed Financial St at ement s          
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21          
          
          
          
20 .  Share based payment  reserve (co nt inued)          
          
Perf o rmance Fee          
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 rse de d by EPRA NTA (Se e  no te  23), 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 NTA pe r share  at 1 July 2018; and  
(ii) the  EPRA NTA 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 ntinue d with the  Pro pe rty Adviso r and Inve s to r Re latio ns  Agre e me nt.  
                 

                 
Ot her Pro pert y Adviso r Fees          
Unde r the  Pro pe rty Adviso ry Agre e me nt fo r pro viding pro pe rty adviso ry se rvice s , the  Pro pe rty Adviso r will be  e ntitle d to  a Po rtfo lio
and Asse t Manage me nt Fe e  as  fo llo ws :  
                 
(i) 1.2%  o f the  EPRA NTA o f the  Gro up whe re  EPRA NTA o f the  Gro up is  e qual to  o r le ss  than €500  millio n; and    
(ii) 1%  o f the  EPRA NTA o f the  Gro up gre ate r than €500  millio n.    
                 
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 .    
                 



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.  
                 
De tails  o f the  fe e s  paid to  the  Pro pe rty Adviso r are  se t o ut in no te  25.  
                 

21.  St at ed capit al                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Is sue d and fully paid:                 
At 1 January  196 ,578 196 ,578 196 ,578 

           196,578 196,578 196,578 
                 

The  numbe r o f share s  in is sue  at 30  June  2021 was  100 ,751,410  (inc luding 5,057,849  as  Tre asury Share s ) (31 De ce mbe r 2020 :
100 ,751,410  (inc luding 4,628,500  as  Tre asury Share s ), 30  June  2020 : 100 ,751,410  (inc luding 3,475,000  as  Tre asury Share s )).  
                 
22.  Earnings per share                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
                 

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 (€'000)    16 ,208 12,134 29 ,788 
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)    96 ,259 ,529 97,354,761 97,136 ,617 

Effe ct o f dilutive  po te ntial o rdinary share s  (Numbe r)    - 1,197,847 1,806 ,285 
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)    96 ,259 ,529 98,552,608 98,942,902 

                 
Earnings  pe r share  (€)           0 .17 0 .12 0 .31 
Dilute d e arnings  pe r share  (€)           0 .17 0 .12 0 .30 

                 
23.  Net  asset  value per share and EPRA NT A net  asset  value          
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
                 

Ne t asse ts  (€'000)             434,392   417,469   430 ,426 
Numbe r o f partic ipating o rdinary
share s            95,693,560   97,276 ,410   96 ,122,909 

                 
Ne t asse t value  pe r share  (€)           4.54 4.29 4.48 

                 
                 
                 
                 
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21            
                 
                 
                 
23.  Net  asset  value per share and EPRA NT A net  asset  value (co nt inued)        
                 
EPRA NT A net  asset  value                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
                 

Ne t asse ts  (€'000)           434,392 417,469 430 ,426 
Add back de fe rre d tax asse ts  and liabilitie s , de rivative  financial ins trume nts
and share  base d payme nt re se rve s  (€'000)   84,148 74,670 77,221 

                 
EPRA ne t asse t value  (€'000)           518,540 492,139 507,647 
EPRA ne t asse t value  pe r share  (€)          5.42 5.0 6 5.28 

                 
24.  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 nde nse d 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 :  
• financial asse ts  

• cash and cash e quivale nts  
• trade  and o the r re ce ivable s  
• 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 :  
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  
                 

Lo ans and receivables                 
Trade  and o the r re ce ivable s  - curre nt      11,951   10 ,067 8,294 
Cash and cash e quivale nts             28,393   37,259 36 ,996 
Lo ans  and re ce ivable s             919   2,510 901 

           41,263 49,836 46,191 
                 

                 
The  Gro up he ld the  fo llo wing financial liabilitie s  at e ach re po rting date :  
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Held at  amo rt ised co st                 
Bo rro wings  payable : curre nt             1,085   1,386 1,018 
Bo rro wings  payable : no n-curre nt            285,525   278,298 286 ,531 
Othe r financial liabilitie s             -   7,520 0 
Trade  and o the r payable s      10 ,548   9 ,984 9 ,018 

             297,158   297,188 296,567 
                 

Fair value t hro ugh pro fit  o r
lo ss                 
De rivative  financial liability - inte re s t rate  swaps          14,554   18,269 18,197 

             14,554   18,269 18,197 
                 

             311,712   315,457 314,764 
                 

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 e xte rnally 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 July 2026  and March 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 .  
                 
