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pwc
Independent Auditor's Report

To the Members of Quadratix Limited

Report on the financial statements

We have audited the accompanying financial statements Quadratix Limited (the “Company™), which are
presented in pages 5 to 25 and comprise the statement of financial position as at 31 December 2019, and
the statements of profit and loss and other comprehensive income, changes in equity and cash flows for
the year then ended, and notes to the financial statements, including a summary of significant accounting
policies.

In our opinion, the accompanying financial statements give a true and fair view of the financial position of
Quadratix Limited as at 31 December 2019, and of its financial performance and its cash flows for the year
then ended in accordance with International Financial Reporting Standards (IFRSs) as adopted by the
European Union and the requirements of the Cyprus Companies Law, Cap. 113.

Basis for Opinion

We conducted our audit in accordance with International Standards on Auditing (ISAs). Our
responsibilities under those standards are further described in the Auditor's Responsibilities for the Andit
of the Financial Statements section of our report. We are independent of the Company in accordance with
the International Ethics Standards Board for Accountants' Code of Ethics for Professional Accountants
(including International Independence Standards) (IESBA Code) together with the ethical requirements
that are relevant to our audit of the financial statements in Cyprus, and we have fulfilled our other ethical
responsibilities in accordance with these requirements and the IESBA Code. We believe that the audit
evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

Responsibilities of the Board of Directors for the Financial Statements

The Board of Directors is responsible for the preparation of financial statements that give a true and fair
view in accordance with International Financial Reporting Standards as adopted by the European Union
and the requirements of the Cyprus Companies Law, Cap. 113, and for such internal control as the Board
of Directors determines is necessary to enable the preparation of financial statements that are free from
material misstatement, whether due to fraud or error.

In preparing the financial statements, the Board of Directors is responsible for assessing the Company's
ability to continue as a going concern, disclosing, as applicable, matters related to going concern and
using the going concern basis of accounting unless the Board of Directors either intends to liquidate the
Company or to cease operations, or has no realistic alternative but to do so.

The Board of Directors is responsible for overseeing the Company's financial reporting process.
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T: +357 - 22 555 000, F:+357 - 22 555 001, WiLw.pwe.com.cy

Pnoewaterhouse(:oupem Lid is a private company registered in Cyprus (Reg. N&.143594), Its registered offisa is at 3 Thernistocles Dervis Street, CY-1086, Nicosia. A list of the
company's directors, including for individuals the present and farmer (if any) name and sumame and naticnality, if not Cypriot and for fegal entities the corporate name, is kept
by the Secretary of the company at its registered office. PwG refers to the Cyprus membesr firm, and may sometimes refer to the Pw( network. Each member firm is a separate
legal entity. Please see www. pwe.comistructurs for further detzils.




L

ch Independent Auditor's Report (continued)

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are
free from material misstatement, whether due to fraud or error, and to issue an auditor's report that
includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an
audit conducted in accordance with ISAs will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered material if, individually or in the
aggregate, they could reasonably be expected to influence the economic decisions of users taken on the
basis of these financial statements.

As part of an audit in accordance with ISAs, we exercise professional judgment and maintain professional
scepticism throughout the audit. We also:

. Identify and assess the risks of material misstatement of the financial statements,
whether due to fraud or error, design and perform audit procedures responsive to those risks,
and obtain audit evidence that is sufficient and appropriate to provide a basis for our opinion,
The risk of not detecting a material misstatement resulting from fraud is higher than for one
resulting from error, as fraud may involve collusion, forgery, intentional omissions,
misrepresentations, or the override of internal control.

. Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the Company's internal control.

. Evaluate the appropriateness of accounting policies used and the reasonableness of
accounting estimates and related disclosures made by the Board of Directors.

. Conclude on the appropriateness of the Board of Directors' use of the going concern
basis of accounting and, based on the audit evidence obtained, whether a material uncertainty
exists related to eveats or conditions that may cast significant doubt on the Company’s ability to
continue as a going concern. If we conclude that a material uncertainty exists, we are required
to draw attention in our auditor's report to the related disclosures in the financial statements
or, if such disclosures are inadequate, to modify our opinion. Our conclusions are based on the
audit evidence obtained up to the date of our auditor's report. However, future events or
conditions may cause the Company to cease to continue as a going concern.

. Evaluate the overall presentation, structure and content of the financial statements,
including the disclosures, and whether the financial statements represent the underlying
transactions and events in a manner that achieves a true and fair view.,

We communicate with the Board of Directors regarding, among other matters, the planned scope and
timing of the audit and significant audit findings, including any significant deficiencies in internal control
that we identify during our audit.

PricewaterhouseCoopers Ltd, PwC Central, 43 Demostheni Severi Avenue, CY-1080 Nicosia
P O Box 21612, CY-1591 Nicosia, Cyprus
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pwc Independent Auditor's Report (continued)

Other matter

This report, including the opinion, has been prepared for and only for the Company's members as a body
in accordance with Section 69 of the Auditors Law of 2017 and for no other purpose. We do not, in giving
this opinion, accept or assume responsibility for any other purpose or to any other person to whose
knowledge this report may come to.

