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INTRODUCTION BUSINESS REVIEW

“CPI Property Group

has grown from a local

champion into a European
leader by building on our
core strengths.”

Edward Hughes, Chairman of the Board

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

FINANCIAL STATEMENTS

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Letter from the Chairman

When | moved to Prague in 1991, growth and change defined
the mood. The Velvet Revolution of 1989 was a recent memory,
free elections had just occurred in 1990 and in 1992, the
Czech Republic and Slovakia would split into two countries.
The Czech economy gradually opened; Western goods (and
companies) were initially seen as the gold standard.

In the 30 years that followed, a period punctuated by the Czech
Republic joining the EU in 2004, many local entrepreneurs
emerged. However, few can match what CPIPG accomplished:
today, the Group is more than a “local champion.” Because of
the long-term vision of our founding shareholder, the Group’s
successful expansion across Europe and our superb access
to financing, CPIPG has been established as an innovator, a
leader across Europe, and a trailblazer in many respects.

At year-end 2022, the Group had €23.5 billion of total assets,
making CPIPG one of Europe’s largest owners of commercial
real estate. | believe our achievements and our future are
possible because of the Group’s relentless focus on five core
strengths:

Local roots and local knowledge. Our people come from
the local area, speak the language, and have the best
relationships with tenants.

Quality comes first. The Group always prioritises quality
real estate above all else, and has invested back into our
properties to maintain and enhance quality. When we buy,
CPIPG only considers assets and platforms in our areas of
expertise.

Consistent access to financing. CPIPG enjoys strong
partnerships with banks and investors, and has a
reputation for openness and transparency. While

our recent growth was powered by the international
bond and hybrid markets, CPIPG always maintained
a strong foothold in the secured bank market: our

recent acquisitions of IMMOFINANZ and S IMMO, two
companies with large bases of secured lending, only
strengthened this commitment.

Long-term focus. As a family-owned company, CPIPG is
able to focus on what matters most: long-term success,
not short-term profits.

Commitment to self-improvement. About five years ago,
CPIPG transformed our approach to governance and ESG.
Today, we are viewed as a European leader in terms of our
disclosures, commitments, and actions. We aspire to be a
best-in-class family company.

These core strengths prepared us well for 2022 and 2023, with
higher interest rates, more volatile markets, and post-COVID
questions about the future of real estate. Because of our asset
quality, we have maintained excellent access to financing. The
Group generates more rental income across more markets,
tenants and assets than ever before.

Asyou will read in our 2022 Management Report, the Group has
some important goals to achieve in 2023, including reducing
our leverage and integrating our recent acquisitions. However,
because of the expertise of our team and our commitment to
our core strengths, | have no doubt we will successfully meet
these objectives.

Thank you for your interest in CPI Property Group.

Sincerely,

Edward Hughes
Chairman of the Board
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A message from the CEO

2022 was an exceptional year of change for CPIPG.

The Group acquired 77% of IMMOFINANZ and 92% of
S IMMO, and became one of Europe’s largest landlords.
CPIPG faced higher interest rates and tougher market
sentiment, adjusted our financing and disposal plans,
welcomed new team members, and made substantial
progress on synergies. | am proud of what our team has
accomplished!

The environment has changed in certain ways, but our goal
is the same: CPIPG wants to own and locally manage the
best real estate platforms in Central Europe. We built
an enormous base of rental income from diverse sources,
and are committed to our conservative investment grade
capital structure. On the other hand, the Group faces
challenges (such as leverage above our target) that will be
addressed over the course of 2023.

The size and scale of our Group is impressive. Total
assets exceed €23 billion, and our property portfolio is
valued at €21 billion. The consolidated group has over
€900 million of contracted gross rent, and generated
€1.3 billion of revenues in 2022. These figures reflect the
full consolidation of IMMOFINANZ and S IMMO, which
added to our portfolios of retail, office and hotel properties
in the CEE region. The acquisition process began in 2021,
when the market backdrop was different. Still, CPIPG
believes the prices paid (a discount of about 20% to fair
value) and the quality of the assets we acquired will stand
the test of time.