                 
                 



                 
                 
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21            
                 
                 
                 
24.  Financial inst rument s
(co nt inued)                 
                 
Gro up Fair Values                 
          30  June 20 21  30  June

20 20
 31

December
20 20

 

            (unaudit ed)  (unaudit ed)  (audit ed) 
           €'0 0 0  €'0 0 0  €'0 0 0  

Financial liabilit ies                 
Inte re s t rate  swaps  - Le ve l 2 - no n-curre nt        (14,554) (18,269) (18,197) 

           (14,554) (18,269) (18,197) 
                 

The  valuatio n bas is  fo r the  inve s tme nt pro pe rtie s  is  disc lo se d in no te  12.          
                 
25.  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 :  
                 
QS ix Re s ide ntial Limite d is  the  Gro up's  appo inte d Pro pe rty Adviso r. Dire cto rs  o f QS ix Re s ide ntial Limite d fo rme rly sat o n the  Bo ard
o f PSD and it, and its  Princ ipals , re tain a share ho lding in the  Gro up. Fo r the  s ix-mo nth pe rio d e nde d 30  June  2021, an amo unt o f
€3,344,000  (€3,298,000  Manage me nt Fe e s  and €46 ,000  Othe r e xpe nse s  and fe e s ) (De ce mbe r 2020 : €6 ,444,000  (€6 ,295,000
Manage me nt fe e s  and €149 ,000  Othe r e xpe nse s  and fe e s ), June  2020 : €3,167,000  (€3,119 ,000  Manage me nt fe e s  and €48,000
Othe r e xpe nse s  and fe e s )) was  payable  to  QS ix Re s ide ntial Limite d. At 30  June  2021 €839 ,000  (De ce mbe r 2020 : €9 ,000 , June  2020 :
€nil) was  o uts tanding.

 

                 
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  charge  fo r the  pe rio d in re spe ct o f
the  pe rfo rmance  fe e  was  €nil (De ce mbe r 2020 : cre dit €439 ,000 , June  2020 : cre dit €1,923,000). Ple ase  re fe r to  no te  20  fo r mo re
de tails .

 

                 
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  to  PSDL and its  subs idiarie s  in 2021. Fo r the  s ix-mo nth pe rio d e nde d 30  June  2021, an amo unt o f €320 ,600  (De ce mbe r
2020 : £592,000 , June  2020 : €276 ,209) was  payable  to  Ape x Financial Se rvice s  (Alte rnative  Funds ) Limite d. At 30  June  2021 £nil
(De ce mbe r 2020 : £nil, June  2020 : £nil) was  o uts tanding.

 

                 
Divide nds  paid to  Dire cto rs  in the ir capacity as  a share ho lde r amo unte d to  €2,422 (De ce mbe r 2020 : €3,494, June  2020 : €2,270).  
                 
26.  Event s af t er t he repo rt ing
dat e                 
                 
The  Co mpany e xchange d co ntracts  fo r the  sale  o f fo ur re s ide ntial units  in Be rlin fo r to tal pro ce e ds  o f €1.1 millio n prio r to  the
re po rting date  which has  ye t to  co mple te . €0 .8 millio n o f this  balance  was  re ce ive d in Q3 with the  re mainde r e xpe cte d in Q4 2021  
                 
In Q3 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 €3.9
millio n. All transactio ns  are  e xpe cte d to  co mple te  in Q4 2021.  
                 
                 
No t es t o  t he Co ndensed Co nso lidat ed Financial
St at ement s            
Fo r t he perio d f ro m 1 January 20 21 t o  30  June 20 21            
                 
                 
                 
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   Ape x Financial Se rvice s  (Alte rnative  Funds )

Limite d       
Co mpany Se cre tary   12 Cas tle

S tre e t              
and Re gis te re d Office   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          
                 
English 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 tre e 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   Mitte ls te in

Re chtsanwälte            
as  to  ge ne ral matte rs   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          

   10  Pate rno s te r Square            
   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            
                 
 
 

 

 
 
 

 

 



 

This information is provided by RNS, the news service of the London Stock Exchange. RNS is approved by the Financial Conduct Authority to act as a
Primary Information Provider in the United Kingdom. Terms and conditions relating to the use and distribution of this information may apply. For further
information, please contact rns@lseg.com or visit www.rns.com.

RNS may use your IP address to confirm compliance with the terms and conditions, to analyse how you engage with the information contained in this
communication, and to share such analysis on an anonymised basis with others as part of our commercial services. For further information about how
RNS and the London Stock Exchange use the personal data you provide us, please see our Privacy Policy.
 
END
 
 
IR KZGZLVFGGMZM

mailto:rns@lseg.com
http://www.rns.com/
https://www.lseg.com/privacy-and-cookie-policy