44@;5 bmarts T

George C. Ka
Certified Public Accountant and Registered Auditor
for and on behalf of

PricewaterhouseCoopers Limited
Certified Public Accountants and Registered Auditors
Nicosia, 24 June 2020




QUADRATIX LIMITED

STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

31 December 2019

Revenue

Direct property related expenses
Other expenses

Net impairment loss on financial assets

Net gain from the fair value adjustment of investment property

Other income
Operating profit

Finance income
Finance costs
Profit before tax

Tax

Net profit for the year

Other comprehensive income

Total comprehensive income for the year

Note

23]

13

10
10

11

2019 2018
€ €
1,577,225 1,560,000
(49,384) (50,653)
(35,719) (60,038)
(1) (68}
972,000 1,406,000
912
2,465,033 2,855,241
2,012 4,083
(568,470) (546,417)
1,898,575 2,312,907
(239,883) (358,383)
1,658,692 1,954,524
1,658.692 1954.524

The notes on pages 9 to 25 form an integral part of these financial statements.
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QUADRATIX LIMITED

STATEMENT OF FINANCIAL POSITION

31 December 2019

ASSETS

Non-current assets
Investment property
Pledged bank deposits

Current assets

Trade and other receivables
Current tax assets

Cash at bank

Total assets

EQUITY AND LIABILITIES

Equity

Share capital
Share premium
Retained earnings

Total equity

Non-current liabilities
Borrowings
Deferred tax liabilities

Current liabilities
Trade and other payables
Borrowings

Total liabilities
Total equity and liabilities

On 24" of June 2020 the Board of Directors of Quadratix Limited authorised these fi

Director _

Note

13
14

15
16

17

18
19

20
18

2019

26,775,000
272,013
27,047,013

132,518
2,806
473,385

— 608,709
—27,655,722

8,275
10,783,610

3,055,772

13,847,657

12,572,929
— 532,400

13,105,329

11,505
— 691,231

702,736

13,808,065
—27.655,72)

i lercdiakonou

Director

ia} statements for issue.

2018

25,803,000

270,815

26,073,815

130,585
2,806

1,288,875

1,422,266

—27,496,081

8,275
10,783,610

2,397,080

13,188,965

13,264,160
— 338,000
13,602,160

12,133
692,893

704,956

14,307,116
——27.496,081

The notes on pages 9 to 25 form an integral part of these financial statements.
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QUADRATIX LIMITED

STATEMENT OF CHANGES IN EQUITY
31 December 2019

Share Share Retained
capital premium earnings Total

Note € € € €
Balance at 1 January 2018 8,275 25,083,610 442,556 25,534,441
Comprehensive income
Net profit for the year . - 1,854,524 1,954,524
Transactions with owners
Reduction of share premium 17 - _ (14,300,000} - 14 000
Balance at 31 December 2018/ 1
January 2019 8,275 10,783,610 2,397,080 13,188,965
Comprehensive income
Net profit for the year s - 1,658,692 1,658,692

Transactions with owners

Dividend relating to 2018 paid in 2019 12 R - (1,000,000) _ {1,000,000)
Balance at 31 December 2019 — 8275 10,783,610 _ 3,055,772 13,847,657

Companies which do not distribute 70% of their profits after tax, as defined by the relevant tax law, within two years
after the end of the relevant tax year, will be deemed to have distributed as dividends 70% of these profits. Special
contribution for defence at 17% will be payable on such deemed dividends to the extent that the uftimate
shareholders are both Cyprus tax resident and Cyprus domiciled. The amount of deemed distribution is reduced by
any actual dividends paid out of the profits of the relevant year at any time. This special contribution for defence is
payable by the Company for the account of the shareholders.

The notes on pages 9 to 25 form an integral part of these financial statements.
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QUADRATIX LIMITED

CASH FLOW STATEMENT
31 December 2019

CASH FLOWS FROM OPERATING ACTIVITIES

Profit before tax
Adjustments for:

Net gain from the fair value adjustment of investment property

Net impairment loss on financial assets
Interest income
Finance costs

Changes in working capital:
Increase in trade and other receivables

Decrease in trade and other payables

Cash generated from operations
Interest paid
Tax paid

Net cash generated from operating activities

CASH FLOWS FROM INVESTING ACTIVITIES

Interest received

Net cash generated from investing activities

CASH FLOWS FROM FINANCING ACTIVITIES

Repayments of borrowings
Proceeds from borrowings
Dividends paid

Reduction of share premium

Expenses related to the issuance of borrowings

Net cash used in financing activities

Net (decrease)/increase in cash and cash equivalents
Cash and cash equivalents at beginning of the year

Cash and cash equivalents at end of the year

2019 2018
Note € €

1,898,575 2,312,907

13 (972,000) (1,406,000)
1 68
10 (2,012) (4,083)

568,470 546,417
1,493,034 1,449,309

(3,131) (270,814)

(628) {12,173)

1,489,275 1,166,322
(511,293) (491,356)

(45,484) (34,145)
932,498 640,821

2,012 4,083
2,012 4,083

(750,000) (687,500)

- 15,000,000

12 (1,000,000) -
17 - (14,300,000)
- = (410579)
{1,750,000) (398,079)
(815,490) 246,825
1,288,875 1,042,050
16 473,385 1288.875

The notes on pages 9 to 25 form an integral part of these financial statements.
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QUADRATIX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
31 December 2019

1. Incorporation and principal activities

Country of incorporation
The Company Quadratix Limited (the "Company") was incorporated in Cyprus on 11 December 2015 as a private

limited liability company under the provisions of the Cyprus Companies Law, Cap. 113, Its registered office is at 21
Demostheni Severi, ANNA COURT, Floor 5, CY 1080, Nicosia, Cyprus.

Principal activities

In accordance with the Company's Article of Association, its purpose is to operate in the real estate investment
market under the provisions of Greek Law 2778/1999 for Real Estate Investment Companies (REICs), as in force.

The Company is a member of the Group of Prodea Investments (ex NBG Pangaea REIC) incorporated in Greece,
which on 31 December 2019 held 100% of the Company's share capital. The Company's financial statements are
consoiidated In the financial statements of the above Group by the full consolidation method.