CPIPG’s property portfolio displayed strong
operational performance with occupancy of 92.8%
and 7.6% like-for-like rental growth for 2022. Real
estate in the CEE region benefits from an ongoing supply
vs. demand imbalance and limited construction, which
keeps vacancy rates relatively low. Working from home has

not taken hold in CEE like we have seen in Western Europe
and the USA. Our retail parks are near 100% occupancy as
consumers continue to buy the essentials that are part of
day-to-day life in our region.

The Group’s outlook for rents is positive, both because
of market demand due to indexation, which we expect
could bring over €60 million of additional rent in 2023.
CPIPG’s ability to increase rents is an important offset
against higher interest rates, and has also supported the
valuation of our assets, which overall declined less than
1% during 2022.

From an operational perspective, CPIPG has made
fast progress on integrating our acquisitions of
IMMOFINANZ and S IMMO. We made changes to
supervisory and management boards, reshaped the
strategies of both companies through asset rotation, and
combined property and asset management teams. The
benefits of these efficiencies will be clear over the course
of 2023 and 2024.

CPIPG spent about €3.4 billion to purchase shares in
IMMOFINANZ and S IMMO. We established €3.75 billion
of bridge financing, of which €2.7 billion was drawn.
€1.1 billion of the bridges have been repaid, which means
that €1.6 billion remains outstanding with a maturity in
H1 2025. Aside from the bridges, CPIPG’s next significant
debt maturity is in 2026. Our overall cost of debt is low
at 2.45%, as the Group benefits from low-cost, long-dated
financing.

Net LTV was 50.9% at year-end 2022, which is above
the Group’s financial policy target maximum of 40-45%.
This was unexpected, and due mostly to the huge success
of our takeover offers, the closure of the hybrid bond
markets, and slower disposals as the real estate sector
adapted to an environment where small or medium-sized
sales are easiest to execute.

GOVERNANCE & SUSTAINABILITY

FINANCIAL STATEMENTS

CPIPG’s top priority is to reduce our leverage to 45-49%
by year-end 2023. The Group intends to be well within
our financial policy targets by 2024.

To reduce leverage, the Group will continue executing
our €2 billion disposal pipeline which was recalibrated in
August 2022. Since then, the Group has completed over
€750 million of disposals, which are partially reflected in
our 2022 results. Our goal is to sell lower-yielding assets
(Germany, Austria and landbank) in clean sales (e.g.,
all cash). CPIPG has more than 30 disposal projects in
execution, with about €1 billion of letters of intent signed.
The Group may also consider raising equity and other
measures to reduce leverage and protect our credit ratings.

As CPIPG has grown, we have strengthened our
commitments to our people and communities.
In 2022, our environmental targets were validated by SBTi;
we also received improved ratings from CDP, MSCI and
Sustainalytics. The Group’s recent employee survey was
successful, with 98% of employees indicating they are
proud to work for CPIPG.

2022 was a year of change, but 2023 will be a year of
optimisation and integration. CPIPG will reduce our
leverage, continue our disposal pipeline, and further
enhance the efficiency of our operations. We will
prove once again that real estate in the CEE region is
fundamentally resilient and attractive. We are confident
that CPIPG can deliver on our promises.

Thank you for your interest in CPIPG and for the support
you have shown over many years.

Sincerely,

Sl Neda 55

Martin Némecek

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

“We transformed the size and

cale of CPIPG’s portfolio and
will reduce leverage to a more

comfortable level during 2023.”

