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PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

DIRECTORS' REPORT

The directors are pleased to present their report and the audited financial statements of PAN-
EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED (the “Company”), for the
period from 24 February 2020 (date of incorporation) to 31 March 2021.

PRINCIPAL ACTIVITY

The principal activity of the Company is that of investment holding, holds an interest in a
subsidiary located in Luxembourg, which has exposure to industrial and logistics properties in
Europe. On 14 August 2020, the directors approved the listing of the Company’s shares on the
Bermuda Stock Exchange.

RESULTS AND DIVIDENDS

The results for the period are shown in the statement of profit or loss and other comprehensive
income and related notes.

The directors did not recommend the payment of a dividend for the period under review.

STATEMENT OF DIRECTORS' RESPONSIBILITIES IN RESPECT OF THE
FINANCIAL STATEMENTS

Company law requires the directors to prepare financial statements for each financial year which
present fairly the financial position, financial performance and cash flows of the Company. In
preparing those financial statements, the directors are required to:

. select suitable accounting policies and then apply them consistently;

*  make judgements and estimates that are reasonable and prudent;

. state whether International Financial Reporting Standards have been followed, subject to
any material departures disclosed and explained in the financial statements; and

. prepare the financial statements on the going concern basis unless it is inappropriate to
presume that the Company will continue in business.

The directors are responsible for keeping proper accounting records which disclose with
reasonable accuracy at any time the financial position of the Company and to enable them to
ensure that the financial statements comply with the Mauritian Companies Act 2001. They are
also responsible for safeguarding the assets of the Company and hence for taking reasonable
steps for the prevention and detection of fraud and other irregularities. The directors have
confirmed that they have complied with the above requirements in preparing the financial
statements. The directors have made an assessment of the Company’s ability to continue as a
going concern and have no reason to believe the business will not be a going concern in the year
ahead.

AUDITOR

The auditor, PricewaterhouseCoopers, has been appointed as the auditor of the Company. The
fees payable (exclusive of VAT) to the auditors of the Company for audit and non-audit
services for the period ended 31 March 2021 are EUR 30,000. A resolution concerning the re-
appointment will be proposed in the next Annual meeting of the shareholders in accordance
with Section 200 of the Mauritian Companies Act 2001.



PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

SECRETARY’S CERTIFICATE UNDER SECTION 166 (D) OF THE COMPANIES
ACT 2001

We certify to the best of our knowledge and belief that PAN-EUROPEAN LOGISTICS
PROPERTY HOLDINGS LIMITED (the “Company”) has filed with the Registrar of
Companies, all such returns as are required of the Company under Section 166 (d) of the
Companies Act 2001 for the period from 24 February 2020 (date of incorporation) to 31 March
2021.

Intercontinental Trust Limited
Company Secretary

Date: 23 December 2021

Level 3

Alexander House

35 Cybercity

Ebene 72201
Republic of Mauritius
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Independent Auditor’s Report

To the Shareholders of
PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

Report on the Audit of the Financial Statements

Our Opinion

In our opinion, the financial statements give a true and fair view of the financial position of PAN-
EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED (the “Company”) as at 31 March 2021,
and of its financial performance and its cash flows for the year then ended in accordance with
International Financial Reporting Standards and in compliance with the Mauritian Companies Act
2001.

What we have audited

The financial statements of PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED set out
on pages 12 to 36 comprise:

the statement of financial position as at 31 March 2021,

the statement of profit or loss and other comprehensive income for the year then ended;
the statement of changes in equity for the year then ended;

the statement of cash flows for the year then ended; and

the notes to the financial statements, which include significant accounting policies and other
explanatory information.

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
Audit of the Financial Statements” section of our report.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis
for our opinion.

Independence

We are independent of the Company in accordance with the International Code of Ethics for
Professional Accountants (including International Independence Standards) issued by the International
Ethics Standards Board for Accountants (the “IESBA Code”). We have fulfilled our other ethical
responsibilities in accordance with the IESBA Code.

PricewaterhouseCoopers, PwC Centre, Avenue de Telfair, Telfair 80829, Moka, Republic of Mauritius
Tel: +230 404 5000, Fax:+230 404 5088, www.pwc.com/mu
Business Registration Number : F07000530

PricewaterhouseCoopers is a member firm of PricewaterhouseCoopers International Limited, each member firm of which is a separate legal entity.
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Independent Auditor’s Report

To the Shareholders of

PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

(Continued)

Report on the Audit of the Financial Statements (Continued)

Key Audit Matters

Key audit matters are those matters that, in our professional judgement, were of most significance in
our audit of the financial statements of the current period. These matters were addressed in the
context of our audit of the financial statements as a whole, and in forming our opinion thereon, and we

do not provide a separate opinion on these matters.

Key audit matter

How our audit addressed the key audit

Valuation of investments in equity and debt
instruments at fair value through profit or
loss

As at 31 March 2021, the Company had
investments in equity instruments of EUR

18.5m and Profit Participating Loans (“PPLs") of
EUR 28.5m issued to IPF Lux 2 S.a.r.l.. These
financial assets have been measured at fair
value through profit or loss and make up 39%
and 60% of total assets, at 31 March 2021,
respectively.

The value of the equity investment in IPF Lux 2
S.ar.l is based on the net assets value of the
investee. The net assets value IPF Lux 2 S.ar.l.
itself hinges on the net assets value of its
investment in Hexagon Holdco S.ar.l. Hexagon
Holdco S.ar.l. holds a property portfolio which
operates within the European industrial and
logistics property market. The fair value of the
underlying properties are measured at fair
value.

The valuation of these properties is carried out
for management by third party valuer, Jones
Lang LaSalle (the “valuer”).

matter

Given the inherent subjectivity involved in the
valuation of the property portfolio, and therefore
the need for deep market knowledge when
determining the most appropriate assumptions
and the technicalities of valuation methodology,
we engaged our internal valuation experts to
assist us in our audit of this area.

Assessing the valuer’ expertise and objectivity

We assessed the valuer’ qualifications and
expertise and read their terms of engagement
with Hexagon Holdco S.ar.l. to determine
whether there were any matters that might have
affected their objectivity or may have imposed
scope limitations upon their work. We also
considered fees and other contractual
arrangements that might exist between
Hexagon Holdco S.ar.l. and the valuer.

Assumptions and estimates used by the valuer

Our internal valuation experts read the valuation
report for the properties to ensure that the
valuation approach was in accordance with
RICS standards.
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Independent Auditor’s Report

To the Shareholders of

PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED
(Continued)

Report on the Audit of the Financial Statements (Continued)

Key Audit Matters (Continued)

Key audit matter How our audit addressed the key audit matter |
Valuation of investments in equity and Assumptions and estimates used by the valuer
debt instruments at fair value through (Continued)

profit or loss (Continued)
Our internal valuation experts assessed the

The valuer was engaged by the Directors appropriateness of the methodologies used and
and performed their work in accordance with | key assumptions used across the portfolio,
the Royal Institute of Chartered Surveyors corroborating yields, estimated rental values and

(“RICS”) Valuation — Professional Standards | other assumptions to comparable information
and the requirements of IAS 40 ‘Investment where available.