The Company did not employ any personnel as of December 31, 2019,

These financial statements are avafiable at the Company's Registered Office and on the website address of the
parent company, Prodea Investments (http://www.prodea.gr)

2. Basis of preparation

The financial statements of the Company have been prepared in accordance with International Financial Reporting
Standards (IFRS), as adopted by the European Union (EU), and the requirements of the Cyprus Companies Law,
Cap. 113. The financial statements have been prepared under the historical cost convention as modified by the
revaluation of investment property.

As of the date of the authorization of the financial statements, all International Financial Reporting Standards issued
by the International Accounting Standards Board (IASB) that are effective as of 1 January 2019 have been adopted
by the EU through the endorsement procedure established by the European Commission.

The preparation of financial statements in conformity with IFRSs requires the use of certain critical accounting
estimates and requires Management to exercise its judgment in the process of applying the Company's accounting

policies. The areas involving a higher degree of judgment or complexity, or areas where assumptions and estimates
are significant to the financial statements are disclosed in Note 6.

3. Adoption of hew or revised standards and interpretations
During the current year the Company adopted all the new and revised International Financial Reporting Standards

(IFRS) that are relevant to its operations and are effective for accounting periods beginning on 1 January 2019. This
adoption did not have a material effect on the accounting policies of the Company.

4. Significant accounting policies
Revenue

Recognition and measurement
Revenues earned by the Company are recognized on the following bases:

Rental income

Rental income is recognized on an accrual basis in accordance with the substance of the relevant rental agreements,




QUADRATIX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
31 December 2019

4. Significant accounting policies (continued)

Interest income and Finance costs
Interest income is recognized on a time-proportion basis using the effective interest method.

Interest expenses for borrowings are recognized within “Finance costs” in the profit or loss statement using the
effective interest rate method. Exempt are borrowing costs directly attributable to the acquisition, construction or
production  of qualifying assets, which are assets that necessarily take a substantial period of time to get ready
for their intended use or sale, are added to the cost of those assets, until such time as the assets are substantially
ready for their intended use or sale.

The effective interest rate method is a method of calculating the amortized cost of a financial asset or financial
liability and of allocating the interest income or interest expense over the relevant period. The effective interest rate
is the rate that exactly discounts estimated future cash payments or receipts throughout the expected life of the
financial instrument, or a shorter period where appropriate to the net carrying amount of the financial asset or the
financial fiability. When calculating the effective interest rate, the Company estimates cash flows considering all
contractual terms of the financial instrument (for example prepayment options) but does not consider future credit
losses. The calculation includes all fees and points paid or received between parties to the contract that are an
integral part of the effective interest rate, transaction costs and other premiums or discounts.

Foreign currency translation

{1) Functional and presentation currency
Items included in the Company's financial statements are measured using the currency of the primary
economic environment in which the entity operates (‘the functional currency’). The financial statements are
presented in Euro (€), which is the Company's functional and presentation currency.

(2) Transactions and balances
Foreign currency transactions are translated into the functional currency using the exchange rates pravailing
at the dates of the transactions. Foreign exchange gains and losses resulting from the settlement of such
transactions and from the translation at year-end exchange rates of monetary assets and liabilities
denominated in foreign currencies are recognised in profit or loss.

Tax
Income tax expense represents the sum of the tax current income tax and deferred tax.

Tax is recognized in profit or loss, except to the extent that it relates to items recognized in other comprehensive
income or directly in equity. In this case, the tax is also recognized in other comprehensive income or directly in
equity, respectively.

The current income tax charge is calculated on the basis of the tax laws enacted or substantively enacted at the
balance sheet date in the country in which the Company operates and generates taxable income. Management
periodically evaluates positions taken in tax returns with respect to situations in which applicable tax regulation is
subject to Interpretation. If applicable tax regulation is subject to interpretation, it establishes provision where
appropriate on the basis of amounts expected to be paid to the tax authorities.

Current tax liabilities and assets are measured at the amount expected to be paid to or recovered from the taxation
authorities, using the tax rates and laws that have been enacted, or substantively enacted, by the reporting date.

10



QUADRATIX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
31 December 2019

4. Significant accounting policies (continued)

Tax (continued)

Deferred tax is provided in full, using the liability method, on temporary differences arising between the tax bases of
assets and liabilities and their carrying amounts in the financial statements. Deferred income tax is determined using
tax rates and laws that have been enacted or substantively enacted at the balance sheet date and are expected to
apply when the related deferred income tax asset is realized or the deferred income tax liability is settled.

The deferred tax liability in relation to investment property that is measured at fair value is determined assuming
the property will be recovered entirely through sale.

Deferred tax assets are recognized to the extent that it is probable that future taxable profit will be avaifable against
which the temporary differences can be utilized.

Deferred income tax assets and liabilities are offset when there is a legally enforceable right to offset current tax
assets against current tax liabilities and when the deferred income taxes levied by the same tax authority on the
Company where there is an intention to settle the balances on a net basis.

Dividends

Interim dividends are recognized in equity in the year in which they are approved by the Company's Directors.
Dividend distribution to the Company's shareholders is recognized in the Company's financial statements in the
year in which they are approved by the Company's shareholders.

Investment properties

Investment property, principally comprising shops and office buildings, is held for long-term rental yields and/or
for capital appreciation and is not occupied by the Company. Investment property is carried at fair value,
representing open market value determined annually by external valuers. Changes in fair values are recorded in
profit or loss and are included in other operating income.

