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KEY BALANCE SHEET FIGURES

In EUR thousand Mar 31, 2017 Dec 31, 2016

Fair value of properties (including advances) 2,435,654 2,344,419

Loans and borrowings 898,521 904,714

LTV 33.8% 31.4%

RESIDENTIAL

Mar 31, 2017 Dec 31, 2016

Monthly in-place rent (EUR per sqm) 6.17 6.11

Total vacancy rate 2.7% 2.5%

Number of units 17,776 17,701

Rental growth (like-for-like) 6.1% 6.0%

EPRA KEY FIGURES

In EUR thousand Mar 31, 2017 Dec 31, 2016

EPRA NAV 1,601,216 1,591,345

EPRA NAV (in EUR per share) 36.31 36.08

EPRA NNNAV 1,462,531 1,452,830

EPRA NNNAV (in EUR per share) 33.16 32.94

EPRA vacancy rate (in %) 2.7% 2.5%

KEY FINANCIAL FIGURES

For the three months ended For the year  
ended  

Dec 31, 2016In EUR thousand Mar 31, 2017 Mar 31, 2016

Income from rental activities 25,305 20,363 89,810

EBITDA from rental activities 18,015 14,406 63,388

EBITDA margin 75.2% 75.0% 74.9%

Total EBITDA 18,754 15,097 66,627

FFO 1 (from rental activities) 13,115 9,392 43,513

AFFO (from rental activities) 11,339 7,037 34,671

FFO 2 (incl. disposal results) 13,854 10,083 46,752

KEY FIGURES



At ADO, we believe in Berlin. We know Berlin. We are 
 Berlin. As the only Prime Standard-listed real estate com-
pany focused solely on the German capital, we outperform 
other real estate pro viders in the city. We offer top-quality 
housing and are passionately committed to our tenants and 
take our cross-generational responsibility seriously for the 
neighborhoods they live in. We are com mitted to ongoing 
economic success and the inter ests of our shareholders. Our 

teams embody the best local and cosmopolitan sides of the capital.
Our focus is our strength.

ADO 
looks back at 

more than 
10 years  

of continuous 
growth.

TYPICALLY BERLINERISCH: 
THE ADO MISSION

ERLINerisch

MISSION STATEMENT



A NAGEMENT

“Berlin is East, West and everything in 
between; it’s one dish with many flavors.”

Rabin Savion 
CEO

MANAGEMENT 
TEAM 

(LEFT TO RIGHT):

Florian 
Goldgruber, 

Rabin Savion, 
Eyal Horn
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A NAGEMENT

RABIN SAVION
Chief Executive Officer

EYAL HORN
Chief Operating Officer

FLORIAN GOLDGRUBER
Chief Financial Officer

Buzz means business. Put into a nutshell, Berlin’s 
ongoing extraordinary success story could be put 
into those simple terms. They also apply to ADO, 
the city’s most unique residential property provider: 
We are the BERLINSIDERS. This has remained 
the key to our success also in early 2017, and we are 
delighted to detail our ongoing 
strong development in this 
report.
Our like-for-like rental growth 
today stands at 6.1%, slightly 
up from 6.0% at the end of 
2016, taking our monthly in-
place rent from EUR  6.11 to 
EUR  6.17 per sqm over the 
past three months.
As the only Prime Standard- 
listed real estate provider fo-
cused solely on Berlin, we 
know this city like the back 
of  our hand. Our employees 
 reflect its diversity and embody 
its cosmopolitan spirit. We rel-
ish the unique energy and en-
trepreneurship that drives life 
in the German capital today.
The general economic climate 
in the capital supports further 

whenever authorities are involved. However, while this 
creates an additional operational burden e.g. in 
 acquisition processes, it also provides us with more op-
portunities as less professional market participants are 
not able to deal with this environment. 
At ADO, we are not surprised that Forbes now lists Ber-

lin as Europe’s best place to live, work and 
look for real estate. We also 
 concur with Savills survey 
results that rank Berlin as 
the world’s leading tech hub 
for “City Buzz and Well-
ness”  – ahead of London, 
New York, San Francisco 
and Tokyo.
What makes Berlin score so 
highly among such heavy 
competition? According to 
Savills, the city’s vibrant 
 urban neighborhoods are a 
key factor. They especially 
attract young, educated 
professionals who will drive 
the economy in a digital age.

In other words: Buzz means business. But 
then, we knew that: after all, we are the 
BERLINSIDERS. 

DEAR READERS,

EUR

2.3
billion 

property value

100%
pure play 

Berlin

33.8%
LTV

growth. Berlin continues to benefit 
from above-average economic devel-
opment, resulting in higher household 
incomes, lower unemployment, and a 
rising rent index especially in the in-
ner-city areas favored by young urban 
professionals. Up to 50,000 people 
are moving to the capital every year. 
Berlin’s popularity as Europe’s prime 
spot for start-ups and entrepreneurs 
adds to its dynamic atmosphere and 
further economic potential.
Given the ongoing demand for rental 
accommodation, we will continue to 
focus on prime acquisitions, especially 
in Berlin’s promising inner-city loca-
tions with strong reversionary poten-
tial. We see increasing political de-
mands following the federal elections 
in September 2017, resulting in more 
intense dialogs and extended timelines 
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TOCK M ARKET AND 
        THE ADO SHARE

80

90

100

110

120

130

140

150

SHARE PRICE DEVELOPMENT

Indexed

April 01, 2016 March 31, 2017September 27, 2016

28.15

Highest share price

Lowest share price

  ADO Properties S.A .

  SDAX

    FTSE EPRA / NAREIT 
Germany

39.78

4

ADO THREE-MONTHS FINANCIAL REPORT 2017

INVESTOR RELATIONS



TOCK M ARKET AND 
        THE ADO SHARE

DIVIDEND POLICY
On May 2, 2017, the Annual General Meeting approved a 
dividend payout totalling EUR 19.8 million or EUR 0.45 per 
share representing a 46% payout of total FFO 1 of the year 
2016 and an increase of almost 30% compared to the 
 previous dividend. Going forward, ADO Properties aims to 
distribute an annual dividend of up to 50% of FFO 1.

THE SHARE: KEY STOCK MARKET DATA
ADO shares are traded on the Prime Standard of the 
Frankfurt Stock Exchange. During the 12 months 
ended March 31, 2017, the shares traded in a range 

between EUR  28.15 and EUR  39.78. 
ADO shares are included in the SDAX 
index of  Deutsche Börse and the rele-
vant real estate sector indices of the 
EPRA index family.

SHAREHOLDER STRUCTURE
Total outstanding shares of ADO Prop-

erties amount to 44.1 million. Alongside the main 
shareholder ADO Group Ltd., which holds a 38.2% 
stake in ADO Properties S. A., the 61.8%  free float 
shares are held mainly by institutional investors. 

ANALYST COVERAGE
ADO shares are currently being covered by twelve 
analysts. The target prices range from EUR 31.50 to 
EUR 45.00 per share with an average target price 
of EUR 38.10.

INVESTOR RELATIONS ACTIVITIES
ADO maintains active dialog with its shareholders 
and analysts. The Senior Management Team partic-
ipates in relevant capital market conferences and 
roadshows to provide investors with direct access 
to all relevant information. The in formation provided 
during these events can be accessed by all investors 
on the company homepage.

SHARE INFORMATION

1st day of trading Jul 23, 2015

Subscription price EUR 20.00

Price at the end of Q1 2017 EUR 33.62 

Highest share price LTM EUR 39.78

Lowest share price LTM EUR 28.15

Total number of shares 44.1m

ISIN LU1250154413

WKN A14U78

Symbol ADJ

Class Dematerialized shares

Free float 61.8%

Stock exchange Frankfurt Stock Exchange

Market segment Prime Standard

Market index SDAX

EPRA indices

FTSE EPRA / NAREIT Global Index,  
FTSE EPRA / NAREIT Developed Europe 

Index, FTSE EPRA / NAREIT   
Germany Index

EUR

0.45 
dividend paid  

per share
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18,800
units

OMBINED INTERIM 
  MANAGEMENT  
  REPORT 

FUNDAMENTALS OF THE GROUP

Business Model
ADO is 100% focused on Berlin and the only listed pure play Berlin residential real estate company. All of 
our 18,800 units (17,800 residential units) are within the city borders of Berlin. We are a residential real 
estate specialist with a fully integrated asset management platform. Our 253 operational employees are 
all based in Berlin bringing us closer to our assets and tenants. This ensures that we are at the heart of 
new market trends and developments. Our operational focus in combination with our long-standing local 
sourcing capabilities provide the base from which to drive FFO and NAV per share by further developing 

our existing portfolio and through accretive add-on acquisitions. We look for value and rental 
growth in attractive areas offering good prospects. Central Locations form the largest part of 
our portfolio, around 40% as of today, as these were the first areas to experience increased 
demand. Today, we see demand growing throughout Berlin and we continue to grow in all 
attractive micro-locations. An important feature of our growth strategy is to retain the balance 
between the outskirts and Central Locations.