Property’.

Our internal valuation experts have then
The valuation of the underlying property recomputed the valuation of the investment
portfolio is an area of significance due to the | properties based on the method employed by the
subjective nature of the valuations of the external valuer to verify the reasonableness of the
underlying properties which are dependent underlying valuation and performed separate
on certain key valuation assumptions. sensitivity analysis where appropriate;
These key assumptions include: Other significant inputs to the model such as
» The expected rental value; current rents, expenses, existence of original title
 The equivalent yield; and deeds have been agreed back to supporting
« Long-term vacancy rates. documentation;
The valuation of investment properties is Fair value of unquoted equity investments and
inherently judgmental. PPLs

We verified the methodology used by the directors
in arriving at the fair value of the Company’s
investment in IPF Lux 2 S.ar.l. to ensure
compliance with the respective accounting
standard.

We independently recomputed the fair value of the
investments with the assistance of our internal
valuation experts and assessed, using the market
approach, whether the net assets value of
Hexagon Holdco S.ar.l. is within range of
comparable listed peers.
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Independent Auditor’s Report

To the Shareholders of

PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED
(Continued)

Report on the Audit of the Financial Statements (Continued)

Key Audit Matters (Continued)

Key audit matter ' How our audit addressed the key audit matter
Valuation of investments in equity and Fair value of unquoted equity investments and
debt instruments at fair value through PPLs (Continued)

profit or loss (Continued)
With the assistance of our internal valuation

The PPL's value is contingent on the cash experts, we independently recomputed the fair
flows derived from the underlying adjusted value of the PPLs using the discounted cashflow
net profits of the industrial and logistics method.

assets, where the PLL funds have been
deployed. The significant assumptions used | We have performed sensitivities on the significant
in deriving the fair value of the PPLs assumptions to determine the impact of a change
comprise: in significant assumption of the fair value of the
PPLs and equity investments.

» The forecasted adjusted net profits; and
* The discount rate. We assessed whether appropriate disclosures
were made by management in the financial
statements, including critical accounting estimates.
This is considered to be a Key Audit Matter.

The disclosures are set out in the financial
statements in note 4(d) in accordance with
IFRS 9, Financial instruments and IFRS 13,
Fair Value Measurement.
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Independent Auditor’s Report

To the Shareholders of
PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED
(Continued)

Report on the Audit of the Financial Statements (Continued)

Other Information

The directors are responsible for the other information. The other information comprises the company
information, the directors’ report and the secretary’s certificate but does not include the financial
statements and our auditor’s report thereon.

Our opinion on the financial statements does not cover the other information and we do not express
any form of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the other
information identified above and, in doing so, consider whether the other information is materially
inconsistent with the financial statements or our knowledge obtained in the audit, or otherwise appears
to be materially misstated.

If, based on the work we have performed on the other information, we conclude that there is a material
misstatement of this other information, we are required to report that fact. We have nothing to report
in this regard.

Responsibilities of the Directors for the Financial Statements

The directors are responsible for the preparation and fair presentation of the financial statements in
accordance with International Financial Reporting Standards and in compliance with the Mauritian
Companies Act 2001, and for such internal control as the directors determine 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 directors are 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 directors either intend to liquidate the Company or to
cease operations, or have no realistic alternative but to do so.

The directors are responsible for overseeing the financial reporting process.
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Independent Auditor’s Report

To the Shareholders of
PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED
(Continued)

Report on the Audit of the Financial Statements (Continued)

Auditor’s Responsibilities for the Audit of the Financial Statements

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 judgement and maintain
professional scepticism throughout the audit. We also:

e 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.

e  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 internal control.

e Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by the directors.

e Conclude on the appropriateness of the directors’ use of the going concern basis of accounting
and, based on the audit evidence obtained, whether a material uncertainty exists related to
events 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.

e 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 fair presentation.
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Independent Auditor’s Report

To the Shareholders of
PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED
(Continued)

Report on the Audit of the Financial Statements (Continued)

Auditor’s Responsibilities for the Audit of the Financial Statements (Continued)

We communicate with the 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.

We also provide the directors with a statement that we have complied with relevant ethical
requirements regarding independence, and to communicate with them all relationships and other
matters that may reasonably be thought to bear on our independence, and where applicable, actions
taken to eliminate threats or safeguards applied.

From the matters communicated with the directors, we determine those matters that were of most
significance in the audit of the financial statements of the current period and are therefore the key
audit matters. We describe these matters in our auditor’s report unless law or regulation precludes
public disclosure about the matter or when, in extremely rare circumstances, we determine that a
matter should not be communicated in our report because the adverse consequences of doing so
would reasonably be expected to outweigh the public interest benefits of such communication.

Report on Other Legal and Regulatory Requirements
Mauritian Companies Act 2001

The Mauritian Companies Act 2001 requires that in carrying out our audit we consider and report to
you on the following matters. We confirm that:

(a) we have no relationship with or interests in the Company other than in our capacity as auditor;

(b) we have obtained all the information and explanations we have required; and

(c) in our opinion, proper accounting records have been kept by the Company as far as appears from
our examination of those records.

10
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Independent Auditor’s Report

To the Shareholders of
PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED
(Continued)

Report on the Audit of the Financial Statements (Continued)

Other Matter

This report, including the opinion, has been prepared for and only for the Company’s shareholders, as
a body, in accordance with Section 205 of the Mauritian Companies Act 2001 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 whom this report is shown or into whose hands it may come save where expressly
agreed by our prior consent in writing.

PricewaterOuseCoopers OIi\micensed by FRC

23 December 2021
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PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
FOR THE PERIOD FROM 24 FEBRUARY 2020 (DATE OF INCORPORATION) TO 31
MARCH 2021

2021
Notes EUR
INCOME
Net change in financial assets at fair value through 6 4,089,133
profit or loss
Interest income 7 564,528
Total income 4,653,661
EXPENSES
Administration expenses (5,646)
Licence fees (2,445)
Directors fees (2,630)
Organisational expenses (79,414)
Professional fees (143,042)
Audit fees (34,500)
Performance fees 11 (671,778)
Bank charges (1,040)
Total expenses (940,495)
Profit before tax 3,713,166
Income tax expense 10 (9,498)
Net profit for the period 3,703,668
Other comprehensive income -
Total comprehensive income for the period 3,703,668

The notes set out on pages 16 to 36 are an integral part of these financial statements.
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PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED
STATEMENT OF FINANCIAL POSITION AS AT 31 MARCH 2021

Notes
ASSETS
Non-current assets
Financial assets at fair value through profit or loss 6