An investment property is derecognized upon disposal or when the investment property is permanently withdrawn
from use and no future economic benefits are expected from the continued use of the asset. Any gain or loss
arising on derecognition of the property (calculated as the difference between the net disposal proceeds and the
carrying amount of the asset) is included in profit or loss in the period in which the property is derecognized.

Impairment of non-financial assets

Assets that have an indefinite useful life are not subject to amortization and are tested annually for impairment.
Assets that are subject to depreciation or amortization are reviewed for impairment whenever events or changes
in circumstances indicate that the carrying amount may not be recoverable. An impairment loss is recognized for
the amount by which the asset's carrying amount exceeds its recoverable amount. The recoverable amount is the
higher of an asset's fair vaiue less costs to sell and value in use. For the purposes of assessing impairment, assets
are grouped at the lowest ievels for which there are separately identifiable cash flows (cash-generating units).
Non-financial assets, other than goodwill, that have suffered an impairment are reviewed for possible reversal of
the impairment at each reporting date.

11



QUADRATIX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
31 December 2019

4. Significant accounting policies (continued)

Financial instruments

Financial assets and financial liabilities are recognized in the Company's statement of financial position when the
Company becomes a party to the contractual provisions of the instrument.

Trade and other receivables

Trade and other receivables are measured at initial recognition at fair value and are subsequently measured at
amortized cost using the effective interest rate method. Appropriate allowances for estimated irrecoverable
amounts are recognized in profit or loss. From January 1, 2018 the Company assesses on a forward-looking basis
the expected credit losses (ECL) for trade and other receivables. ECL represent the difference between
contractual cash flows and those that the Company expects to receive.

ECL are recognized on the following basis:

12-month ECL are recognized from initiat recognition, reflecting the portion of lifetime cash shortfalls that would
result if a defauft occurs in the 12 months after the reporting date, weighted by the risk of a default occurring.
Receivables in this category are referred to as instruments in stage 1.

Lifetime ECL are recognized if a significant increase in credit risk (SICR) is detected subsequent to the instrument’s
initial recognition, reflecting Iifetime cash shortfalls that would result from all possible default events over the
expected life of a financial instrument, weighted by the risk of a default occurring. Receivables in this category are
referred to as instruments in stage 2.

The Group's receivables (including those arising from operating leases) are short term in nature and in general are
due in a period less than 12-months, hence ECL are determined for this shorter period where applicable,
irrespective of their dlassification in stage 1 or 2.

Lifetime ECL are always recognized for credit-impaired trade and other receivables, referred to as instruments in
stage 3. A financial asset is credit impaired when one or more events that have a detrimental impact on the
estimated future cash flows of the financial asset have occurred.

Cash and cash equivalents

For the purpose of the cash flow statement, cash and cash equivalents comprise cash at bank. Restricted cash in
the context of loan agreements are not treated as cash & cash equivalent and are presented in non-current
assets.

Borrowings

Borrowings are recorded initially at the proceeds received, net of transaction costs incurred. Borrowings are
subsequently stated at amortized cost. Any difference between the proceeds (net of transaction costs) and the
redemption value is recognized in profit or loss over the period of the borrowings using the effective interest
method.

Borrowings are removed from the balance sheet when the obligation specified in the contract is extinguished (j.e.
when the obligation specified in the contract is discharged, cancelied or expires). The difference between the
carrying amount of a financial liability that has been extinguished or transferred to another party and the
consideration paid, including any non-cash assets transferred or liabilities assumed, is recognized in profit or loss
as other income or finance costs.

12



QUADRATIX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
31 December 2019

4. Significant accounting policies {continued)

Borrowings (continued)

An exchange between the Company and its original lenders of debt instruments with substantially different terms,
as well as substantial modifications of the terms and conditions of existing financial liabilities, are accounted for as
an extinguishment of the original financial liability and the recognition of a new financial liability. The terms are
substantially different if the discounted present value of the cash flows under the new terms, including any fees
paid net of any fees received and discounted using the original effective interest rate, is at least 10% different form
the discounted present value of the remaining cash flows of the original financial liability. In addition, other
qualitative factors such as the currency that the instrument is denominated in, changes in the type of interest rate,
new conversion features attached to the instrument and change in loan covenants are also considered.

If an exchange of debt instruments or modification of terms is accounted for as an extinguishment, any costs or
fees incurred are recognized as part of the gain or loss on the extinguishment. If the exchange or modification of
terms is not accounted for as an extinguishment, any costs or fees incurred adjust the carrying amount of the
liability and are amortized over the remaining term of the modified liability.

Modifications of liabilities that do not result in extinguishment are accounted for as a change in estimate using a
cumulative catch up method, with any gain or loss recognized in profit or loss, unless the economic substance of
the difference in carrying values is attributable to a capital transaction with owners and is recognized directly in

equity.

Borrowing costs are interest and other costs that the Company incurs in connection with the borrowing of funds,
including interest on borrowings, amortization of discounts or premium relating to borrowings, amortization of
ancillary costs incurred in connection with the arrangement of borrowings, finance lease charges and exchange
differences arising from foreign currency borrowings to the extent that they are regarded as an adjustment to
interest costs.

Borrowing costs that are directly attributable to the acquisition, construction or production of a qualifying assets,
being an assets that necessarily takes a substantial period of time to get ready for its intended use or sale, are
capitalized as part of the cost that asset, when it is probably that they will result in future economic benefits to the
Company and the costs can be measured reliably.

Trade payables

Trade payables are initially measured at fair value and are subsequently measured at amortised cost, using the
effective interest rate method.