Martin Némecek, CEO
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[ ) ( ]
Fi nanC|a| TOTAL ASSETS PROPERTY PORTFOLIO NET LTV CONTRACTED GROSS RENT

ghlights - €235 €209  22% €906

for 2022 .
billion billion 45-49 0 million

)
e One of Europe’s IargeSt year-end target for 2023
landlords

e Generating substantial

recurring income CONSOLIDATED FUNDS FROM OCCUPANCY LIKE-FOR-LIKE

ADJUSTED EBITDA OPERATIONS (FFO) RENTAL GROWTH

e €608 €355 02.8%  7.6%

e Capital structure in

< . million million
transition following recent
transformational acquisitions
° Flrmly Commltted to UNENCUMBERED ASSETS WAULT NET ICR EPRA NRV (NAV)
strong investment grade
credit ratings O/ X é :8
e €2 billion of available 4 O 3 ° 4 ° 2 ° :
U i years billion

Notes: Rental / hotel income reflects ten months full consolidation of IMMOFINANZ and six months full consolidation of S IMMO. EBITDA and FFO include ten months full / two
months pro-rata consolidation of IMMOFINANLZ, six months full / six months pro-rata consolidation of S IMMO and pro-rata consolidation of Globalworth.
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‘ Oﬁce - 48% of portfolio

e Leading landlord in Berlin, Prague, Warsaw, Budapest, Bucharest, and Vienna

‘ e Strategic investments in IMMOFINANZ, S IMMO, and Globalworth brought further scale and quality

e #] shopping centre and retail park landlord in the Czech Republic

e High quality VIVO! and STOP SHOP retail offerings by IMMOFINANZ across CEE

CPI

Property @ |®& | W= o #2 residential landlord in the Czech Republic
Group

‘ e Platforms in the UK and Western Europe

& Resorts — §% of portfolio

onvention hotel owner in the Czech Republic

1

n Hvar, Croatia with 88% market share

= tS a 14% of portfolio

logistics, and other assets
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Leading platforms in Central Europe _ &

Property portfolio value per segment:

Retail Residential Hotels Complementary

)-*- Flight time (hrs) ... -- Drive time (hrs)

Berlin O

. Warsaw O
SLOVAKIA
: €0.6bn

“CPIPG’s roots are in Prague,

but we have built on our experience 200
AUSTRIA B

over many years to become the €nsbn udapest O

clear leader in Central Europe.” HUNGARY
€1.3bn

denék Havelka, Executive Director

Includes pro-rata shares of assets owned by Globalworth.
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Diversification anchored in our CEE expertise

Property portfolio by segment (as at 31 December 2022)

Office

Retail

Residential
Hotels & Resorts

Complementary Assets

€10,010 m

Property

portfolio

€20.9 billion
€2,112 m

€4,773 m

PI"OPEI'ty POI‘thliO by geography (as at 31 December 2022)

Czech Republic
Germany
Austria

Poland

Romania
Hungary

Italy

Other CEE

Other WE

€5,283 m

€503 m, 2%

)

Property

portfolio
€20.9 billion

€1,332 m u

€4,846 m

€2,608 m

income
€676 million

€268 m

€4 m) €199 m

Net business

income
€676 miIIion 18%

€68 m
€120 m

€106 m

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Property portfolio detail

Segment Country

Office
Germany
Poland
Czech Republic
Austria
Hungary
Romania
Globalworth
Other

Retail
Czech Republic
Italy
Romania
Poland
Hungary
Slovakia
Other

Residential
Czech Republic
Germany
Other

Hotels & Resorts
Czech Republic
Croatia
Other

Complementary Assets

Landbank

Development

Other hospitality

Agriculture

Industry & Logistics

Other

Total

€ million
10,010
3,811
1,789
1,098
900
700
596
591
525
4,773
1,563
616
578
428
423
118
748
2,112
873
743
495
995
393
7
431
2,965
2,245
Bl
145
139
79
46
20,855

Share of total
48.0%
18.3%
8.6%
5.3%
4.3%
3.4%
2.9%
2.8%
2.5%
22.9%
7.5%
3.0%
2.8%
21%
2.0%
2.0%
3.6%
10.1%
4.2%
3.6%
2.4%
4.8%
1.9%
0.8%
21%
14.2%
10.8%
1.5%
0.7%
0.7%
0.4%
0.2%
100.0%
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: Growth of the Group’s property portfolio (€ miliion)
Growth in scale B oice “The Group’s size and scale o