Total non-current assets

Current assets

Other receivables and prepayments

Cash and cash equivalents 5
Total current assets

Total assets

EQUITY

Share capital 8
Accumulated profits

Total equity

LIABILITIES
Non-current liabilities

Provision 11
Total non-current liabilities

Current liabilities

Accruals and payables 9
Income tax liability 10
Total current liabilities

Total liabilities

Total equity and liabilities

2021
EUR

44,089,133

44,089,133

635
504,444

505,079

44,594,212

40,100,000
3,703,668

43,803,668

671,778

671,778

109,268
9,498

118,766
790,544

44,594,212

Approved and authorised for issue by the Board of directors on 23 December 2021

and signed on its behalf by:

/{@ } Marie Sarah-Jane Karene Figaro

dgﬂ.d—- } Smitha Algoo-Bissonauth

The notes set out on pages 16 to 36 are an integral part of these financial statements.
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PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

STATEMENT OF CHANGES IN EQUITY FOR THE PERIOD FROM 24 FEBRUARY
2020 (DATE OF INCORPORATION) TO 31 MARCH 2021

At 24 February 2020 (date of
incorporation)

Transactions with owners.
Issue of shares (Note 8)
Comprehensive income:
Profit for the period

At 31 March 2021

Share Accumulated Total
capital profits equity
EUR EUR EUR
40,100,000 - 40,100,000
- 3,703,668 3,703,668
40,100,000 3,703,668 43,803,668

The notes set out on pages 16 to 36 are an integral part of these financial statements.
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PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

STATEMENT OF CASH FLOWS FOR THE PERIOD FROM 24 FEBRUARY 2020

(DATE OF INCORPORATION) TO 31 MARCH 2021

Cash flows from operating activities

Profit before income tax

Adjustment for:

Interest income

Net change in financial assets at fair value through profit or
loss

Provision for performance fees

Working capital adjustments:

Increase in other receivables and prepayments
Increase in accruals and payables

Cash generated from operations

Interest received

Purchase of financial assets at fair value through profit or
loss

Net cash flows used in operating activities
Cash flows from financing activities
Issue of shares

Net cash flows from financing activities
Net increase in cash and cash equivalents

Cash and cash equivalents at beginning of the period
Cash and cash equivalents at end of the period

Notes

11

2021
EUR

3,713,166

(564,528)
(4,089,133)

671,778

(268,717)

(635)
109,268

(160,084)

564,528
(40,000,000)

(39,595,556)

40,100,000

40,100,000

504,444

504,444

The notes set out on pages 16 to 36 are an integral part of these financial statements.
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PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

NOTES TO THE FINANCIAL STATEMENTS FOR THE PERIOD FROM 24
FEBRUARY 2020 (DATE OF INCORPORATION) TO 31 MARCH 2021

1 GENERAL INFORMATION

PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED (the “Company”) was
registered as a public company limited by shares and domiciled in the Republic of Mauritius on
24 February 2020. The Company was granted a Category 1 Global Business Licence on 24
February 2020. The Company has its registered office at Level 3, Alexander House, 35
Cybercity, Ebéne 72201, Republic of Mauritius.

The principal activity of the Company is that of investment holding, holds an interest in a
Company located in Luxembourg, which has exposure to industrial and logistics properties in
Europe. On 14 August 2020, the directors approved the listing of the Company’s shares on the
Bermuda Stock Exchange.

Since the Company operates in an international environment and conducts most of its
transactions in foreign currencies, it has chosen to retain the Euro (“EUR”) as its reporting

currency.

These financial statements were authorised for issue by the directors on 23 December 2021.

2 BASIS OF PREPARATION

The financial statements of the Company are prepared in accordance with International
Financial Reporting Standards (“IFRS”) as issued by the International Accounting Standards
Board (“IASB”). The financial statements have been prepared under the historical cost
convention, as modified by the fair valuation of financial assets at fair value through profit or
loss.

The preparation of financial statements in conformity with IFRS requires the use of certain
critical accounting estimates. It also requires the Board of Directors to exercise its judgement

in the process of applying the Company’s accounting policies, as disclosed in note 2.2 (a).

The financial statements are presented in EUR and all values are rounded to the nearest euro,
except when otherwise indicated.

Going concern
At 31 March 2021, the Company has a net profit of EUR 3,703,668 and net assets of EUR
43,803,668. The financial statements have been prepared on a going concern basis, which

assumes that the Company will remain in operational existence for the foreseeable future.

The directors, taking into consideration Covid-19 as per Note 13, believe that it is appropriate
for the financial statements to be prepared under the going concern basis.

16



PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

NOTES TO THE FINANCIAL STATEMENTS FOR THE PERIOD FROM 24
FEBRUARY 2020 (DATE OF INCORPORATION) TO 31 MARCH 2021

2.1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

The principal accounting policies applied in the preparation of these financial statements are
set out below.

(a) Foreign currency translation

Functional and presentation currency

The primary objective of the Company is to generate returns and capital growth in EUR for the
benefit of its shareholders. The assets and liabilities of the Company and the cash flows are
predominantly Euro denominated. The Company's performance is evaluated in Euro.
Therefore, the Board of Directors considers the Euro as the currency that most faithfully
represents the economic effect of the underlying transactions, events and conditions. Therefore,
the Company’s functional and presentation currency is the EUR.

Transactions and balances

Foreign currency transactions are translated into the functional currency using the exchange
rates prevailing at the dates of the transactions. Foreign exchange gains and losses resulting
from the settlement of such transactions and from the translation at period-end exchange rates
of monetary assets and liabilities denominated in foreign currencies are recognised in profit or
loss. Monetary assets and liabilities expressed in foreign currencies are translated into EUR at
the market rate ruling at the end of the reporting period.

(b) Revenue recognition

Dividend and investment income are recognised when the rights to receive payments are
established. Interest is recognised on a time-proportionate basis using the effective interest
method. Realised and unrealised gains and losses on investments are recognised in profit or
loss. Realised gains and losses on investments sold are determined on the basis of specific
identification of the cost of investments sold. Interest from financial assets at fair value through
profit or loss includes interest from debt securities.

(¢) Cash and cash equivalents

Cash equivalents are short-term (maturity of three months or less), highly liquid investments
that are readily convertible to known amounts of cash which are subject to an insignificant risk
of change in value. Cash and cash equivalents consist of cash at bank.

(d) Share capital

Ordinary shares are classified as equity.

(e) Expense recognition

All expenses are accounted for in the statement of profit or loss and other comprehensive
income on the accrual basis.

17



PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

NOTES TO THE FINANCIAL STATEMENTS FOR THE PERIOD FROM 24
FEBRUARY 2020 (DATE OF INCORPORATION) TO 31 MARCH 2021

2.1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
(» Provisions

Provisions are recognised when the Company has a present obligation (legal or constructive)
as a result of a past event, it is probable that an outflow of resources embodying economic
benefits will be required to settle the obligation and a reliable estimate can be made of the
amount of the obligation. Where the Company expects some or all of a provision to be
reimbursed, the reimbursement is recognised as a separate asset but only when the
reimbursement is virtually certain. The expense relating to any provision is presented in profit
or loss net of any reimbursement.