Derecognition of financial assets and liabilities
Einancial assets

A financial asset (or, where applicable a part of a financial asset or part of a group of similar financial assets) is
derecognised when:

. the rights to receive cash flows from the asset have expired;

. the Company retains the right to receive cash flows from the asset, but has assumed an obligation to pay
them in full without material delay to a third party under a 'pass through' arrangement; or

. the Company has transferred its rights to receive cash flows from the asset and either (a) has transferred

substantially all the risks and rewards of the asset, or (b} has neither transferred nor retained substantially
all the risks and rewards of the asset, but has transferred control of the asset.

13



QUADRATIX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
31 December 2019

Derecognition of financial assets and liabilities (continued)
Financial liabilities

When an existing financial liability is replaced by ancther from the same lender on substantially different terms, or
the terms of an existing liability are substantially modified, such an exchange or modification is treated as a
derecognition of the original ligbility and the recognition of a new liability, and the difference in the respective
carrying amounts is recognised in profit or loss.

Offsetting financial instruments

Financial assets and financial liabilities are offset and the net amount reported in the statement of financial position
if, and only if, there is a currently enforceable legal right to offset the recognised amounts and there is an intenticn
to settle on a net basis, or to realise the asset and settle the liability simultaneously. This is not generally the case
with master netting agreements, and the related assets and liabilities are presented gross in the statement of
financial position. The legally enforceable right must not be contingent on future events and must be enforceable in
the normal course of business and in the event of default, insolvency or bankruptcy of the Company or the

counterparty.
Provisions

Provisions are recognized when the Company has a present legal or constructive obligation as a result of past events,
it is probable that an cutflow of resources will be required to settle the obligation, and the amount has been reliably
estimated. Provisions are not recognized for future operating losses.

Provisions are measured at the present value of the expenditure expected to be requires to settle the obligation
using a pre-tax rate that reflects current market assessments of the time value of money and the risks specific to the
obligation. The increase in the provision due to passage of time is recognized as interest expense.

Restructuring provisions comprise lease termination penalties and employee termination payments, and are
recognized in the period in which the Company become legally or constructively committed to payment. Costs related
to the ongeing activities of the Company are not provided in advance.

Share capital

Ordinary shares are classified as equity. The difference between the fair value of the consideration received by the
Company and the nominal value of the share capital being issued is taken to the share premium account.

Share premium is the difference between the fair value of the consideration receivable for the issue of shares and
the nominal value of the shares. Share premium account can only be resorted to for limited purpaoses, which do not
include the distribution of dividends, and is otherwise subject to the provisions of the Cyprus Companies Law on
reduction of share capital.

Non-current liabilities

Non-current liabilities represent amounts that are due more than twelve months from the reporting date.
5. Financial risk management

Financial risk factors

The Company is exposed to interest rate risk, credit risk, liquidity risk and capital risk management arising from the
financial instruments it holds. The risk management policies employed by the Company to manage these risks are
discussed below:

14



QUADRATIX LIMITED

NOTES TO THE FINANCIAL STATEMENTS
31 December 2019

5. Financial risk management (continued)

5.1 Interest rate risk

The Company’s interest rate risk arises from interest-bearing long-term borrowings. Interest-bearing borrowings at
variable interest rates expose the Company to cash flow interest rate risk. Interest bearing borrowings issued at fixed
rates expose the Company to fair value interest rate risk.

As at December 31, 2019, if interest rate on Euro-denominated interest bearing borrowings had been 50 basis point
higher/lower with all cther variables held constant, post-tax profit for the year would have been lower by €26.166/€0
(2018: €31.311/€0), as a result of higher/lower interest expense on floating rate borrowings.

The Company’s management monitors the interest rate fluctuations on a continuous basis and acts accordingly.

5.2 Credit risk

Credit risk arises when a failure by counter parties to discharge their obligations could reduce the amount of future
cash inflows from financial assets on hand at the reporting date. The Company is exposed to credit risk primarily with
respect to cash balances held as at the reporting date. The Company monitors on a continuous basis the ageing
profile of its receivables.

5.3 Liquidity risk

Liquidity risk is the risk that arises when the maturity of assets and liabilities does not match. An unmatched position
potentially enhances profitability but can also increase the risk of losses. The Company has procedures with the
object of minimizing such losses such as maintaining sufficient cash and other highly liquid current assets and by
having available an adequate amount of committed credit facilities.

The Company’s liquidity is monitored by the Management on a regular basis. The maturity analysis of financial
liabilities for the Company as at December 31, 2019 and 2018 is as follows:

Less 12
than1 1-3 3-12 months - More than 5
December 31, 2019 month months months 2 years 2 - 5 years years Total
Financial Liabilities € € € € € € €
Borrowings 104.544 205.806 923.425 1.205.050 3.451.950 9.842919 15.733.694
Trade and other
payables 845 5.410 5.250 - 11.505
Total 105.389 211.216 928.675 1.205.050 3.451.950 9.842,919 15.745.199
Less 12
than1l 1-3 3-12 months - More than 5
December 31, 2018 month months months 2 years 2 -5 years years Total
Financial Liabilities € € € € € € €
Borrowings 106.869 208.881 944,050 1.233.775 3.533.025 10.966.894 16.993.494
Trade and other
payables 845 5.004 6.284 12.133
Total 107.714 213.885 950.334 1.233.775 3.533.025 10.966.894 17.005.627

The amounts disclosed in the above table are the contractual undiscounted cash flows. Given that the amount of
contractual undiscounted cash flows relate to loans of variable and not fixed interest rates, the amount presented is
determined by reference to the conditions existing at reporting date - that is, the actual spot interest rates effective
as of December 31, 2019, were used for determining the related undiscounted cash flows.
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5.4 Capital risk management

The Company manages its capital to ensure that it will be able to continue as a going concern while maximizing
the return to shareholders through the optimization of the debt and equity balance.