1 €20.9 bn . 2
and income B Retai income from diverse sources
CPIPG’s property portfolio reached €20.9 billion Residential nrovides a strona base for our
at year-end 2022, increasing by €7.7 billion or Hotels & Resorts . I ] "
59% from 2021. Our growth primarily relates capital structure and financing.

to the Group’s acquisitions of two leading real Complementary Assets €131 bn 4,773 _
. . . David Greenbaum, CFO

estate owners in our region: through a series of .

transactions, CPIPG purchased a 77% stake in €10.3 bn

IMMOFINANZ and an 92% stake in S IMMO. €9.1bn 10.010

Net rental income increased to €632 million, 500 ne .
mainly due to the consolidation of IMMOFINANZ 2181 ' . 6354

at the beginning of March 2022 and S IMMO at . 5,336

the end of June 2022, while total contracted gross 4,206

rent was €906 million. Annualised net rental

income increased by 98 to €736 million.

Our EPRA net initial yield increased to 4.4% 2019 2020 2021 2022

from 4.1% at year-end because of strong like-for-
like rental growth, disposals of lower-yielding
assets mainly in the Czech Republic, Germany,
and Austria and the acquisition IMMOFINANZ’s . Gross rental income Net rental income . Annualised net rental income*
higher-yielding portfolio.

Gross and net rental income (€ million)

Over 90% of our lease contracts are subject

749 736
_ _ : 632 16.6%
to indexation or annual escalation. Early data /
in 2023 indicates that about 60% of our leases
have already been adjusted according to the 356 338 402 363
319 294

lease contract’s reference index or fixed annual
escalator, resulting in a weighted average
indexation of about 8.6%. Including the
remaining leases, this could result in an increase
of over €60 million in headline rents for 2023.

2019 2020 2021 2022 YE 2022

* based on passing cash rents, less non-recoverable property operating expenses according to EPRA NIY calculations on 31 December 2022
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Stable occupancy
and higher rents

Overall, the occupancy of CPIPG’s portfolio
is stable. Office occupancy declined slightly,
mainly due to certain acquired assets that are
currently being leased-up or repositioned.
Occupancy rose in Warsaw and Budapest, and
declined slightly in Berlin and Prague. While
CPIPG is not immune to the hybrid working
trend, workers in our region have generally
returned to the office at least three days a week.
Also, office construction across CEE remains
muted.

Retail occupancy has increased, and remains
near 100% in our retail parks. The CEE region
never experienced the overbuilding which has
plagued retail in other regions. Therefore, the
density of retail remains low and demand is

high. Plus, CPIPG’s retail offering is focused on
grocery-anchored retail that is part of daily life.
Finally, consumers have also been supported by
high wage growth and low unemployment in CEE
compared to the rest of Europe.

In general, rents have been growing in our
portfolio for the following reasons: strong real
estate fundamentals in each market, CPIPG’s
consistent investments in the quality of our
properties, and the excellent work of our local
asset management teams. We expect all of these
factors, plus indexation, to have a positive effect
on rents in 2023.

BUSINESS REVIEW

FINANCE REVIEW

Occupancy rate (%)

GOVERNANCE & SUSTAINABILITY

—— Office Retail Residential* X% Group
94.3% 93.7% 93.8% 92.8%
96.8% 96.7% 97.0% 979%
93.2%
92.4% 91.9% 89.9%
2019 2020 2021 2022
* Occupancy based on rented units.
Rental income continues to grow
. Like-for-like rental growth*
7.6%

4.4%

Mostly excludes
the impact of 2022

indexation which
is mostly effective
from 2023

3.3%

0.8%

2019 2020 2021 2022

* CPIPG standalone

FINANCIAL STATEMENTS

“Occupancy levels are stable,
and we expect continued growth in rents

both organically and through indexation.”

Tomds Salajka, Director of Acquisitions,

IAsset Management & Sales

CPI PROPERTY GROUP MANAGEMENT REPORT 2022
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Resilient portfolio
valuations

The Group’s property portfolio is revalued annually by leading
appraisers including CBRE, JLL, Savills and Colliers. Valuers are
chosen based on a tender process and valuations are reviewed by
the Group’s auditor, EY.