Present value of performance fees

As per 1AS 37, Where the effect of the time value of money is material, the amount of a
provision shall be the present value of the expenditures expected to be required to settle the
obligation. Because of the time value of money, provisions relating to cash outflows that arise
soon after the reporting period are more onerous than those where cash outflows of the same
amount arise later. Provisions are therefore discounted, where the effect is material. The
discount rate (or rates) shall be a pre-tax rate (or rates) that reflect(s) current market
assessments of the time value of money and the risks specific to the liability. The discount
rate(s) shall not reflect risks for which future cash flow estimates have been adjusted. The
unwinding of the discount is recognised as finance cost. Present value measurement techniques
are often used in measuring assets or liabilities for the purpose of financial reporting. These
techniques require two main sets of inputs:

e an estimate of the amount, timing and uncertainty of future cash flows; and
e discount rates to translate those cash flows to an equivalent amount of cash held at the
measurement date.

The Company’s performance fees are due and payable at the end of the lifetime of its
investment (Note 11).

(g) Current and deferred income tax

The tax expense for the period is recognised in the statement of profit or loss and other
comprehensive income. The current income tax charge is calculated on the basis of the tax laws
enacted or substantively enacted at the end of the reporting period. The directors periodically
evaluate positions taken in tax returns with respect to situations in which applicable tax
regulations are subject to interpretation and establishes provisions where appropriate on the
basis of amounts expected to be paid to the tax authorities.

Deferred income tax is provided, using the liability method, on all temporary differences
arising between the tax bases of assets and liabilities and their carrying amounts in the financial
statements. However, the deferred income tax is not accounted for if it arises from initial
recognition of an asset or liability in a transaction other than a business combination that at the
time of the transaction affects neither accounting nor taxable profit or loss.

18



PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

NOTES TO THE FINANCIAL STATEMENTS FOR THE PERIOD FROM 24
FEBRUARY 2020 (DATE OF INCORPORATION) TO 31 MARCH 2021

2.1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
(g) Current and deferred income tax (continued)

Deferred income tax is determined using tax rates (and laws) that have been enacted or
substantively enacted by the end of the reporting period and are expected to apply when the
related deferred income tax asset is realised or the deferred income tax liability is settled.

Deferred income tax assets are recognised to the extent that it is probable that future taxable
profit will be available against which the deductible temporary differences can be utilised.

(h) Related Party Transaction

A related party transaction is a transfer of resources, services, or obligations between related
parties (including the Company Secretary), regardless of whether a price is charged. The
objective of IAS 24 is to ensure that an entity's financial statements contain the disclosures
necessary to draw attention to the possibility that its financial position and profit or loss may
have been affected by the existence of related parties and by transactions and outstanding
balances with such parties. If there have been transactions between related parties, the
Company is required to disclose the nature of the related party relationship as well as
information about the transactions and outstanding balances necessary for an understanding of
the potential effect of the relationship on the financial statements. These disclosures would be
made separately for each category of related parties and would include:

the amount of the transactions

the amount of outstanding balances, including terms and conditions and guarantees
provisions for doubtful debts related to the amount of outstanding balances

expense recognized during the period in respect of bad or doubtful debts in respect of
amounts due from related parties

(i) Financial instruments

In accordance with IFRS 9, the Company classifies its financial assets and financial liabilities
at initial recognition into the categories of financial assets and financial liabilities discussed
below. In applying that classification, a financial asset or financial liability is considered to be
held for trading if:

a) It is acquired or incurred principally for the purpose of selling or repurchasing it in the
near term or;

b) On initial recognition, it is part of a portfolio of identified financial instruments that are
managed together and for which, there is evidence of a recent actual pattern of short-
term profit-taking or;

) It is a derivative (except for a derivative that is a financial guarantee contract or a
designated and effective hedging instrument).
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2.1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
(i) Financial instruments (continued)
Financial assets — Debt instruments

The Company classifies its debt instruments as subsequently measured at amortised cost or
measured at FVPL on the basis of both:

- the entity’s business model for managing the financial assets and;
- the contractual cash flow characteristics of the financial asset.

A debt instrument is measured at FVPL if:

1) its contractual terms do not give rise to cash flows on specified dates that are solely
payments of principal and interest (“SPPI”) on the principal amount outstanding; or;

2) it is not held within a business model whose objective is either to collect contractual
cash flows, or to both collect contractual cash flows and sell or;

3) at initial recognition, it is designated as measured at FVPL when doing so eliminates or

significantly reduces a measurement or recognition inconsistency that would otherwise
arise from measuring assets or liabilities or recognising the gains and losses on them on
different bases.

Contractual cash flows are considered to be SPPI if the contractual terms of the financial asset
only give rise to cash flows that are solely payments of principal and interest on the principal
amount outstanding on specified dates (i.e. the contractual cash flows are consistent with a
basic lending arrangement). A debt instrument that meets the cash flow characteristics test and
is not designated at FVTPL under the fair value option must be measured at FVTOCI if it is
held within a business model whose objective is to hold financial assets in order to collect
contractual cash flows and sell financial assets. Since the contractual cash flows are linked to
changes in equity \ commodity prices, they did not pass the SPPI test because they introduced
exposure to risks or volatility that are unrelated to a basic lending arrangement. The Company’s
debt instrument comprises of profit participating loan.

A debt instrument is measured at amortised cost if it is held within a business model whose
objective is to hold financial assets in order to collect contractual cash flows (rather than to sell
the assets prior to their contractual maturity to realise changes in fair value) and its contractual
terms give rise on specified dates to cash flows that are solely payments of principal and interest
on principal amount outstanding The Company includes in this category cash and cash
equivalents and other receivables.

Financial assets — Equity instruments

All equity investments in scope of IFRS 9 are measured at fair value in the statement of
financial position, with value changes recognised in profit or loss, except for those equity
investments for which the entity has elected to present value changes in other comprehensive
income. The option to designate an equity instrument at FVTOCI is available at initial
recognition and is irrevocable. This designation results in all gains and losses being presented
in OCI except dividend income which is recognised in profit or loss. The Company includes in
this category investment in equity shares in I[PF LUX 2 S.a.r.l.
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2.1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
(i) Financial instruments (continued)
Classification and measurement

The Company classifies its financial assets on the basis of both the entity’s business model for
managing the financial assets and the contractual cash flow characteristics of the financial asset.

The portfolio of financial assets is managed and performance is evaluated on a fair value basis.
The Company is primarily focused on fair value information and uses that information to assess
the assets’ performance and to make decisions. The Company has not taken the option to
irrevocably designate any equity securities as fair value through other comprehensive income.
The collection of contractual cash flows is only incidental to achieving the Company’s business
model’s objective. Consequently, all investments are measured at fair value through profit or
loss.