The Company monitors the capital structure on the basis of gearing ratio (or debt ratio). This ratio is calculated as
total borrowings divided by total assets, as depicted in the statement of financial position. The goal of the

Company’s Management is to optimise the Company’s capital structure through the effective use of debt
financing.

The table below presents the gearing ratio (or debt ratio) as at December 31, 2019:

31.12.2019 31.12.2018

Borrowings 13,264,160 13,956,583
Total assets 27,655,722 27,496,081
Gearing ratio 48.0% 50.8%

Fair value estimation
The fair values of the Company’s financial assets and liabilities approximate their carrying amounts at the reporting
date.

Fair value measurements recognized in statement of financial position

The table below analyses financial instruments carried at fair value, by valuation method. The different levels have
been defined as follows:
Level 1 — quoted prices {unadjusted) in active markets for identical assets or liabilities.
Level 2 - inputs other than guocted prices included within Level 1 that are observable for the
asset or liability, either directly (i.e. as prices) or indirectly {i.e. derived from prices).
. Level 3 — inputs for the asset or liability that are not based on cbservable market data
(unobservable inputs).

Disclosures relating to fair value hierarchy of non-financial assets measured at fair value are disclosed int Note 13.

e Fnancial instruments not carried at fair value

The tables below analyses the financial liabilities of the Company not carried at fair value as at December 31, 2019 &
2018:

December 31, 2019 Valuation hierarchy

Liabilities Level 1 Level 2 Level! 3 Totatl
Borrowings - 13,264,160 13,264,160
December 31, 2018 Valuation hierarchy

Liabilities Level 1 Level 2 Level 3 Total
Borrowings - 13,956,983 13,264,160
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6. Critical accounting estimates and judgments

The preparation of financial statements in conformity with IFRSs requires the use of certain critical accounting
estimates and requires Management to exercise its judgment in the process of applying the Company's
accounting policies. It also requires the use of assumptions that affect the reported amounts of assets and
liabilities and disclosure of contingent assets and liabifities at the date of the finandial statements and the
reported amounts of revenues and expenses during the reporting period. Although these estimates are based
on Management's best knowiedge of current events and actions, actual results may ultimately differ from those
estimates.

Estimates and judgments are continually evaluated and are based on historical experience and other factors,
including expectations of future events that are believed to be reasonable under the circumstances.

The Company makes estimates and assumptions concerning the future. The resulting accounting estimates will,
by definition, seldom equal the related actual results. The estimates and assumptions that have a significant
risk of causing a material adjustment to the carrying amounts of assets and liabilities within the next financial
year are discussed below.,

. Income taxes

Significant judgment is required in determining the provision for income taxes. There are transactions
and calculations for which the ultimate tax determination is uncertain during the ordinary course of
business. The Company recognises liabilities for anticipated tax audit issues based on estimates of
whether additional taxes will be due. Where the final tax outcome of these matters is different from the
amounts that were initially recorded, such differences will impact the income tax and deferred tax
provisions in the period in which such determination is made.

Critical judgements in applying the Company's accounting policies
. Fair value of investment property

The fair value of investment property is determined by using valuation techniques, The Company uses its
judgment to select a variety of methods and make assumptions that are mainly based on market
conditions existing at each reporting date. The fair value of the investment property has been estimated
based on the fair value of their individual assets.

. Impairment of financial assets

The loss allowances for financial assets are based on assumptions about risk of default and expected loss
rates. The Company uses judgement in making these assumptions and selecting the inputs to the
Impairment calculation, based on the Company's past history, existing market conditions as well as
forward looking estimates at the end of each reporting period. Details of the key assumptions and inputs
used are disclosed in note 5, Credit risk section.

7. Revenue
2019 2018
€ €
Rental income 1,577,225 1,560,000
—-1,577,225 1,560,000

There were no contingent rental arrangements under the existing operating leases. Rental income is not
subject to seasonality.
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7. Revenue {continued)

The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

2019 2018
€ 3
No later than 1 year 1,586,963 1,563,510
Later than 1 year and no later than 5 years 6,395,603 6,301,086
Later than 5 years 11,788,707 __13.237.349
Total 19,771,273 _ 21,101,945
8. Direct property related expenses
2019 2018
€ €
Insurance 13,719 13,747
Defence contribution on rent 35,488 35,100
Municipality expenses 177 -
Immovable property tax - 1,806

Direct property related expenses relate to leased property.

9. Other expenses

2019 2018

€ €

Auditors' remuneration 5,000 4,500

Accounting fees 3,105 2,840

Irrecoverable VAT 5,333 10,962

Stationery and printing 280 854

Other professional fees 22,001 38,860

Other expenses - 2,022

Total expenses 35,719 60,038
10. Finance income/(costs)

2019 2018

€ €

Interest income 2,012 4,083

Finance income 2,012 4,083

Interest expense
Sundry finance expenses

Finance costs

Net finance costs

(508,369)  (491,913)
(60,101) (54,504)

(568,470) {546,417)

— (566,458) _ (542.334)
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11. Tax
2019 2018
€ 3
Corporation tax - current year 39,630 23,189
Corporation tax - prior years 5,852 {2,806)
Deferred tax - charge {Note 19) 194,400 338,000
Charge for the year — 239883 358,383

The tax on the Company's profit before tax differs from theoretical amount that would arise using the applicable tax
rates as follows:

2019 2018

€ €

Profit before tax 1,898,575 2,312,907
Tax calculated at the applicabie corporation tax rate of 12.5% 237,322 289,113
Tax effect of expenses not deductible for tax purposes 5.668 73,687
Tax effect of allowances and income not subject to taxation (8,959) (1,611)
Corporation tax — prior years 5,852 (2,806)
Charge for the year 239,883 358,383

The corporation tax rate is 12,5%. 1n addition, 75% of the gross rents receivable are subject to defence contribution
at the rate of 3%. Corporation tax rate for capitat appreciation is 20%.