In more than a decade of local presence, we have established a proven track record of value creation. 
Our management team, its in-depth knowledge of the Berlin market, and our efficient, fully integrated 
and scalable platform are the foundation for future value creation.

Objectives and Strategy
Creating value through strong like-for-like rental growth from our real estate portfolio in Berlin is the core 
of our strategy. Our privatization program provides further options to unlock the hidden value in our 
portfolio and creates another source of income from the sale of individual apartments. We reinvest the 
capital released by our privatization activities in acquisitions or use it to fund CAPEX to further improve 
the quality of our existing portfolio.

Our fully integrated active asset management employs dedicated strategies for all components that in-
fluence our rental growth, vacancy rate and privatization success. We invest significantly in our units to 
modernize, refurbish and reposition our properties to create the right product for the current demand. 
This is a key component of our strategy. Our smart targeted CAPEX investments result in increased rents 
and reduced vacancies. We closely monitor the return on investment of our modernization CAPEX to 
ensure that these investments optimally match current demand. Units that already meet today’s standard 
are let at market rent levels or, if they are designated for privatization, sold at market prices.

We have adopted a conservative financing structure with an LTV target of around 45%, which also permits 
us to benefit from attractive financing conditions and allows us to react quickly to opportunities for po-
tential acquisitions.

We continuously review opportunities to acquire new assets and portfolios to increase the size of our 
portfolio in Berlin and to add further growth options to our internal opportunities. The strategic fit of 
these opportunities to our existing platform together with a clear plan to achieve accretive returns for 
our shareholders are the key criteria that guide our acquisitions.
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Management System
ADO Properties S. A.’s Board of Directors together with the Senior Management Team runs the Group in 
accordance with the provisions of Luxembourg and German company law. The Board of Directors’ duties, 
responsibilities and business procedures are laid down in its Rules of Procedure. The day-to-day manage-
ment of the Group is carried out by the Senior Management Team. In cooperation with the Board of 
Directors, the Senior Management Team has established various key performance indicators of the daily 
as well as strategic management of the Group, which reflect the risks and opportunities relevant to a 
focused residential real estate business. These indicators are like-for-like rental growth, EBITDA from rental 
activities together with the FFO 1 per share (from rental activities) and EPRA NAV.

Financial Performance Indicators
We calculate our NAV and NNNAV based on the best practice recommendations of the EPRA  (European 
Public Real Estate Association).

CALCULATION OF EPRA NAV

Total equity attributable to shareholders of the company

(+) Revaluation of trading properties ¹)

(−) Fair value of derivative financial instruments ²)

(−) Deferred taxes 

= EPRA NAV

CALCULATION OF EPRA NNNAV

EPRA NAV

(+) Fair value of derivative financial instruments ²)

(+) Fair value of debt ³)

(+) Deferred taxes

= EPRA NNNAV

1) Difference between trading properties carried in the balance sheet at cost (IAS 2) and the fair value of those trading properties.

2) Net of derivative assets and liabilities stated in the balance sheet.

3) Difference between interest-bearing loans and borrowings included in the balance sheet at amortized cost, and the fair value of  
interest-bearing loans and borrowings.
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Starting from the revenues in relation to our rental activities, we calculate EBITDA from rental activities.

In addition we present the NOI from rental activities margin – calculated as the “NOI” (see above) divided 
by the “Net rental income”, and the EBITDA from rental activities margin calculated as the “EBITDA from 
rental activities” (see above) divided by the “Net rental income”.

Starting from the EBITDA from rental activities, we calculate the main performance figure in the sector, 
the FFO 1 (from rental activities). This KPI serves as an indicator of the sustained operational earnings 
power of our business.

CALCULATION OF EBITDA FROM RENTAL ACTIVITIES

Net rental income

(+) Income from facility services

= Income from rental activities

(−) Cost of rental activities ⁴)

= Net operating income (NOI)

(−) Overhead costs ⁵)

= EBITDA from rental activities

(+) Net profit from privatizations ⁶)

= EBITDA total

(−) Net cash interest ⁷)

(+ / −) Other net financial costs ⁸)

(−) Depreciation and amortization

= EBT

4) Cost of rental activities is the aggregative amount of (a) Salaries and other expenses; (b) Cost (income) of utilities recharged, net; and (c) 
Property operations and maintenance, as presented in the “Cost of operations” note to the financial statements.

5) Overhead costs represent the “General and administrative expenses” from the profit or loss statement excluding one-off costs and 
 depreciation and amortization.

6) Net profit from privatizations is equal to revenue from “Selling of condominiums” minus “Selling of condominiums – cost” as presented  
in the “Revenue” and “Cost of operations” notes to the financial statements respectively.

7) Net cash interest is equal to “Interest on loans and borrowings” as presented in the “Net finance costs” note to the financial statements, 
 excluding day-1 fair value non-cash adjustment.

8) Other net financial costs is equal to the total “Net finance costs” from the profit or loss statement minus “Net cash interest” as calculated in 
note (7) above.

CALCULATION OF FFO 1 (FROM RENTAL ACTIVITIES)

EBITDA from rental activities

(−) Net cash interest ⁷)

(−) Current income taxes ⁹)

= FFO 1 (from rental activities)

9) Only current income taxes relating to rental activities.
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Starting from the FFO 1 (from rental activities), we provide the AFFO (from rental activities) which includes 
the impact of capitalized maintenance and the FFO 2 (incl. disposal results) which takes into account the 
net effect of our privatization activities.

The Loan-to-Value Ratio (LTV ratio) indicates the degree to which the net financial liabilities, calculated 
as nominal amount of the interest-bearing loans less cash and cash equivalents, are covered by the fair 
market value of the real estate portfolio. This indicator helps us to ensure a sustainable ratio of borrowings 
compared to fair values.

CALCULATION OF AFFO (FROM RENTAL ACTIVITIES)

FFO 1 (from rental activities)

(−) Maintenance capital expenditures ¹⁰)

= AFFO (from rental activities)

10) Maintenance capital expenditures relate to public areas investments, and form part of the total capitalized CAPEX presented in the “Invest-
ment properties” note to the financial statements.

CALCULATION OF FFO 2 (INCL. DISPOSAL RESULTS)

FFO 1 (from rental activities)

(+) Net profit from privatizations ⁶)

= FFO 2 (incl. disposal results)

CALCULATION OF LTV

Loans and borrowings and other long-term liabilities

(–) Cash, cash equivalents and other deposits

= Net financial liabilities

(/) Fair value of properties ¹¹)

= Loan-to-Value Ratio (LTV)

11) Including investment properties and trading properties at their fair value and advances paid in respect of investment properties and trading 
properties as at the reporting date.
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All of the key financial figures shown here are so-called non-GAAP measures, i.e., key figures that cannot 
be taken directly from the figures in the consolidated financial statements according to the IFRS standards. 
However, the financial performance indicators can all be reconciled to the closest-possible key figure in 
the consolidated financial statements.

Non-Financial Performance Indicators
In addition to our financial performance indicators, we also use the following non-financial operating 
performance indicators.

The vacancy rate shows the ratio of the sqm of vacant units in our properties to the total sqm. We  calculate 
the vacancy rate separately for residential and commercial units. They are used as an indicator of the 
current letting performance.

The in-place rent per sqm provides an insight into the average rental income from the rented properties. 
It serves as an indicator of the current letting performance.

The like-for-like rental growth is the change rate of the gross rents generated by the like-for-like residential 
portfolio over the last 12 months.

All of the previous non-financial performance indicators are key drivers for the development of rental 
income.

The total amount spent on maintenance, capitalized maintenance and modernization CAPEX in relation 
to the total lettable area of our portfolio is a further operational figure to ensure an appropriate level of 
investment in our real estate portfolio.