Recognition and de-recognition

Regular way purchases and sales of financial assets are recognised on trade date, the date on
which the Company commits to purchase or sell the asset. Financial assets at fair value through
profit or loss are initially recognised at fair value. Transaction costs are expensed as incurred
in profit or loss. Financial assets are derecognised when the rights to receive cash flows from
the investments have expired or the Company has transferred substantially all the risks and
rewards of ownership.

Subsequent to initial recognition, all financial assets at fair value through profit or loss are
measured at fair value. Gains and losses arising from changes in the fair value of the ‘financial
assets at fair value through profit or loss’ category are presented in profit or loss within other
net changes in fair value of financial assets at fair value through profit or loss in the period in
which they arise. Dividend/ distribution income from financial assets at fair value through
profit or loss is recognised in profit or loss within dividend/ distribution income when the
Company’s right to receive payments is established. Interest on debt securities at fair value
through profit or loss is recognised in profit or loss.

Financial liabilities
Financial liabilities measured at amortised cost
This category includes all financial liabilities, other than those measured at fair value through

profit or loss. The Company includes in this category its accruals and payables, and provision
of performance fees.
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2.1 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
(i) Financial instruments (continued)
Impairment of financial assets

Cash and cash equivalents comprise of cash at bank. Cash equivalents are short-term, highly
liquid investments with original maturities of 3 months or less and which are subject to an
insignificant risk of change in value.

Offsetting financial assets and liabilities

Financial assets and liabilities are offset and the net amounts reported in the statement of
financial position if, and only if, there is currently enforceable legal right to offset the
recognised amounts and there is an intention to settle on a net basis, or to realise the asset and
settle the liability simultaneously. The interest receivable from profit participating loans is net
off against the advance from related party given that it fulfils the above criteria.

2.2 SIGNIFICANT ACCOUNTING JUDGEMENTS, ESTIMATES AND
ASSUMPTIONS

The preparation of the Company’s financial statements requires the directors to make
judgements, estimates and assumptions that affect the reported amounts at the end of the
reporting period. However, uncertainty about these accompanying disclosures, the assumptions
and estimates could result in outcomes that require a material adjustment to the carrying amount
of the asset or liability affected in future years.

(a) Judgements

In the process of applying the Company’s accounting policies, the directors made the following
judgements, which have the most significant effect in the amounts recognised in the financial
statements:

Determination of functional currency

The determination of the functional currency is critical since the way in which every transaction
is recorded and whether exchange differences arising are dependent on the functional currency
selected. In making this judgement, the directors have considered the currency of the country
whose competitive forces and regulations matter, the currencies in which the Company generates
and expends cash. The directors have determined that the functional currency of the Company
as being the Euro (“EUR?”).
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2.2 SIGNIFICANT ACCOUNTING JUDGEMENTS, ESTIMATES AND
ASSUMPTIONS (CONTINUED)

(b) Estimates and assumptions

The key assumptions concerning the future and other key sources of estimation uncertainty at the
reporting date, 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.

Fair value of financial assets not quoted in an active market

At 31 March 2021, the Company had unquoted investments in IPF LUX 2 S.a.r.l. The aim is to
provide an opportunity for investors to gain exposure to the industrial and logistics property
sector in Europe through an indirect investment in the Hexagon Group via a subscription of
shares in the Company. Hexagon Group is a group of companies that has been established to
house a portfolio of industrial and logistics property assets across major European geographies
within recognised logistics nodes.

The Hexagon Group comprises of Hexagon HoldCo S.a.r.l 1 and Hexagon HoldCo S.a.r.]1 2
(collectively “Hexagon Group”) including any subsidiaries, joint ventures, associates and related
affiliates that holds the assets of the existing portfolio of European industrial and logistics assets
currently owned by the Hexagon Group. The existing portfolio currently comprises 47 properties
(including land plots and development assets) across 7 geographies (Germany, France,
Netherlands, Italy, Spain, Poland and Belgium) with a current asset value of € 982 million
(including costs) and a GLA of 1,139,738m2. The intention is to build this into a platform of
meaningful scale in the short to medium term.

The Company has 10% indirect interest in the Hexagon Group, following the Company’s
acquisition of a 13% interest in the form of equity and debt in IPF Lux 2 S.4.r.], a Luxembourg
private company incorporated in Luxembourg. IPF Lux 2 S.4.r.1 is used as a holding company in
the structure, which acquired 75% interest in the Hexagon Group, alongside the Equity Partner,
which holds 25% interest. IPF Lux 2 S.a.r.I’s interest in Hexagon Group is also through a
combination of equity and debt.

The valuation of investment properties is inherently judgmental which is further compounded by
the uncertain market conditions, including the continued effect of Covid-19. The pandemic is of
an unprecedented scale and has impacted the global economy and businesses across all industries.
There is a high degree of uncertainty about the further spread of the virus and the state of the
world economy. The lack of observable liquid market inputs makes determining the appropriate
valuations highly judgmental due to the uncertainty relating to the key assumptions noted above
further compounded by the uncertain market conditions, including the continued effect of
COVID-19. The disclosures are set out in note 6, in accordance with IFRS 9, Financial
Instruments and IFRS 13, Fair Value Measurement.

23



PAN-EUROPEAN LOGISTICS PROPERTY HOLDINGS LIMITED

NOTES TO THE FINANCIAL STATEMENTS FOR THE PERIOD FROM 24
FEBRUARY 2020 (DATE OF INCORPORATION) TO 31 MARCH 2021

3 ACCOUNTING POLICIES

In the current period, the Company has applied all of the new and revised Standards and
Interpretations issued by the International Accounting Standards Board (“IASB”) and the
International Financial Reporting Interpretations Committee (“IFRIC”) of the IASB that were
relevant to its operations and effective for accounting periods beginning on 24 February 2020.

Effective for
accounting period

New and revised IFRSs and IFRICs in issue but not vet effective . .
beginning on or

after

IAS 1  Presentation of Financial Statements - Amendments regarding 1 January 2023
the reclassification of liabilities.

IAS 1  Presentation of Financial Statements - Amendment to defer 1 January 2023
the effective date of the January 2020 amendments.

IAS 1  Presentation of Financial Statements - Amendments regarding 1 January 2023
the disclosure of accounting policies

IAS 8  Accounting Policies, Changes in Accounting Estimates and 1 January 2023
Errors - Amendments regarding the definition of accounting
estimates

IAS 37 Provisions, Contingent Liabilities and Contingent Assets - 1 January 2022
Amendments regarding the costs to include when assessing
whether a contract is onerous.

IAS 39 Financial Instruments: Recognition and Measurement - 1 January 2021
Amendments regarding replacement issues in the context of
the IBOR reform.

IFRS 4 Insurance Contracts - Amendments regarding the expiry date 1 January 2023
of the deferral approach.

IFRS 4 Insurance Contracts - Amendments regarding replacement 1 January 2021
issues in the context of the IBOR reform.

IFRS 7 Financial Instruments: Disclosures - Amendments regarding 1 January 2021
replacement issues in the context of the IBOR reform.