Under certain conditions interest income may be subject to defence contribution at the rate of 30%. In such cases
this interest will be exempt from corporation tax. In certain cases, dividends received from abroad may be subject to
defence contribution at the rate of 17%.

Gains on disposal of qualifying titles {(including shares, bonds, debentures, rights thereon etc) are exempt from
Cyprus income tax.

12, Dividends

2019 2018

€ €

Dividend distribution 2018 1000000 = -
1,000,000 -

Dividend distribution for 2018 was approved by the Annual General Meeting of the Company dated 19.07.2019,

Dividends are subject to a deduction of special contribution for defence at 17% for individual shareholders that are
both Cyprus tax resident and Cyprus domiciled.
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13. Investment properties

Balance at 1 January
Fair value gain

Balance at 31 December

2019 2018

€ €

25,803,000 24,397,000
— 972,000 1,406,000

—26,775,000 25,803,000

The Company’s borrowings which are secured on investment property are stated in Note 18.

The Company's investment property is measured at fair value. The table below presents the fair value hierarchy and

mavement of investment property per business segment for 2019:

Country Cyprus

Retail Offices Total 2019 Total 2018
Fair value measurement level 3 3
Fair value at the beginning of the period 23,687,983 2,115,017 25,803,000 24,397,000
Additions:
Net gain from the fair value adjustment of 939,300 32,700 972,000 1,406,000
investment property
Fair value at the end of the period 24,627,283 2,147,717 26,775,000 25,803,000

The Company’s policy is to recognize transfers into and out of fair value hierarchy levels as of the date of the event or
change in circumstances that caused the transfer. During the period, there were no transfers inte and out of Level 3.

The property valuations are supported by appraisals performed by independent professionally qualified valuers for
December 31 each year. The professionally qualified valuers hold a recognized relevant professional qualification and
have recent experience in the locations and segments of the investment properties valued. The investment property
valuation for the consideration of the fair value is performed taking into consideration the high and best use of each
property given the legal status, technical characteristics and the allowed uses for each property. The valuations are

based on at least two methods.

Information about fair value measurements of investment property per business segment for 31.12.2019 and

31.12.2018:
31.12.2019
Country Segment  Fair Value Valuation Method
, 15% market approach and
Cyprus Retail 24,627,283 85% DCF
15% market approach and
Cyprus Offices 2,147,717 85% DCF
31.12.2018
Country Segment Fair Value Valuation Method
. 20% market approach and
Cyprus Retail 23,687,983 80% DCF
20% market approach and
Cyprus Offices 2,115,017 80% DCF

Monthly Discount Capitalization
passing rent  rate (%) rate (%)
123,243 7.90% 6.25%
8,192 7.60% 6.25%
Monthly Discount Capitalization
passing rent  rate (%) rate (%)
121,898 7.60% 6.25%
8,102 7.60% 6.25%
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The fast valuation of the Company’s properties was performed at December 31, 2019 by independent valuers. For the
Company’s porifolio the market approach and the discounted cash flow (DCF) method were used.

The abovementioned valuation had as a result a net gain from fair value adjustment of investment property amounting
1o €972,000 (31.12.2018: gain of €1,406,000).

Were the discount rate as at December 31, 2019, used in the DCF analysis, to increase or decrease by +/-10% from
Management’s estimate, the carrying amount of investment property would be lower by €1,548,000 or higher by
€2,241,000, respectively (December 31, 2018: lower by €1,756,000 or higher by €2,104,000).

Were the capitalization rate as at December 31, 2019, used in the DCF analysis, to increase or decrease by +/-10% from
Management’s estimate, the carrying amount of investment property would be lower by €503,000 or higher by

€614,000 respectively (December 31, 2018: lower by €1,880,000 or higher by €1,572,000).

14. Pledged bank deposits

As at 31 December 2019, Pledged bank deposit include bank deposits of €272.013, which are pledged in the context of
the loan agreement until its maturity (31 December 2018: €270.815). It is noted that the amount of €270.815 was
re-classified from cash and cash equivalents to other non-current assets in the statement of financial position as of 31
December 2018, in order to be comparable to the statement of financial position at 31 December 2019.

15. Trade and other receivables

2019 2018

€ €

Trade receivables 128,981 127,075
Less: credit loss on trade receivables {69) (68)
Trade receivables - net 128,912 127,067
Prepayments 3.606 3,578

132,518 130,585

The fair values of trade and other receivables due within one year approximate to their carrying amounts as presented
above.

16. Cash at bank

Cash balances are analysed as follows:

2019 2018

€ €

Cash at bank 473,385 1,288 875
— 473,385 1288875

The exposure of the Company to credit risk and impairment losses in relation to cash and cash equivalents is
reported in note 5 of the financial statements.
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17. Share capital
2019 2019 2019 2018 2018 2018
Share
Number of Share capital premium Number of  Share capital Share premium
shares € € shares € €
Authorised
Ordinary shares
of €1 each 10,000 10.000 - 10,000 10,000 -
€ €
Issued and
fully paid
Balance at 1
January 8,275 8,275 10,783,610 8,275 8,275 25,083,610
Reduction of
share premium - - - - - (14,300,000)
Balance at 31
December 8,275 8,275 10,783,610 8,275 8275 10,783,610

On May 21, 2018 the Board of Directors of Quadratix Ltd, resolved on the reduction of its share premium account with
refund of €14,300,000 to the parent company NBG Pangaea REIC,

18. Borrowings

2019 2018
Current borrowings € €
Bank loans 691,231 692,823
Non-current borrowings
Bank loans 12572920 13264160
Total — 13,264,160 13,956 983
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Company’s borrowings have variable interest rates. The Company is exposed to fluctuations in interest rates
prevailing in the market and which affect its financial position, its income statement and its cash flows. Cost of debt
may increase or decrease as a result of such fluctuations.