Corporate Governance
The Company’s corporate governance practices are governed by Luxembourg Law (particularly the Lux-
embourg Companies Law) and the Company’s articles of association. As a Luxembourg company listed 
solely on the Frankfurt Stock Exchange, the Company is not subject to any specific mandatory corporate 
governance rules. Nevertheless, the Company makes efforts to comply, to the maximum extent possible, 
with German corporate governance rules to ensure responsible and transparent corporate management. 
This is the basis and leading principle underlying our activities.
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Business Performance Highlights
We continue to implement our clear growth strategy by further acquisitions of new units and by targeted 
CAPEX investments to drive rental growth. In Q1 2017, we took over a total of 131 units, due to increasing 
periods between signing and closing. The integrated units are located in Wedding, Tempelhof- Schöneberg 
and Reinickendorf and were acquired for a total cost of approx. EUR 23.6 million; this is equivalent to 
an average price per sqm of EUR 2,153 and an average multiplier of 28.8 times. The average existing rent 
per sqm of the new purchases is EUR 5.57 with approx. 70% reversionary potential.

The good operational performance of our existing portfolio continued in Q1 2017. The like-for-like rental 
growth of 6.1% in Q1 2017 resulted in an average rent per sqm of EUR 6.17 on the back of our CAPEX 
program. Our vacancy rate increased slightly to 2.7% due to the sales and modernization activities.

Portfolio Overview
100% of our portfolio is within the city borders of Berlin. Our past and future acquisition strategy for 
building our portfolio not only considers the various districts in Berlin, but also the micro-locations and 
the quality of the individual assets. We continue to see opportunities in inner-city locations, but also in 
the outskirts within the city boundaries of Berlin. Approximately 40% of the property value of our portfolio 
is in Central Locations of Berlin.

We see significant reversionary potential in our portfolio as our current average new letting rent per sqm 
is 15%−57% higher than our current overall average rent.

The portfolio was independently valued by CBRE in Q4 2016. The next external valuation will be performed 
in Q2 2017.

EUR

6.17
avg. residential 

in-place rent 
 per sqm
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ADO PORTFOLIO CLUSTERS (AS AT MAR 31, 2017)

Central S-Bahn Ring S-Bahn Ring 
(1960–1990)

City Ring City Ring 
(1960–1990)

Headquarters
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Portfolio Performance

The average rent per sqm increased by EUR 0.06 per sqm during Q1, while the vacancy rate increased 
slightly by 0.2% to 2.7% due to our sales and modernization activities.

The commercial part of our portfolio also confirms Berlin’s positive development. It shows higher rents 
compared to residential properties, having now grown to EUR 8.84 per sqm, which represents an increase 
of EUR 0.24 per sqm during Q1 2017. The vacancy rate of the commercial units increased to 4.6%. Most 
of this increase results from the termination of one retail unit that we intend to reposition.

In pursuit of our strategy to create value through strong like-for-like rental growth, we split our rental 
growth into three components as shown in the table below to provide detailed information about how 
we can create rental growth.

PORTFOLIO OVERVIEW (*)

Central S-Bahn Ring
S-Bahn Ring 
(1960–1990) City Ring

City Ring 
(1960–1990) TOTAL

Property value (in EUR m) 922 287 340 148 652 2,349

Number of units 5,514 1,681 2,988 825 6,768 17,776

Avg. in-place rent (EUR / sqm) 6.64 6.23 6.58 6.91 5.54 6.17

Avg. new letting rent (EUR / sqm) (**) 10.41 9.24 10.00 7.95 6.55 8.74

Occupancy (sqm) 96.8% 97.3% 97.7% 97.4% 97.5% 97.3%

Tenant turnover (LTM ***) 9.8% 8.0% 7.5% 9.6% 8.3% 8.7%

(*) All values except the property value are for the residential portfolio only.

(**) Based on the last three months.

(***) Last 12 months (LTM).

2.7%
total 

vacancy rate

RESIDENTIAL PORTFOLIO

Mar 31, 2017 Dec 31, 2016

Number of units 17,776 17,701

Avg. rent / sqm / month EUR 6.17 EUR 6.11

Vacancy 2.7% 2.5%

COMMERCIAL PORTFOLIO

Mar 31, 2017 Dec 31, 2016

Number of units 1,025 999

Avg. rent / sqm / month EUR 8.84 EUR 8.60

Vacancy 4.6% 3.2%
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Our fully integrated active asset management is focused on our rental growth and employs dedicated 
strategies to drive all relevant components. The first two components (CAPEX and fluctuation) relate to 
new tenants. In units that require modernization, we invest CAPEX to improve the quality to meet today’s 
standards. Units that do not require CAPEX are being let at market rent levels. Concerning our let units, 
applying the relevant regulatory framework accurately and efficiently is key to our success in maximizing 
rental growth.

The rental growth continues to be in line with our expectations and our forecast of at least 5% like-for-
like growth for the full year 2017.

Targeted investments in our portfolio are at the core of our strategy. Total investment in the portfolio in 
the first three months of 2017 amounted to EUR 8.1 million. The maintenance cost per sqm of EUR 25.4 
in the first quarter was in line with our expectations and the long-term average levels.

RENTAL GROWTH (LIKE-FOR-LIKE)

LTM (*)
Mar 31, 2017

Jan 1– 
Dec 31, 2016

New lettings after CAPEX 2.7% 2.7%

New lettings fluctuation 1.1% 1.6%

Regular rent increases 2.3% 1.7%

TOTAL 6.1% 6.0%

(*) Last 12 months (LTM).

6.1%
like-for-like  

rental growth 

MAINTENANCE AND CAPEX

In EUR / sqm
Jan 1– 

Mar 31, 2017 (*)
Jan 1– 

Dec 31, 2016

Maintenance 6.90 6.80

Capitalized maintenance 5.60 7.40

Modernization CAPEX 12.90 13.80

TOTAL 25.40 28.10

(*) Annualized figures based on total lettable area.EUR

25.40
investment  

per sqm
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VACANCY SPLIT
Our active asset management aims to minimize our vacancy rate while keeping the necessary flexibility 
for our portfolio optimization. In Q1 2017, we saw a slight increase in the vacancy rate of 0.2% due to 
our sales and modernization activities.

For our privatization activities, it is important that we keep some vacant units available for sale as most 
individual buyers are looking to purchase for their own use and they prefer to purchase vacant units. The 
purchase prices for vacant units are higher than for rented ones, which compensates for the increased 
vacancy loss during the selling period.

VACANCY SPLIT

Residential Mar 31, 2017 Dec 31, 2016

Units for sale 0.3% 0.2%

Units under construction 1.4% 1.3%

Marketing (available for letting) 1.0% 1.0%

Total vacancy (units) 486 450

Total vacancy (sqm) 31,266 28,933

TOTAL VACANCY RATE 2.7% 2.5%

TOTAL EPRA VACANCY RATE 2.7% 2.5%
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ECONOMIC REVIEW

Economic and Industry-Specific Parameters
GENERAL MARKET CONDITIONS
Germany’s economy continued to follow its growth trajectory within the first three months of the year 
2017. The gross domestic product grew by 0.6% adjusted for inflation, seasonal variation and calendar 
effects. The growth impetus came from domestic spending as well as from abroad. Capital expenditure 
rose significantly while household consumption and public spending increased slightly. Moreover, exports 
grew more strongly than imports (source: Federal Statistical Office of Germany).

The number of gainfully employed persons climbed to 43.8 million toward the end of March  2017, which 
implies a year-on-year increase of 1.5% (source: Federal Statistical Office of Germany). The reassuring 
trend on the job market is further stimulating private consumption as well as rental housing construction 
in Germany. In March 2016, the European Central Bank (ECB) lowered its main refinancing interest rate 
to 0.0%, which will probably fuel the continued growth of real estate prices by keeping borrowing 
costs low.

DEMOGRAPHICS AND HOUSING DEMAND IN BERLIN
Berlin is the most populous city in Germany, and roughly since 2005, it has shown steady demographic 
growth. By the end of 2016, Berlin’s population register showed a total of 3,671,000 residents and thus 
a one-year increase of 60,500 persons. Over the past five years, Berlin’s population has grown by 
243,500 residents, or at an annual average of 48,700 persons. The inflow of new arrivals during the 
past two years exceeded the average as a result of massive incoming migration from outside Germany 
(source: Berlin-Brandenburg Statistics Office – press release dated February 02, 2017).