IFRS 9 Financial Instruments - Amendments resulting from Annual 1 January 2022

Improvements to IFRS Standards 2018-2020 (fees in the ‘10
per cent’ test for de-recognition of financial liabilities).

IFRS 9 Financial Instruments - Amendments regarding replacement 1 January 2021
issues in the context of the IBOR reform.

The directors of the Company have evaluated the possible effect of these new standards and
amendment. None of these is expected to have a material impact on the financial statements of
the Company.
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4 FINANCIAL RISK MANAGEMENT
Risk management objectives and policies

The Company’s activities expose it to a variety of financial risks: market risk (including foreign
currency risk, interest rate risk and price risk), credit risk and liquidity risk. The Company’s
risk management is carried out under policies approved by the Board of directors and focuses
on securing the Company’s short to medium term cash flows by minimizing the exposure to
financial risks.

(a) Market risk

Market risk is risk that the fair value of future cash flows fluctuates because of changes in market
prices. Market risk comprises three types of risks: foreign currency risk, fair value interest rate
risk and price risk.

(i) Foreign currency risk

Foreign currency risk is the risk that the fair value or future cash flows of a financial instrument
will fluctuate because of changes in foreign exchange rates. The Company is not affected
significantly by foreign currency risk as almost all of the transactions are held in its functional
currency only.

(ii) Interest rate risk

Interest rate risk is the risk that the fair value of future cash flows will fluctuate because of
changes in market interest rates. Interest rate risk primarily results from exposure to the volatility
of interest rates. As at 31 March 2021, the Company had profit participating loan of EUR
31,295,723 which bear interest at a fixed rate and provide variable returns to the Company based
on the underlying profits from the investment properties of Hexagon Group. The Company is
thus no subject to interest rate risk.

(iii)  Price risk

Price risk is the risk that the value of the instrument will fluctuate as a result of changes in market
prices, whether caused by factors specific to an individual investment, its issuer or all factors
affecting the instruments traded in the market. The Company is exposed to equity securities price
risk because of investments held by the Company and classified as financial assets at fair value
through profit or loss, for which prices in the future are uncertain. The relevant investments are
those classified at level 3 (see note 4 (d) for details). The appropriateness of the valuation model
inputs is considered by the directors, as well as the valuation result, using various valuation
methods and techniques generally recognised as standard within the industry.

If the price of equity securities not traded in an active market by the Company at 31 March 2021
increased/decreased by 5% with all other variables held constant and including the impact of
changes in foreign exchange, this would increase/decrease the net assets respectively by EUR
639,671.
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4 FINANCIAL RISK MANAGEMENT (CONTINUED)
Risk management objectives and policies (continued)
(b) Credit risk (continued)

Credit risk is the risk that one party will be unable to pay amounts in full when due. At 31 March
2021, the Company’s exposure to credit risk was:

2021

EUR

Cash and cash equivalents (Note 5) 504,444
504,444

Note: Prepayments of EUR 635 have been excluded from the table above.

There is no significant credit risk associated with the cash and cash equivalents since the
Company maintains its bank accounts with a reputable financial institution. The Company’s
banker is Investec Bank (Mauritius) Limited and the credit rating of Investec Bank (Mauritius)
Limited by Moody’s in 2021 is Ba2.

(c) Liquidity risk

Liquidity risk is the risk that the Company is unable to meet its payment obligations, associated
with its financial liabilities when they fall due. At 31 March 2021, the Company was exposed
to liquidity risk in respect of its financial liabilities. The following table analyses the
Company’s financial liabilities and financial assets into relevant maturity groupings based on
the remaining period at the statement of financial position date to the contractual maturity date.

No 13 312 More
At 31 March 2021 stated than 1 Total
. months months
maturity year
Financial liabilities EUR EUR EUR EUR EUR
Accruals and payables 9 - (109,268) - - (109,268)
E:réwlswn - Performance 1 } } - (671,778)  (671,778)

(109,268)

(671,778)  (781,046)

Financial assets

Financial assets at fair

value through profit or loss - 44,089,133 44,089,133
Cash and cash equivalents S 504,444 - - - 504,444

504,444 44,089,133 44,593,577

504,444 (109,268) 43,417,355 43,812,531

Liquidity risk is managed by having enough cash at bank. The liquidity risk of the Company is
considered to be low.
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4 FINANCIAL RISK MANAGEMENT (CONTINUED)
Risk management objectives and policies (continued)
(d) Fair value estimation (continued)

The carrying value of all the financial assets and financial liabilities of the Company
approximate their fair values.

Fair value hierarchy

The Company uses the following hierarchy for determining and disclosing the fair value of
financial instruments by valuation on technique:

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

- Level 2: Valuation techniques for which the lowest level input that is significant to the
fair value measurement is directly or indirectly observable.

- Level 3: Valuation techniques for which the lowest level input that is significant to the
fair value measurement is unobservable.

Financial assets held at fair value

This note explains the judgements and estimates made in determining the fair values of the
financial assets that are recognised and measured at fair value in the financial statements. To
provide an indication about the reliability of the of the inputs used in determining fair value,
the Company has classified its financial assets into the three levels prescribed under the
accounting standards.

Level

Assets Level 1 Level 2 3 Total
Period ended 31 March 2021 EUR EUR EUR EUR
Financial assets at fair value through

profit or loss - - 44,089,133 44,089,133

- - 44,089,133 44,089,133

Valuation techniques used to derive level 3 fair value

Following the Company’s acquisition of a 13% interest in the form of equity and debt in IPF
Lux 2 S.4.r.], the Company also acquired 10% indirect interest in the Hexagon Group. IPF Lux
2 S.ar.lisused as a holding company in the structure, which holds 75% interest in the Hexagon
Group, alongside the Equity Partner, which holds 25% interest. The value of the investments
is based on the fair value of the underlying properties within the Hexagon Group, which
operates within the European industrial and logistics properties market. The significant
unobservable inputs used to derive the fair value measurements under income approach are
those relating to the valuation of underlying investment properties include the expected rental
value, equivalent yield, capitalisation rate and long-term vacancy rate.
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4 FINANCIAL RISK MANAGEMENT (CONTINUED)
Risk management objectives and policies (continued)
(d) Fair value estimation (continued)

i Equity Shares

The Company estimated the fair value of its investment in IPF Lux 2 S.a.r.l. using its net asset
value at the reporting date. At 31 March 2021, the underlying investment of IPF Lux 2 S.a.r.l.
is in Hexagon Group which holds the underlying properties. Hexagon Group has appointed an
independent external valuer to value its underlying properties. IPF Lux 2 S.a.r.l. was valued
using the adjusted net assets method. The fair value of the equity instruments were derived by
computing the share of the net assets value of IPF Lux 2 S.a.r.l. after adjusting its the carrying
amount of its investment in Hexagon Group to its share of net assets of the latter . The directors
consider the share of Net Asset Value IPF Lux 2 S.a.r.l at 31 March 2021 to approximate its
fair value.