In 2022 the valuation result was a loss of €126 million or less
than 1%, resulting from a combination of factors.

In offices, the valuation result was negative due to yield
expansion impacting all office clusters except for the Berlin sub-
portfolio, which recorded a slight increase in valuations due to
strong rental growth and ongoing investments.

In retail, the result was positive due to solid operating
performance and lower yield sensitivity, as it is a higher-yielding
segment, and the Group’s portfolio is predominantly in retail
parks.

In residential, values increased due to solid like-for-like rental
growth in the Czech Republic, offsetting negative results in
Germany and other countries.

Others, including Landbank, benefited from zoning decisions
and the pricing of comparable market transactions. Third-

party-operated hotels were close to neutral, while owner-operated
hotels, recorded under property, plant and equipment, declined in

value due to regular depreciation and the full impairment of our
only hotel in Moscow, Russia.

The portfolio's Net Equivalent Yield (a time weighted return a
property will produce) increased by +0.7% to 5.4%, up from
4.7% in the previous year.

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY FINANCIAL STATEMENTS CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Valuation movements by segments

Office Retail Residential Other

(Landbank, Hotels & other
complementary assets)

N

-2.9% +0.3% +2.1% +2.1%

Valuation examples

Atrium Plaza, Office, Warsaw, PL Pragovka, Landbank, Prague, CZ Tesco hypermarket, Levice, SK
Change -4% Change +11% Change +2%
Increase in yields not fully After a multi-year process local Higher-yielding hypermarket with
offset by rising rents and authorities issued a zoning decision. tenant sales closely tracking inflation

Estimated Rental Values. supporting rental levels.
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S u m m a ry Of C P I PG’S Performance 2022 2021 Change Financing structure 2022 2021 Change

2 022 It Total revenues €m 1,282 664 93.1% Total equity €m 9,263 7,695 20.4%
res u S Gross rental income (GRI) €m 749 402 86.3% EPRA NRV (NAV) €m 8,005 7,039 13.7%
Net rental income (NRI) €m 632 363 741%
Net debt €m 10,625 4,682 127.0%
Net hotel income €m 46 14 230.0%
Net loan-to-value (Net LTV) % 50.9% 35.7% 15.2 p.p.
Net business income (NBI) €m 676 385 75.3%
Net debt to EBITDA x 17.5x 12.7x% 4.8x
Consolidated adjusted EBITDA €m 608 368 64.9% Secured consolidated leverage % 19.5% 9.8% 9.7 p.p.
Funds from operations (FFO) €m 355 254 40.1% Secured debt to total debt % 38.9% 27.0% 1.9 p.p.
Unencumbered assets to total assets % 54.4% 70.4% (16.0 p.p.)
Net profit for the period €m 557 1,292 (56.9%)
Unencumbered assets to unsecured debt % 179% 267% (88.0 p.p.)
Net interest coverage (Net ICR x 3.2x 4.6x 1.4x
Assets 2022 2021 Change e ) (14
Total assets €m 23,521 14,369 63.7%
Property portfolio €m 20,855 13,119 59.0% Net LTV evolution (%)
Gross leasable area m? 6,784,000 3,667,000 85.0% Our financial policy was introduced in April 2018
Share of green certified buildings % 32.1% 24.2% 79 p.p.
({9
CPIPG benefits from 50.9%
Occupancy % 92.8% 93.8% (1.0 p.p.)

e

S trOng ren ta/ ln COme, Like-for-like rental growth % 7.6% 3.3% 43 p.p. 449% oaoe,
€2 billion OfliqUidit)/’ Target LTV: 40% or below,

up to 45% due to acquisitions

Total number of properties # 855 367 133.0%
and a track record of

Total number of residential units # 16,767 1,755 42.6%
tak/ng aCtlomS to Support Total number of hotel rooms # 7,810 7,025 11.2%

g ”»
our capital structure. .
9 2017 2018 2019 2020 2021 2022 2023

Pavel Méch ura, G roup Finance Director Based on gross headline rent, excluding one-time discounts in 2021, CPIPG standalone year-end

Excluding residential properties in the Czech Republic target

Including hotels operated, but not owned by the Group
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Acquisitions of IMMOFINANZ

and & 1MMO

IMMOFINANZ and S IMMO are well-
regarded owners of Central European real
estate, with primary listings in Vienna.
CPIPG has followed both companies

for many years, and appreciated the
quality of the portfolios. In addition,

we greatly valued the strong secured
lending relationships maintained by both
companies over many years.