Previous forecasts of the trend in the number of households in Berlin used to assume growth of about 
3.0% between 2020 and 2025. According to the IW German Economic Institute in Cologne, this would 
imply an annual requirement of roughly 20,000 additional flats between now and 2020. Given the latest 
demographic forecasts and the strong flow of incoming migration, however, there is every reason to 
assume that the projected annual housing demand in Berlin will have to be revised upward. Notwith-
standing recent increases in residential building activities in Berlin, both the number of planning permits 
and the number of residential completions continue to lag behind the trend in demand. With this in mind, 
it is safe to anticipate continued price growth for residential real estate in Berlin.
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Profit Situation
Income from rental activities for the first three months increased by 24% driven by new acquisitions and 
like-for-like growth. Q1 2017 results reflect an annualized income of EUR 101 million.

The EBITDA from rental activities increased by 25%. The quarterly results represent an annualized 
EBITDA of EUR 72 million. As part of our privatization plan to sell 100 units in year 2017, we sold 
24 units this quarter. The sales margin of around 15% results from the fact that all of these units 
were acquired as condominiums and were therefore carried at higher values in our books com-
pared to assets that were acquired as rental-only properties. The average sales price of EUR 3,053 

per sqm generates almost 33.7% value uplift compared to the average book value of Central Locations 
which is the most comparable cluster.

Our three-months financing cost on interest-bearing loans amounts to EUR 4.8 million. As at the end of 
the first quarter, our average interest rate on outstanding loans is 2.1% with weighted average maturity 
of approximately 5 years.

24%
increase in 

income  
from rental  
activities

FINANCIAL PERFORMANCE (*)

In EUR thousand

For the three months ended For the year 
ended

Dec 31, 2016Mar 31, 2017 Mar 31, 2016

Net rental income 23,959 19,198 84,673 

Income from facility services 1,346 1,165 5,137 

INCOME FROM RENTAL ACTIVITIES 25,305 20,363 89,810 

Cost of rental activities (4,950) (3,948) (16,838)

NET OPERATING INCOME 20,355 16,415 72,972 

NOI from rental activities margin (%) 85.0% 85.5% 86.2%

Overhead costs (**) (2,340) (2,009) (9,584)

EBITDA FROM RENTAL ACTIVITIES 18,015 14,406 63,388 

EBITDA from rental activities margin (%) 75.2% 75.0% 74.9%

Net profit from privatizations 739 691 3,239 

EBITDA TOTAL 18,754 15,097 66,627 

Net cash interest (4,760) (4,845) (19,197)

Other net financial costs (***) 185 (562) (8,531)

Depreciation and amortization (111) (79) (356)

EBT 14,068 9,611 38,543 

(*) Excluding effects from the changes in fair value of investment properties and assets held for sale.

(**) Excluding one-off costs and depreciation and amortization.

(***) In 2016, this includes mostly one-off refinance costs.
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FFO
Our funds from the operation of rental activities without disposals (FFO 1) in Q1 2017 rose by approximately 
40% in comparison to the corresponding period of the previous year.

CASH FLOW
The cash flow of the Group breaks down as follows:

The change in cash flow was mainly driven by new acquisitions and the respective effects on operations, 
investment and financing.

FFO 

In EUR thousand

For the three months ended For the year 
ended

Dec 31, 2016Mar 31, 2017 Mar 31, 2016

EBITDA from rental activities 18,015 14,406 63,388 

Net cash interest (4,760) (4,845) (19,197)

Current income taxes (140) (169) (678)

FFO 1 (FROM RENTAL ACTIVITIES) 13,115 9,392 43,513 

Maintenance capital expenditures (1,776) (2,355) (8,841)

AFFO (FROM RENTAL ACTIVITIES) 11,339 7,037 34,671 

Net profit from privatizations 739 691 3,239 

FFO 2 (INCL. DISPOSAL RESULTS) 13,854 10,083 46,752 

No. of shares (*) 44,100 35,000 39,083 

FFO 1 / SHARE 0.30 0.27 1.11

FFO 2 / SHARE 0.31 0.29 1.20

(*) On April 21, 2016 and September 14, 2016, the Company issued new shares. The number of shares is calculated as the weighted average 
shares for the period.

EUR

0.30
FFO 1  

per share

CASH FLOW

In EUR thousand
Jan 1– 

Mar 31, 2017
Jan 1– 

Mar 31, 2016

Net cash flow from operating activities 17,599 15,677 

Net cash flow used for investing activities (97,595) (45,674)

Net cash flow used for financing activities (11,708) (14,339)

NET CHANGE IN CASH AND CASH EQUIVALENTS (91,704) (44,336)

Opening balance cash, cash equivalents and other deposits 183,421 134,445 

CLOSING BALANCE CASH, CASH EQUIVALENTS AND OTHER DEPOSITS 91,717 90,109 
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Financial and Asset Position
The changes in the assets and liabilities result mainly from the acquisitions. The Company will update the 
fair value of the investment properties based on a third-party valuation on June 30, 2017. The current 
average cap rate is 3.5% and was calculated based on the net operating income for the last month of the 
reporting period on an annualized basis, divided by the fair value.

On March 31, 2017, our EPRA NAV was EUR 36.31 per share and the EPRA Triple Net Asset Value (NNNAV) 
was EUR 33.16 per share.

FINANCIAL POSTION

In EUR thousand Mar 31, 2017 Dec 31, 2016

Investment properties 2,387,118 2,290,740

Other non-current assets 6,159 5,908

NON-CURRENT ASSETS 2,393,277 2,296,648

Cash, cash equivalents and other deposits 91,717 183,421

Other current assets 83,216 82,325

CURRENT ASSETS 174,933 265,746

TOTAL ASSETS 2,568,210 2,562,394

Loans and borrowings 898,521 904,714

Other liabilities 52,911 53,503

Deferred tax liabilities 118,606 117,673

TOTAL LIABILITIES 1,070,038 1,075,890

TOTAL EQUITY ATTRIBUTABLE TO SHAREHOLDERS OF THE COMPANY 1,473,321 1,461,945

Non-controlling interests 24,851 24,559

TOTAL EQUITY 1,498,172 1,486,504

TOTAL SHAREHOLDERS’ EQUITY AND LIABILITIES 2,568,210 2,562,394

36.31
EPRA NAV 
per share

EPRA NAV

In EUR thousand Mar 31, 2017 Dec 31, 2016

Total equity attributable to shareholders of the Company 1,473,321 1,461,945

Revaluation of trading properties 5,610 7,542

Fair value of derivative financial instruments 3,679 4,185

Deferred taxes 118,606 117,673

EPRA NAV 1,601,216 1,591,345

No. of shares 44,100 44,100

EPRA NAV PER SHARE 36.31 36.08
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FUNDING
We fund our properties based on a conservative financing strategy with a mix of secured mortgage loans 
and equity.

As at the reporting date, our Loan-to-Value (LTV) was 33.8% with an average interest rate of the loan 
portfolio of 2.1%. Almost all of our loans have a fixed interest rate or are hedged. The average maturity 
of our loans is approximately 5 years.

EPRA TRIPLE NET ASSET VALUE (NNNAV)

In EUR thousand Mar 31, 2017 Dec 31, 2016

EPRA NAV 1,601,216 1,591,345

Fair value of derivative financial instruments (3,679) (4,185)

Fair value of debt (16,400) (16,657)

Deferred taxes (118,606) (117,673)

EPRA NNNAV 1,462,531 1,452,830

No. of shares 44,100 44,100

EPRA NNNAV PER SHARE 33.16 32.94

FINANCING

In EUR thousand Mar 31, 2017 Dec 31, 2016

Loans and borrowings and other long-term liabilities 914,105 919,851

Cash, cash equivalents and other deposits 91,717 183,421

Net financial liabilities 822,388 736,430

Fair value of properties 2,435,654 2,344,419

Loan-to-Value ratio 33.8% 31.4%

Avg. interest rate 2.1% 2.1%

33.8%
LTV
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EPRA Key Figures
The European Public Real Estate Association (EPRA) is a non-profit organization that has its registered 
headquarters in Brussels and represents the interests of listed European real estate companies. It aims to 
raise awareness for European listed real estate companies as a potential investment opportunity. ADO 
Properties has been a member of EPRA since its IPO in 2015.

EPRA has defined a framework for standardized reporting in its EPRA Best Practice Recommendations 
(BPRs) that goes beyond the scope of the IFRSs. ADO only uses some of the EPRA key figures, which are 
non-GAAP measures, as performance indicators.

EPRA KEY FIGURES 

EPRA-Performance 
Measure Definition Purpose Mar 31, 2017 Dec 31, 2016

Change  
in %

EPRA NAV  
(In EUR thousand)

EPRA NAV represents the fair 
value of net assets on an ongo-
ing, long-term basis. Assets and 
liabilities that are not expected 
to crystallize in normal circum-
stances, such as the fair value of 
financial derivatives and deferred 
taxes on property valuation sur-
pluses, are therefore excluded. 
Similarly, trading properties are 
adjusted to their fair value under 
EPRA’s NAV measure.