Reconciliation of recurring fair value measurements of Level 3 financial instruments
The Company carries financial assets at fair value through profit or loss. A reconciliation of

the beginning and closing balances including movements of investment in equity classified as
Level 3 within the fair value hierarchy is summarised below:

2021
EUR
Financial assets at fair value through profit or loss
At beginning of the period -
Acquisition of investments (Note 6) 14,793,522
Net change in financial assets at fair value through profit or loss (Note 6) (2,000,112)
At end of period 12,793,410

Sensitivity to change in unobservable inputs

Any significant change in the fair values of the underlying investments described above will
have a direct impact on the IPF Lux 2 S.a.r.1.’s fair value.The following sensitivity analysis are
based on a change in an assumption while holding all other assumptions constant.In practice,
this is unlikely to occur, and changes in some of the assumptions may be correlated.

The table below summarises the sensitivity of the Company’s net assets to equity price
movements as at 31 March 2021:

Description Fair value at Valuation Unobservable | Reasonable Change in

31 Mar 2021 technique inputs possible valuation

(EUR’000) shift (EUR’000)
Ordinary shares and 12,793 Net Asset Net Asset +/-1% 1,279/
alphabet shares Value Value (1,279)
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4 FINANCIAL RISK MANAGEMENT (CONTINUED)
Risk management objectives and policies (continued)
(d) Fair value estimation (continued)
ii. Profit partcipating loans
Sensitivity to change in unobservable inputs)

The significant unobservable inputs used to derive the fair value measurements are the future
cashflows and discount rate in determining the present value of the profit particapting loans.
The table below includes the following definitions and relationship between the unobservable
inputs and fair value measurement.

A discount rate based the prime lending rate prevailing in Europe at year

Discount rate . .
| end is applied to compute the present value of the future cashflows

Annual growth
rate

The net cashflows are expected to grow annual based on the long-term
inflation rate in Europe

Reconciliation of recurring fair value measurements of Level 3 financial instruments

The Company carries financial assets at fair value through profit or loss. A reconciliation of
the beginning and closing balances including movements of investment in profit participating
loans classified as Level 3 within the fair value hierarchy is summarised below:

2021
EUR
Financial assets at fair value through profit or loss
At beginning of the period -
Acquisition of investments (Note 6) 25,206,478
Net change in financial assets at fair value through profit or loss (Note 6) 6,089,245
At end of period 31,295,723

The following sensitivity analysis are based on a change in an assumption while holding all
other assumptions constant.In practice, this is unlikely to occur, and changes in some of the
assumptions may be correlated. The sensitivity of the valuation of the profit participating loans
to changes in the principal assumptions is as follows:

Description Fair value Valuation Unobservable Inputs Reasonable Change in
at 31 Mar technique inputs possible shift | valuation
2021 (EUR’000)

(EUR’000)

Profit 31,296 | Discounted Discount rate 1.78% +/-1% (2,254)/
participating cash flows 2,471
loans (“PPL”) Annual growth 1.87% +/-1% 488/

rate (463)
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4 FINANCIAL RISK MANAGEMENT (CONTINUED)
Risk management objectives and policies (continued)
(d) Fair value estimation (continued)

ii. Profit partcipating loans (continued)
Changes in the discount rates (100 basis points) and in the annual growth rates (100 basis
points), each in isolation, would hypothetically change the fair value of the PPL as noted in the
table above. Generally, an increase (decrease) in the annual growth rates, or a decrease
(increase) in the discount rates would result in a higher (lower) fair value of the PPL.
The fair value of the Profit Participating Loans has been determined using the discounted cash

flow model based the adjusted accounting profits derived from the investments made through
the instrument.

(e) Financial instruments by category
Categories of financial instruments 2021
EUR
Financial assets
Financial assets at fair value through profit or loss:
Financial assets at fair value through profit or loss (Note 6) 44,089,133
Financial assets at amortised cost:
Cash and cash equivalents (Note 5) 504,444
44,593,577
Financial liabilities
Financial liabilities at amortised cost:
Accruals and payables (Note 9) 109,268
Provision — Performance fees (Note 11) 671,778
781,046

) Capital risk management

The capital of the Company is currently represented by the total equity. The Company manages
its capital structure and makes adjustments to it, in the light of changes in economic conditions.
The Company’s objectives when managing capital are to safeguard the Company’s ability to pay
its debt as they fall due in order to continue as a going concern and to provide returns for the
shareholders.
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5 CASH AND CASH EQUIVALENTS
2021

EUR
Cash at bank 504,444

6 FINANCIAL ASSETS AT FAIR VALUE THROUGH PROFIT OR LOSS

As at 31 March 2021, the following financial assets were carried at fair value in the statement
of financial position:

2021 2021
Investment Principal place % Instruments Cost Fair value Fair value
of business/ holding held (EUR) adjustment (EUR)
Nature of (EUR)
activity
Ordinary
Shares,
Luxembourg o alphabet
ISPéFrLlux 2 (RealBstate)y 3% sharesand 40,000,000 4,080,133 44,089,133
R profit
participating
loan

40,000,000 4,089,133 44,089,133

The Company’s investment in IPF Lux 2 S.a.r.l. comprises of investments in ordinary and
alphabet shares of EUR 14,793,522 and an interest bearing profit participating loan of EUR
25,206,478. The loss on the equity investment at fair value through profit or loss is EUR
2,000,112 and the gain on the profit participating loan at fair value through profit or loss is
EUR 6,089,245. The interest income from the PPL for the year is EUR 564,528.

7 INTEREST INCOME

2021

EUR

Interest income from profit participating loans 564,528
564,528

Interest income is derived from PPL. The PPL consists of two Tranches, namely Tranche A
and Tranche B. The Tranche A and Tranche B of the PPL bear a mandatory fixed interest rate
of 0.5% per annum on the nominal amount invested, calculated based on the actual number of
days elapsed. In addition, the Tranche A of the PPL bears a variable interest equal to the lower
rate of, 85% of the Tranche A adjusted net accounting profit or an arm’s length return
determined by a transfer study, after deduction of the Tranche A’s fixed interest.

For the Tranche B of the PPL, it bears a variable interest equal to the Tranche B adjusted net
accounting profit after deduction of the Tranche B’s fixed interest and remuneration relating to
the economic activities of the Company pertaining to the Tranche B Investments, as determined
by a transfer pricing expert.
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8 SHARE CAPITAL

2021
Ordinary shares of EUR 1,000 each Number of EUR
Issued and fully paid: shares
At start of period - -
Issue of shares during the period 40,100 40,100,000
At end of period 40,100 40,100,000

The Company’s share capital is made up of ordinary shares, with each ordinary share having one
vote per share and having equal rights on distribution of income and capital.