On January 31, 2018 the Company signed a loan agreement with a Cyprus banking institution for a facility amount
of €15,000,000, bearing interest of 6-month Euribor plus a margin of 3.65%. The purpose of the facility is the
refinancing of the property owned by the Company and has seven years maturity.

The Company’s borrowings are denominated in €.

Maturity of the Company’s borrowings:

2019 2018

€ €

Up to 1 year 691,231 692,823
From 1 to 5 years 2,765,407 2,765,407
More than 5 years 9,807,522 10,498,753
Total 13,264,160  13.956,983

The property owned by the Company is burdened with mortgage i favour of the lender for an amount of
€16,500,000. In addition, all rights of Quadratix Ltd. arising from the lease agreement with the property tenant
have been assigned in favour of the lender. It is noted that the parent company, Prodea Investments, has given
corporate guarantee up to the amount of €5,000,000 for liabilities of the Company under the abovementioned loan
agreement. The outstanding nominal balance of the borrowings as of December 31, 2019 amounted to
€13,562,500 while the fair value of the property as of December 31, 2019 amounted to €26,775,000.

19. Deferred tax

Deferred tax is calculated in fulf on all temporary differences under the liability method using the applicable tax
rates (Note 11}.

The movement on the deferred taxation account is as follows:

Temporary tax differences

€
Balance at 1 January 2018 -
Statement of profit or loss and other comprehensive income (Note 11) 338,000
Balance at 31 December 2018/ 1 January 2019 338,000
Charged/{credited) to:
Statement of profit or loss and cther comprehensive income (Note 11) 194,400
Balance at 31 December 2019 532,400

The temporary tax difference for the year 2019 relate to the fair value adjustment of investment property.
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20. Trade and other payables

2019 2018
€ €
Accruals 5,960 7,129
Other creditors 5.545 5,004
11,505 12,133

21. Current tax assets
2019 2018
€ €
Corporation tax (2,806) (2,806)
—  (2806) (2.806)

22. Related party transactions

The Company is controlled by Prodea Investments, incorporated in Greece, which owns 100% of the Company's
shares. Prodea Investments is listed on the Athens Stock Exchange. Prodea is controlled by Ihvel Real Estate
{Netherlands) II B.V. from 23.05.2019.

National Bank of Greece (NBG) controlled Prodea Investments, based on an agreement signed between the
shareholders, NBG and Invel Real Estate (Netherlands) II B.V.. More spedifically, according to the Shareholders’
Agreement, NBG appointed the majority of the members of the Board of Directors and the Investment Committee
and guarantees were provided to NBG for certain aother contractual rights. On March 31, 2019 NBG announced that
it received from Invel Real Estate (Netherlands) II B.V. on March 29, 2019 a Call Option Exercise Notice to acquire
NBG's shareholding participation in Prodea Investments, pursuant to the relevant terms of the Shareholders
Agreement. The sale and purchase transaction of NBG's shareholding was concluded on May 23, 2019,

All transactions with related parties have been carried out on the basis of the "arm’s length” principle, i.e. under
normal market conditions for similar transactions with third parties. All transactions with related parties have been
carried out on the basis of the “arm’s length” principle, i.e. under normal market conditions for similar transactions
with third parties.

National Bank of Greece and its subsidiaries are considered as related parties until 22.05.2019, as the sale of the
Prodea Investment’s shares held by NBG was concluded on 23.05.2015.

The following transactions were carried out with related parties:
22.1 Directors’ remuneration

The remuneration of Directors and other members of key management was as follows:

2019 2018
€ €
Directors' remuneration 2,400 2,400
2,400 2,400

22.2 Finance costs
2019 2018
€ €
National Bank of Greece (Cyprus), subsidiary of NBG 410 874
Finance costs 410 874
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22.3 Interest Income (Note 14)

National Bank of Greece (Cyprus), subsidiary of NBG

22.4 Direct property refated expenses-Insurance

Ethniki Insurance Cyprus Ltd

22.5 Trade and other receivables

National Bank of Greece (Cyprus), subsidiary of NBG

23. Contingent liabilities

The Company had no contingent liabilities as at 31 December 2019/2018.

24. Commitments

2019 2018
€ €

- 4,083

- 4,083
2019 2018

€ €
5,337 13,747
5,337 13,747

2019 2018

€ €

- 3,578

- 3,578

The Company had no capital or other commitments as at 31 December 2019/2018, except of those already disclosed

to Note 18 Borrowings.

25. Significant events after the end of the financial year

The COVID-19 outbreak has developed rapidly in 2020, with a significant number of nfections. With a view to
contain the infection, the Government has adopted measures which gradually lead to a lock-down of businesses
and activities in the country and announced measures to sustain the local economy. Management has considered
the unique circumstances and the risk exposures of the Company and has concluded that there is no significant
impact in the Company’s financial position. The event Is not expected to have an immediate material impact on the
business operations as the Company's property is leased to a creditworthy tenant whose industry has not been
adversely affected by COVID-19 outbreak. Management will continue to monitor and assess the situation closely.

Independent auditor's report on pages 2 to 4
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