Makes adjustments to IFRS NAV 
to provide stakeholders with the 
most relevant information on 
the fair value of the assets and 
liabilities within a true real estate 
investment company with a long-
term investment strategy.

1,601,216 1,591,345 0.6%

EPRA NNNAV  
(In EUR thousand)

EPRA NAV adjusted to include 
the fair values of financial instru-
ments, debt and deferred taxes.

The objective of the EPRA  NNNAV 
measure is to present net asset 
value including fair value adjust-
ments in respect of all  material 
balance sheet items that are not 
reported at their fair value as part 
of the EPRA NAV. 1,462,531 1,452,830 0.7%

EPRA Vacancy rate 
(in %)

Estimated Market Rental Value 
(ERV) of vacant space divided 
by ERV of the whole portfolio.

A “pure” (%) measure of in-
vestment property space that is 
vacant based on ERV. 2.7% 2.5% 20 bsp
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SUBSEQUENT EVENTS
A.  After the reporting date, the Group acquired 39 assets in 7 different deals, some asset deals, some 
share deals, comprising a total of 712 residential units and 113 commercial units in Berlin. The gross pur-
chase price for 100% of the acquired assets amounted to EUR 173.4 million. At the date of acquisition, 
the total annual net cold rent from the new acquisitions amounted to EUR 5.8 million. As at March 31, 2017, 
the Group paid an advance of EUR 86.7 million that was recorded as advances in respect of investment 
properties.

B.  A dividend in the amount of EUR 19.8 million (EUR 0.45 per share) was paid based on a 
decision of the Annual General Meeting which took place on May 2, 2017. The record date was 
May 3, 2017.

C.  After the reporting date, the Group signed a bank loan agreement for the amount of 
EUR 33 million to finance existing assets. The new loan carries an annual fixed interest rate of 
1.49% per annum for a 7 year term.

FORECAST REPORT
We are positive that ADO Properties will continue to increase the value of its assets, its NAV and NAV per 
share by generating significant like-for-like rental growth in the future. We anticipate our like-for-like 
rental growth for 2017 to be approximately 5%.

We expect our 2017 FFO 1 run rate to be at least EUR 60 million after deploying our cash position by the 
end of the year.

In the privatization business, we anticipate the sale of approximately 100 units in 2017.

Our average cost of debt is expected to improve to below 2% with an LTV target of around 45%, which 
will allow us to purchase around EUR 400 million of new assets while maintaining our LTV strategy.

For the year 2017, we anticipate a dividend payout ratio of up to 50% of FFO 1.

EUR

0.45
dividend paid 

per share
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RISK REPORT
ADO Properties S. A. continually monitors and controls risk positions in the Group in order to avoid de-
velopments that might threaten the existence of the Group and, at the same time, to exploit any oppor-
tunities that occur. The risk management system has been designed on the basis of the corporate strategy 
and the portfolio structure as an appropriate and effective early warning and control instrument. The 
established risk management system enables the Board of Directors and the Senior Management Team 
at all times to identify and assess material risks within the Group and in the environment. The Board of 
Directors and the Senior Management Team of ADO Properties S. A. currently sees no risks that threaten 
the Company’s existence.

Concluding Remark
This Management Report contains forward-looking statements and information. These forward-looking 
statements may be identified by words such as “expects”, “intends”, “will”, or words of similar meaning. 
Such statements are based on our current expectations, assessments and assumptions about future de-
velopments and events and, therefore, are naturally subject to certain uncertainties and risks. The actual 
developments and events may differ significantly both positively and negatively from the forward-looking 
statements so that the expected, anticipated, intended, believed or estimated developments and events 
may in retrospect prove to be incorrect.

RESPONSIBILITY STATEMENT
We confirm, to the best of our knowledge, that the Condensed Consolidated Financial Statements of 
ADO Properties S. A. presented in this Three-Months Financial Report 2017, prepared in conformity with 
International Financial Reporting Standards as issued by the International Accounting Standards Board 
and as adopted by the European Union, give a true and fair view of the net assets, financial and earnings 
position of the Company, and that the Interim Management Report includes a fair review of the develop-
ment of the business, and describes the main opportunities, risks and uncertainties associated with the 
Company for the remaining nine months of the year.

Rabin Savion Florian Goldgruber Eyal Horn
Chief Executive Officer Chief Financial Officer Chief Operating Officer
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CONDENSED CONSOLIDATED 
INTERIM STATEMENT 
OF FINANCIAL POSITION

ASSETS

In EUR thousand Note
Mar 31, 2017

(unaudited)
Mar 31, 2016

(unaudited)
Dec 31, 2016

(audited)

Non-current assets

Investment properties 5A 2,300,464 1,517,358 2,278,935

Advances in respect of investment properties 9A 86,654 3,750 11,805

Property and equipment 2,220 1,727 2,148

Other financial asset 6B 3,939 1,644 3,760

2,393,277 1,524,479 2,296,648

Current assets

Trading properties 5B 42,926 41,137 39,718

Advances in respect of trading properties – – 6,419

Restricted bank deposits 29,691 20,892 28,207

Trade receivables 6,190 6,973 6,604

Other receivables 4,409 4,815 1,377

Other deposits 5C – 55,000 –

Cash and cash equivalents 91,717 35,109 183,421

174,933 163,926 265,746

TOTAL ASSETS 2,568,210 1,688,405 2,562,394
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EQUITY AND LIABILITIES

In EUR thousand Note
Mar 31, 2017

(unaudited)
Mar 31, 2016

(unaudited)
Dec 31, 2016

(audited)

Shareholders’ equity

Share capital 55 – 55

Share premium 499,520 206,600 499,520

Reserves 334,127 331,141 333,872

Retained earnings 639,619 251,862 628,498

TOTAL EQUITY ATTRIBUTABLE TO 
 SHAREHOLDERS OF THE COMPANY 1,473,321 789,603 1,461,945

NON-CONTROLLING INTERESTS 24,851 9,022 24,559

TOTAL EQUITY 1,498,172 798,625 1,486,504

Liabilities

Non-current liabilities

Loans and borrowings 5D 872,253 755,176 877,326

Other long-term liabilities 5E 15,584 4,756 15,137

Derivatives 6B 3,451 10,541 3,926

Deferred tax liabilities 118,606 48,584 117,673

1,009,894 819,057 1,014,062

Current liabilities

Loans and borrowings 5D 26,268 41,986 27,388

Trade payables 7,031 7,730 8,957

Other payables 26,617 20,532 25,224

Derivatives 6B 228 475 259

60,144 70,723 61,828

TOTAL LIABILITIES AND EQUITY 2,568,210 1,688,405 2,562,394
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CONDENSED CONSOLIDATED 
INTERIM STATEMENT 
OF PROFIT OR LOSS

For the three months ended For the year
ended

Dec 31, 2016
(audited)In EUR thousand Note

Mar 31, 2017
(unaudited)

Mar 31, 2016
(unaudited)

Revenue 7A 30,106 24,965 109,775

Cost of operations 7B (9,012) (7,859) (33,564)

GROSS PROFIT 21,094 17,106 76,211

General and administrative expenses (2,599) (2,954) (12,277)

Changes in fair value of investment properties 7D (1,437) (3,019) 444,268

RESULTS FROM OPERATING ACTIVITIES 17,058 11,133 508,202

Finance income 179 – 1,972

Finance costs (4,754) (5,407) (29,700)

NET FINANCE COSTS 7C (4,575) (5,407) (27,728)

PROFIT BEFORE TAX 12,483 5,726 480,474

Income tax expense (1,208) (864) (69,706)

PROFIT FOR THE PERIOD 11,275 4,862 410,768

Profit attributable to:

Owners of the company 10,983 4,753 395,150

Non-controlling interest 292 109 15,618

PROFIT FOR THE PERIOD 11,275 4,862 410,768

Basic and diluted earnings per share (in EUR) 0.25 0.14 10.11
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CONDENSED CONSOLIDATED 
INTERIM STATEMENT OF 
COMPREHENSIVE INCOME

For the three months ended For the year
ended

Dec 31, 2016
(audited)In EUR thousand

Mar 31, 2017
(unaudited)

Mar 31, 2016
(unaudited)