9 ACCRUALS AND PAYABLES

2021

EUR

Payable to related party (Note 11) 74,768
Audit fees payable 34,500
109,268

The amounts due are interest free, unsecured and repayable within one year.
10 INCOME TAX
The Company is liable to pay income tax on its net income at the rate of 15%.

The Company holds a Global Business License for the purpose of the Financial Services Act
2007 of Mauritius. Pursuant to the enactment of the Finance Act 2018, with effect as from 1
January 2019, the deemed tax credit has been phased out, through the implementation of a new
tax regime.

Further, the Company is exempted from income tax in Mauritius on profits or gains arising from
sale of securities.

In addition, there is no withholding tax payable in Mauritius in respect of payments of dividends
to Shareholders or in respect of redemptions or exchanges of shares.

Being incorporated post 16 October 2017, under the new tax regime and subject to meeting the
necessary substance requirements as required under the Financial Services Act 2007 (as amended
by the Finance Act 2018) and such guidelines issued by the FSC, the Company is entitled to
either (a) a foreign tax credit equivalent to the actual foreign tax suffered on its foreign income
against the Company’s tax liability computed at 15% on such income, or (b) a partial exemption
of 80% of some of the income derived, including but not limited to foreign source dividends or
interest income.
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10 INCOME TAX (CONTINUED)

A numerical reconciliation between the profit for the period and the income tax charge is as

follows:

Profit before tax

Applicable income tax at tax rate of 15%
Impact of:

Non-taxable income

Non-allowable expenses

Income tax charge

At 31 March 2021, the tax liability of the Company is as follows:

Beginning of the period
Tax paid during the period
Tax charge for the period
End of the period

11 RELATED PARTY DISCLOSURES

2021
EUR

3,713,166

556,975

(681,113)

133,636

9,498

2021
EUR

9,498

9,498

Parties are considered to be related if one party has the ability to control the other party or exercise
significant influence over the other party in making financial or operational decisions. The
following transactions were carried out with related parties during the period ended 31 March

2021.

Payable to Administrator and Company Secretary
(Intercontinental Trust Limited)

Balance at beginning of the period
Fees attributable for the period
Fees paid during the period
Balance payable at 31 March

Payable to Investee (IPF Lux 2 S.a.r.l)
Balance at beginning of the period

Cash received in advance

Balance payable at 31 March

2021
EUR

12,877
(8,560)

4,317

47,660

47,660
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11 RELATED PARTY DISCLOSURES (CONTINUED)

2021
EUR
Payable to the Real Estate Service Provider (Investec
Property Proprietary Limited)
Balance at beginning of the period -
Annual fees attributable for the period 23,845
Share of performance fees attributable during the period 537,422
Annual fees paid during the period (20,000)
Balance payable at 31 March 541,267
Payable to the Distributor (Investec Wealth & Investment)
Balance at beginning of the period -
Annual fees attributable for the period 119,196
Share of performance fees attributable during the period 134,356
Annual fees paid during the period (100,250)
Balance payable at 31 March 153,302
Payable as at 31 March 1,311,074

Administration, Secretarial and Directors fees

The Company has engaged the services of Intercontinental Trust Limited to provide
administrative services for a fee. The total fees for administrative, secretarial and director services
for the period amounted to EUR 12,877, of which EUR 4,317 was outstanding as at 31 March
2021. The Company’s directors Darryl-Jay Wei Hsien Sim and Smitha Algoo-Bissonauth are
officers of Intercontinental Trust Limited, the Company’s Secretary. Therefore, the directors are
deemed to have beneficial interests in the above arrangements.

Cash advance from IPF Lux 2 S.a.r.L.

During the year, the Company received a cash advanced of EUR 612,188 from IPF Lux 2 S.a.r.l.
The Company has interest receivable from IPF Lux 2 S.a.r.l. amounted to EUR 564,528. Given
cash advanced and the interest receivables are from the same counterparty and have the
enforceable right to set off the recognised amount, the directors offset the interest receivables
against the advanced cash. The net off balance payable to IPF Lux 2 S.a.r.l. at year end amounted
to EUR 47,660.
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11 RELATED PARTY DISCLOSURES (CONTINUED)
Real Estate Service Provider and Distributor Agreements

The Company entered into a Real Estate Service Provider Agreement and a Distributor
Agreement on 27 August 2020. The Real Estate Service Provider and the Distributor shall
perform duties and obligations as per clause 4 and clause 6 of the respective agreements against
an annual fee structured as follows:

e Anannual fee (inclusive of value added tax, if applicable) of 0.6% per annum on the total
capital raised (less any portion of the capital used to settle once-off Company structure
costs as disclosed in the PPM) by the Company, split 16.67% to the Real Estate Service
Provider and 83.33% to the Distributor; and

e A performance fee (inclusive of value added tax, if applicable), of 20.0% over an 8.0%
hurdle The 20.0% performance fees is applied over the aggregate returns comprising the
fair value gain in excess of the original amount invested, including any interest income
and distribution income, when this aggregate return is in excess of an 8.0% hurdle rate.
The performance fee is split into 80% to the Real Estate Service Provider and 20% to the
Distributor. The performance fee of EUR 671,778 is based on the underlying
performance of the Hexagon Group. The performance fees are due and payable at the end
of the lifetime of the investment, which is more than 12 months.

12 PARENT COMPANY AND ULTIMATE BENEFICIAL OWNER

The parent and ultimate holding company of the Company is Spring Nominees Limited, a
company incorporated as private limited by shares and having its registered office situated in
England.

13 COVID 19 AND GOING CONCERN

Following the outbreak of COVID-19 in early January 2020, all economies across the world
have been impacted. The Company acknowledges the disruption caused by the outbreak of
COVID-19 which is causing economic uncertainty in most countries and its potentially adverse
economic impact. Given the nature of the outbreak and ongoing developments, there is a high
degree of uncertainty on the overall future impact on the Company. This is an additional risk
factor which could impact on the Company operations. The Company is actively monitoring
developments closely. Despite the recent development of vaccines, their slow distribution
across most emerging markets, the evolution of mutations of the virus, and the inability of
governments in the less developed countries to provide sufficient financial support to their
population, there have been periods of relief followed by reinstated lockdowns, which has
resulted in high levels of distress in several countries.

As the situation continues to be fluid and rapidly evolving, it is not practicable, at this time to
provide a quantitative estimate of the potential impact of this outbreak on the Company. The
directors concluded that the Company will continue operating as a going concern in the
foreseeable future.
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14 COMPARATIVES

There are no comparatives as these are the first set of financial statements prepared by the
Company since its incorporation in the Republic of Mauritius on 24 February 2020.

15 SUBSEQUENT EVENTS

On 07 July 2021, the directors declared a dividend distribution of EUR 739,845 to the
shareholders of the Company, calculated based on the respective sharcholders’ percentage
holding. Following the approval of the certificate of solvency by the directors on 07 July 2021,
the payments were effected on 08 July 2021. The directors of the Company are not aware of
any events occurring after the reporting period that may require adjustment or disclosure in the
financial statements.
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