PROFIT FOR THE PERIOD 11,275 4,862 410,768

Items that may be reclassified  
subsequently to profit or loss

Hedging reserve classified to profit or loss,  
net of tax – – 5,275

Effective portion of changes in  
fair value of cash flow hedges 506 (1,159) (512)

Related tax (81) 165 53

TOTAL OTHER COMPREHENSIVE  
INCOME (LOSS) 425 (994) 4,816

TOTAL COMPREHENSIVE INCOME  
FOR THE PERIOD 11,700 3,868 415,584

Total comprehensive income  
attributable to:

Owners of the company 11,408 3,759 399,938

Non-controlling interest 292 109 15,646

TOTAL COMPREHENSIVE INCOME  
FOR THE PERIOD 11,700 3,868 415,584
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CONDENSED CONSOLIDATED 
INTERIM STATEMENT 
OF CASH FLOWS

For the three months ended For the year
ended

Dec 31, 2016
(audited)In EUR thousand Note

Mar 31, 2017
(unaudited)

Mar 31, 2016
(unaudited)

Cash flows from operating activities

Profit for the period 11,275 4,862 410,768

Adjustments for:

Depreciation 111 79 356

Changes in fair value of investment properties 7D 1,437 3,019 (444,268)

Net finance costs 7C 4,575 5,407 27,728

Income tax expense 1,208 864 69,706

Share-based payment 148 391 859

Change in short-term restricted bank deposits  
related to tenants (1,438) (600) (2,883)

Change in trade receivables 485 (588) 1,116

Change in other receivables (3,025) (2,588) 976

Change in trading properties 3,488 3,591 15,007

Change in advances in respect of trading properties – – (6,419)

Change in trade payables (2,411) 454 1,509

Change in other payables 1,870 851 2,276

Income tax paid (124) (65) (352)

NET CASH FROM OPERATING ACTIVITIES 17,599 15,677 76,379

Cash flows from investing activities

Purchase and CAPEX of investment properties 5A (6,046) (19,097) (116,839)

Advances paid for investment property purchase 9A (86,654) (3,750) (11,805)

Purchase of property and equipment (182) (86) (784)

Interest received – – 29

Proceeds from disposal of investment properties – – 1,015

Acquisition of subsidiaries, net of acquired cash 4 (4,699) (22,675) (160,244)

Repayment of bank deposit – 10,000 65,000

Change in short-term restricted bank deposits, net (14) (66) (4,662)

NET CASH USED IN INVESTING ACTIVITIES (97,595) (35,674) (228,290)
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For the three months ended For the year
ended

Dec 31, 2016
(audited)In EUR thousand Note

Mar 31, 2017
(unaudited)

Mar 31, 2016
(unaudited)

Cash flows from financing activities

Long-term loans received – 400 182,721

Repayment of long-term loans (4,029) (4,543) (158,300)

Repayment of short-term loans (2,313) (4,287) (13,088)

Interest paid (5,366) (5,909) (18,762)

Payment from settlement of derivatives – – (6,184)

Issuance of ordinary shares, net – – 292,975

Dividend distributed – – (13,475)

NET CASH FROM (USED IN)  
FINANCING ACTIVITIES (11,708) (14,339) 265,887

CHANGE IN CASH AND CASH  
EQUIVALENTS DURING THE PERIOD (91,704) (34,336) 113,976

CASH AND CASH EQUIVALENTS  
AT THE BEGINNING OF THE PERIOD 183,421 69,445 69,445

CASH AND CASH EQUIVALENTS  
AT THE END OF THE PERIOD 91,717 35,109 183,421
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CONDENSED CONSOLIDATED 
INTERIM STATEMENT 
OF CHANGES IN EQUITY

For the three months ended March 31

In EUR thousand
Share 

capital
Share 

premium
Hedging 
reserves

Capital 
reserve 

from trans-
action with 
controlling 

shareholder
Retained 
earnings TOTAL

Non- 
controlling 

interests
TOTAL  

EQUITY

2017 (unaudited)

BALANCE AT JANUARY 1, 2017 55 499,520 (2,312) 336,184 628,498 1,461,945 24,559 1,486,504

Total comprehensive income  
for the period

Profit for the period – – – – 10,983 10,983 292 11,275

Other comprehensive income  
for the period, net of tax – – 425 – – 425 – 425

TOTAL COMPREHENSIVE  
INCOME FOR THE PERIOD – – 425 – 10,983 11,408 292 11,700

Transactions with owners,  
recognized directly in equity

Changes in put option (see note 5E) – – – (180) – (180) – (180)

Share-based payment – – – 10 138 148 – 148

BALANCE AT MARCH 31, 2017 55 499,520 (1,887) 336,014 639,619 1,473,321 24,851 1,498,172

2016 (unaudited)

BALANCE AT JANUARY 1, 2016 – 206,600 (7,100) 339,277 246,739 785,516 8,913 794,429

Total comprehensive income  
for the period

Profit for the period – – – – 4,753 4,753 109 4,862

Other comprehensive loss  
for the period, net of tax – – (994) – – (994) – (994)

TOTAL COMPREHENSIVE  
INCOME (LOSS) FOR THE PERIOD – – (994) – 4,753 3,759 109 3,868

Transactions with owners,  
recognized directly in equity

Changes in put option (see note 5E) – – – (63) – (63) – (63)

Share-based payment – – – 21 370 391 – 391

BALANCE AT MARCH 31, 2016 – 206,600 (8,094) 339,235 251,862 789,603 9,022 798,625
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For the year ended December 31

In EUR thousand
Share 

capital
Share 

premium
Hedging 
reserves

Capital 
reserve 

from trans-
action with 
controlling 

shareholder
Retained 
earnings TOTAL

Non- 
controlling 

interests
TOTAL  

EQUITY

2016 (audited)

BALANCE AT JANUARY 1, 2016 – 206,600 (7,100) 339,277 246,739 785,516 8,913 794,429

Total comprehensive income  
for the year

Profit for the year – – – – 395,150 395,150 15,618 410,768

Other comprehensive income  
for the year, net of tax – – 4,788 – – 4,788 28 4,816

TOTAL COMPREHENSIVE  
INCOME FOR THE YEAR – – 4,788 – 395,150 399,938 15,646 415,584

Transactions with owners,  
recognized directly in equity

Issuance of ordinary shares, net 55 292,920 – – – 292,975 – 292,975

Changes in put option – – – (3,146) – (3,146) – (3,146)

Dividend distributed – – – – (13,475) (13,475) – (13,475)

Share-based payment (see note 5E) – – – 53 84 137 – 137

BALANCE AT DECEMBER 31, 2016 55 499,520 (2,312) 336,184 628,498 1,461,945 24,559 1,486,504
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NOTES TO THE  
CONDENSED CONSOLIDATED 
FINANCIAL STATEMENTS

Note 1 – ADO Properties S. A.
ADO Properties S. A. (the “Company”) was incorporated on November 13, 2007 as a private limited liability 
company in Cyprus and until June 8, 2015, its legal name was “Swallowbird Trading & Investments Limited”. 
The Company holds and operates a portfolio of mainly residential assets in Berlin, Germany.

The Company deleted its registration in Cyprus and moved its registered office and central administration 
to Luxembourg by decision of the general meeting of shareholders dated June 8, 2015 and adopted the 
form of a private limited liability company (société à responsabilité limitée) under Luxembourg law. The 
Company was then converted to a public limited liability company (société anonyme) under Luxembourg 
law by decision of the general meeting of shareholders dated June 16, 2015 and changed its name to 
“ADO Properties S. A.” (B-197554). The address of the Company’s registered office is Aerogolf Center, 
1B Heienhaff, L-1736 Senningerberg, Luxembourg.

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

The Company is a direct subsidiary of ADO Group Ltd (“ADO Group”), an Israeli company traded on the 
Tel Aviv Stock Exchange.

The Condensed Consolidated Interim Financial Statements of the Company as at March 31, 2017 and for 
the three-month period then ended comprise the Company and its subsidiaries (together referred to as 
the “Group”).

Note 2 – Basis of Accounting
A. STATEMENT OF COMPLIANCE
The condensed consolidated interim financial statements have been prepared in accordance with IAS 34 
Interim Financial Reporting as applicable in the European Union (“EU”). They do not include all the in-
formation required for a complete set of financial statements. However, selected explanatory notes are 
included to explain events and transactions that are significant for understanding the changes in the 
Group's financial position and performance since the last annual consolidated financial statements as at 
and for the year ended December 31, 2016.

These condensed consolidated interim financial statements are presented in Euro (“EUR”), and have been 
rounded to the nearest thousand except where otherwise indicated. Due to rounding, the figures reported 
in tables and cross-references may deviate from their exact values as calculated.
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These condensed consolidated interim financial statements are authorized for issue by the Company’s 
Board of Directors on May 16, 2017.

B. USE OF ESTIMATES AND JUDGMENTS
In preparing these condensed consolidated interim financial statements, management has made judg-
ments, estimates and assumptions that affect the application of accounting policies and the reported 
amounts of assets and liabilities, income and expense. Actual results may differ from these estimates.

The significant judgments made by management in applying the Group’s accounting policies and the key 
sources of estimation uncertainty were the same as those that applied to the consolidated financial state-
ments as at and for the year ended December 31, 2016.

Note 3 – Accounting Policies
The accounting policies applied by the Group in these condensed consolidated interim financial statements 
are the same as those applied by the Group in its financial statements for the year ended December 31, 
2016. These condensed consolidated interim financial statements should therefore be read in conjunction 
with the Group’s annual consolidated financial statements for the year ended December 31, 2016.

Note 4 – Scope of Consolidation
During the first quarter of 2017, the Group carried out two separate transactions to take over 94% and 
94.9%, respectively, of the issued shares of two German entities holding one condominium building and 
one residential building located in Berlin, Germany. The total consideration amounted to EUR 11.6 million 
(including approximately 2% transaction costs). The buildings include 86 residential units and 4 commercial 
units with a total leasable area of approximately 5.5 thousand sqm.
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The purchase of the entities was treated as a purchase of a group of assets and liabilities and not as a 
business combination based on IFRS 3, Business Combinations, mainly since the Group’s view was to 
purchase a portfolio of assets and not to acquire activities, processes and previous management. Therefore, 
the total purchase costs were allocated to the assets and liabilities based on their relative fair values at 
the purchase date without the recognition of goodwill and deferred tax as follows:

In EUR thousand (unaudited)

Cash and cash equivalents 349

Restricted bank deposits 32

Trade and other receivables 80

Trading properties 6,696

Investment properties (*) 5,115

Trade and other payables (410)

Other long-term liabilities (**) (267)

TOTAL CONSIDERATION PAID 11,595

Consideration already paid in 2016 (6,419)

Consideration to be paid after the reporting period (128)

Less cash acquired (349)

NET CASH FLOW FROM THE ACQUISITION OF SUBSIDIARIES (4,699)

(*) The fair value of the investment properties as at the takeover date was EUR 4,900 thousand, therefore acquisition costs of approximately 
EUR 0.2 million were recognized under changes in fair value of investment properties in the condensed consolidated interim profit or loss 
statement.

(**) Other long-term liabilities refer to a put option granted to the non-controlling interests (see note 5E). 
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Note 5 – Selected Notes to the Condensed Consolidated Statement  
of  Financial Position

A. INVESTMENT PROPERTIES

Investment properties increased as compared with December 31, 2016 due to new acquisitions of the 
issued shares of German entities (see note 4) and additional asset acquisitions in the first three months 
of 2017 totalling 33 residential units and 8 commercial units in Berlin at a total cost of EUR 12 million, 
 including transaction costs and real estate transfer tax (“RETT”) of EUR 1.2 million which were recognized 
under changes in fair value of investment properties in this condensed consolidated interim statement of 
profit or loss.

According to the Group’s fair value valuation policies for investment properties, investment properties 
generally undergo a detailed valuation as at June 30 and December 31 of each year. The fair value of the 
investment properties as at March 31, 2017 was determined based on valuations as at December 31, 2016 
performed by CBRE, an industry specialist that has appropriate and recognized professional qualifications 
and up-to-date experience regarding the location and category of the properties. For the purposes of 
these condensed consolidated interim financial statements, the appropriateness of these valuations is 
monitored on an ongoing basis. According to the Company assessments, there were no material changes 
to the parameters that were used for the December 31, 2016 valuations.

The valuations are based on a discounted cash flow model. The valuation model considers the present 
value of net cash flows to be generated from the property taking into account expected rental growth 
rate, void periods, occupancy rate, lease incentive costs such as rent-free periods and other costs not paid 
by tenants.

The expected net cash flows are discounted using risk-adjusted discount rates. Among other factors, the 
discount rate estimation considers the quality of a building and its location (prime vs. secondary), tenant 
credit quality and lease terms.

The current average capitalization rate (“Cap Rate”) is 3.5% (as at March 31, 2016: 4.4% and as at Decem-
ber 31, 2016: 3.5%) and was calculated based on the Net Operating Income (“NOI”) for the last month of 
the reporting period on an annualized basis, divided by the fair value.

In EUR thousand
Mar 31, 2017

(unaudited)
Mar 31, 2016

(unaudited)
Dec 31, 2016

(audited)

Balance as at January 1 2,278,935 1,456,804 1,456,804

Additions by way of acquiring subsidiaries (see note 4) 5,115 43,824 272,132

Additions by way of acquiring assets 12,022 14,844 98,285

Capital expenditure 5,829 4,905 25,351

Disposals – – (1,015)

Transfer from investment properties – – (16,890)

Fair value adjustments (1,437) (3,019) 444,268

TOTAL 2,300,464 1,517,358 2,278,935
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B. TRADING PROPERTIES
During the three months ended March 31, 2017, the Group completed the sale of 24 condominium units 
for a total consideration of EUR 4.8 million (during the first quarter of 2016: 26 units for EUR 4.6 million 
and during the year 2016: 109 units for EUR 20 million) recorded under revenues in the condensed con-
solidated interim statement of profit or loss.

During the period, the Group acquired a new condominium building with 46 residential units and 2 com-
mercial units in Berlin at a total cost of EUR 6.7 million. See note 4 for more information regarding new 
acquired trading properties during the period.

C. OTHER DEPOSITS
Other deposits represent the proceeds from the 2015 IPO invested in a deposit for 12 months. In the third 
quarter of 2016, the Group used up the remaining proceeds for new acquisitions.

D. LOANS AND BORROWINGS
As at March 31, 2017, loans and borrowings carry an average effective interest rate (i.e. considering the 
swap interest hedging effect from variable to fixed interest) of 2.1% per annum for the total loans (as at 
March 31, 2016: 2.3% and as at December 31, 2016: 2.1%). The average maturity of bank loans is 5 years 
(as at March 31, 2016: 5.3 years and as at December 31, 2016: 5.3 years).

All bank loans are non-recourse loans from German banks with the related assets (investment properties 
and trading properties) as their only security.

As at March 31, 2017, under the existing loan agreements, the Group is fully compliant with its obligations 
(including loan covenants) to the financing banks.

E. OTHER LONG-TERM LIABILITIES
In relation to purchase agreements of 94%–94.9% of the shares of German property holding companies, 
the Company entered into an agreement with ADO Group to purchase the remaining 5.1%–6% of the 
shares of the German property holding companies. As part of the agreement, it was decided that upon 
the completion of a period of ten years following the closing of the transaction, ADO Group shall have 
the right to sell its interest to the Company for the higher of: (i) the fair value of the shares; and (ii) the 
amount paid by ADO Group to purchase its interest, less any dividends distributed to ADO Group by the 
property companies during the 10 year period.

The Company recognized the above put option as a financial liability measured at fair value at each re-
porting date, whereas the changes in the fair value will be recognized in equity.

Note 6 – Financial Instruments
All of the aspects of the Group’s financial risk management objectives and policies are consistent with 
those disclosed in the consolidated financial statements as at and for the year ended December 31, 2016.

A. FINANCIAL INSTRUMENTS MEASURED AT FAIR VALUE FOR DISCLOSURE PURPOSES ONLY
The carrying amounts of certain financial assets and liabilities, including cash and cash equivalents, trade 
and other receivables, restricted bank deposits and trade and other payables are considered to be the 
same or approximate to their fair value due to their short-term nature.
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The fair values of the other liabilities, together with the carrying amounts shown in the statement of fi-
nancial position, are as follows:

B. FAIR VALUE HIERARCHY OF FINANCIAL INSTRUMENTS MEASURED AT FAIR VALUE
The table below analyses financial instruments, measured at fair value at the end of the reporting period, 
including their levels in the fair value hierarchy into which the fair value measurement is categorized:

(1)  Other financial asset relates to the Group’s option for purchasing the non-controlling interest in a 
transaction completed at the end of 2013. This other financial asset is measured at fair value.

(2)  Fair value of derivatives, including both current and non-current liabilities, is measured by 
discounting the future cash flows over the period of the contract and using market interest rates 
appropriate for similar instruments. The credit risk used by the bank is not a material component 
of the valuation made by the bank and the other variables are market-observable.

(3)  Other long-term liabilities relates to a put option granted to ADO Group (see note 5E) 
measured at fair value. The fair value is calculated based on the expected payment amounts 
and the liability is discounted to present value using the market interest rate at the reporting 
date.

Although the Group believes that its estimates of fair value are appropriate, the use of different method-
ologies or assumptions could lead to different measurements of fair value.

Mar 31, 2017 (unaudited) Mar 31, 2016 (unaudited) Dec 31, 2016 (audited)

In EUR thousand
Carrying 
amount Fair value

Carrying 
amount Fair value

Carrying 
amount Fair value

Variable rate loans  
and borrowings (*) 88,409 91,532 208,187 210,899 90,944 94,228

Fixed rate loans  
and borrowings (*) 810,112 823,389 588,975 605,209 813,770 827,143

TOTAL 898,521 914,921 797,162 816,108 904,714 921,371

(*) Including the current portion of long-term loans and borrowings.

Mar 31, 2017 (unaudited) Mar 31, 2016 (unaudited) Dec 31, 2016 (audited)

In EUR thousand Level 2 Level 3 Level 2 Level 3 Level 2 Level 3

Other financial asset (1) – 3,939 - 1,644 – 3,760

Derivative financial liabilities (2) 3,679 – 11,016 – 4,185 –

Other long-term  liabilities (3) – 15,584 – 4,756 – 15,137
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Note 7 – Selected Notes to the Consolidated Profit and Loss Statement
A. REVENUE

B. COST OF OPERATIONS

C. NET FINANCE COSTS

For the three months ended For the year 
ended 

Dec 31, 2016
(audited)In EUR thousand

Mar 31, 2017
(unaudited)

Mar 31, 2016
(unaudited)

Net rental income 23,959 19,198 84,673

Selling of condominiums 4,801 4,602 19,965

Income from facility services 1,346 1,165 5,137

TOTAL 30,106 24,965 109,775

For the three months ended For the year 
ended 

Dec 31, 2016
(audited)In EUR thousand

Mar 31, 2017
(unaudited)

Mar 31, 2016
(unaudited)

Salaries and other expenses 1,919 1,699 6,873

Cost (income) of utilities recharged, net 108 (219) 271

Selling of condominiums – cost 4,062 3,911 16,726

Property operations and maintenance 2,923 2,468 9,694

TOTAL 9,012 7,859 33,564

For the three months ended For the year 
ended 

Dec 31, 2016
(audited)In EUR thousand

Mar 31, 2017
(unaudited)

Mar 31, 2016
(unaudited)

Interest on loans and borrowings 4,361 4,845 18,526

One-off refinance costs – – 9,465

Other net finance expenses (income) 214 562 (263)

TOTAL 4,575 5,407 27,728
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D. CHANGES IN FAIR VALUE OF INVESTMENT PROPERTIES
As described in notes 5A and 4 above, the Group took over three deals in the first quarter of 2017.  According 
to IFRS 13, Fair Value Measurement, none of the transaction costs, including RETT, are considered in the 
subsequent measurement of fair value.

As a consequence, the Group recognized negative valuation in the amount of EUR 1.4 million resulting 
only from the impact of transaction costs and RETT that was included in the initial carrying amount of 
these investment properties.

Note 8 – Segments Reporting
The basis of segmentation and the measurement basis for segment profit or loss are the same as presented 
in note 25 regarding operating segments in the annual consolidated financial statements for the year 
ended December 31, 2016.

The accounting policies of the operating segments are the same as described in note 3 regarding accounting 
policies.

A. INFORMATION ABOUT REPORTABLE SEGMENTS
Information regarding the results of each reportable segment is included below.

In EUR thousand

Three months ended March 31, 2017 (unaudited)

Residential  
property 

management Privatization
TOTAL  

CONSOLIDATED

External income from residential property management 25,057 248 25,305

External income from selling housing units – 4,801 4,801

CONSOLIDATED REVENUE 25,057 5,049 30,106

REPORTABLE SEGMENT GROSS PROFIT 20,203 891 21,094

General and administrative expenses (2,599)

Changes in fair value of investment properties (1,437)

Finance income 179

Finance expense (4,754)

CONSOLIDATED PROFIT BEFORE TAX 12,483

Income tax expense (1,208)
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In EUR thousand

Three months ended March 31, 2016 (unaudited)

Residential  
property 

management Privatization
Total  

consolidated

External income from residential property management 20,050 313 20,363

External income from selling housing units – 4,602 4,602

CONSOLIDATED REVENUE 20,050 4,915 24,965

REPORTABLE SEGMENT GROSS PROFIT 16,263 843 17,106

General and administrative expenses (2,954)

Changes in fair value of investment properties (3,019)

Finance income –

Finance expense (5,407)

CONSOLIDATED PROFIT BEFORE TAX 5,726

Income tax expense (864)

In EUR thousand

Year ended December 31, 2016 (audited)

Residential  
property 

management Privatization
Total  

consolidated

External income from residential property management 88,704 1,106 89,810

External income from selling housing units – 19,965 19,965

CONSOLIDATED REVENUE 88,704 21,071 109,775

REPORTABLE SEGMENT GROSS PROFIT 72,518 3,693 76,211

General and administrative expenses (12,277)

Changes in fair value of investment properties 444,268

Finance income 1,972

Finance expense (29,700)

CONSOLIDATED PROFIT BEFORE TAX 480,474

Income tax expense (69,706)
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Note 9 – Subsequent Events
A.  After the reporting date, the Group acquired 39 assets in 7 different deals, some asset deals, some 
share deals, comprising a total of 712 residential units and 113 commercial units in Berlin. The gross pur-
chase price for 100% of the acquired assets amounted to EUR 173.4 million. At the date of acquisition, 
the total annual net cold rent from the new acquisitions amounted to EUR 5.8 million. As at March 31, 2017, 
the Group paid an advance of EUR 86.7 million that was recorded as advances in respect of investment 
properties.

B.  A dividend in the amount of EUR 19.8 million (EUR 0.45 per share) was paid based on a decision of 
the Annual General Meeting which took place on May 2, 2017. The record date was May 3, 2017.

C.  After the reporting date, the Group signed a bank loan agreement for the amount of EUR 33 million 
to finance existing assets. The new loan carries an annual fixed interest rate of 1.49% per annum for a 
7 year term.
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AUDITOR’S REVIEW REPORT

Report of the Réviseur d’Entreprises agréé  
on the review of interim financial information

INTRODUCTION
We have reviewed the accompanying condensed consolidated interim statement of financial position of ADO 
Properties S. A. (“the Company”) as at March 31, 2017, the condensed consolidated interim statements of profit or 
loss, comprehensive income, changes in equity and cash flows for the three month period ended March 31, 2017, 
and notes to the interim financial information (“the condensed consolidated interim financial information”). 
 Management is responsible for the preparation and presentation of this condensed consolidated interim financial 
information in accordance with IAS 34, “Interim Financial Reporting” as adopted by the European Union. Our 
 responsibility is to express a conclusion on this condensed consolidated interim financial information based on 
our review.

SCOPE OF REVIEW
We conducted our review in accordance with the International Standard on Review Engagements 2410, “Review 
of Interim Financial Information Performed by the Independent Auditor of the Entity” as adopted, for Luxembourg, 
by the Institut des Réviseurs d’Entreprises. A review of interim financial information consists of making inquiries, 
primarily of persons responsible for financial and accounting matters, and applying analytical and other review 
procedures. A review is substantially less in scope than an audit conducted in accordance with International Stan-
dards on Auditing and consequently does not enable us to obtain assurance that we would become aware of all 
significant matters that might be identified in an audit. Accordingly, we do not express an audit opinion.

CONCLUSION
Based on our review, nothing has come to our attention that causes us to believe that the accompanying condensed 
consolidated interim financial information as at March 31, 2017 is not prepared, in all material respects, in accordance 
with IAS 34, “Interim Financial Reporting” as adopted by the European Union.

Luxembourg, May 16, 2017

Stephen Nye
Partner

KPMG Luxembourg Société coopérative
Cabinet de révision agréé
39, Avenue John F. Kennedy
L-1855 Luxembourg
Tel.: +352-2251-511
Fax: +352-225-171
E-mail: info@kpmg.lu
Internet: www.kpmg.lu
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