For many years, IMMOFINANZ and

S IMMO had a cross-shareholding (each
holding shares in the other). Despite the
best efforts of management, strategic
decision-making at both companies

was nearly paralysed and was certainly
negatively impacted by failed attempts at
mergers and takeovers.

During 2021, CPIPG acquired our first
stakes in IMMOFINANZ and S IMMO,
serving as a base for gaining control.
Ultimately, the IMMOFINANZ takeover
was completed in May 2022, and the

S IMMO takeover was completed in
November 2022.

The acquisition prices were attractive,
representing a 24% discount to book

value at IMMOFINANZ and a 19%
discount to book value at S IMMO.

Through the acquisitions, CPIPG gained

scale and attractive yields: gross return
(based on invoiced rents and rental yield)

was 6.4% for IMMOFINANZ and 5.4% for

S IMMO.

CPIPG also sees significant synergies
among our real estate platforms. Many
changes and efficiencies have already been
implemented, such as:

Appointing Directors to the Supervisory
Boards and changing Management
Board members

Reshaping the strategy of each
company to concentrate on retail
(IMMOFINANZ) and office (S IMMO),
while disposing of lower yielding assets
(e.g., Austria, Germany) and focusing on
higher-yielding assets in the CEE region

Combining property and asset
management teams, and collaborating
more freely across other functions, with
the goal of finding further efficiencies

FINANCE REVIEW

S IMMO: BudaPart Gate, Budapest

IMMOFINANZ: VIVO! Bratislava

GOVERNANCE & SUSTAINABILITY

CPIPG owns

77%

of IMMOFINANZ

192 %

of SIMMO

FINANCIAL STATEMENTS

S IMMO: The Mark, Bucharest, Romania

CPI PROPERTY GROUP MANAGEMENT REPORT 2022
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Superb access to financing
For the IMMOFINANZ and S IMMO takeover offers, CPIPG “CPIPG’s br/'c/e nancinas are

arranged €3.75 billion of bridge financing from ten banks. The

bridge financings had an initial term of two years (2024) and were beinag steadilv repaid throuah
extended during the summer of 2022 to mature in H1 2025. ' ' "
disposals and new financing.

In total, the Group spent €3.4 billion to buy 77% of IMMOFINANZ
and 92% of S IMMO. The Group drew €2.7 billion of bridge loans, Mindee Lee, Senior Manager — Corporate Strategy & Board Secretary
of which €1.6 billion remain outstanding as of 31 March 2023.

About €700 million of the total acquisition cost was paid in cash
from equity raised in 2021 and proceeds from disposals. Acquisition sources and uses (€3.4bn)

Bridge loans have been repaid with a combinationofdisposal DD == =
proceeds and new financing. In January 2022, the Group raised

€700 million of 8-year sustainability-linked bonds, and repaid

more than €550 million of bonds due in 2023 and 2024. In Q2 €1.0 bn

€11bn |

2022, CPIPG issued €183 million of Schuldschein with four and
six-year maturities. The Group also issued $330 million of senior
unsecured bonds in the US private placement market with

five, six and seven-year maturities and signed a €100 million
unsecured term loan with SMBC which matures in 2026.

Bridge loan repaid

S IMMO

In July 2022, CPIPG refinanced and upsized €275 million of a
secured loan for Czech assets with UniCredit Bank and Komer¢ni
banka for a maturity of seven years. Finally, in November 2022,
CPIPG refinanced and upsized €515 million of secured loan facility
with BerlinHyp for our Berlin assets with a maturity of seven
years.

In Q12023, the Group signed a €100 million unsecured term loan
with MUFG with a five-year maturity, and signed a £35 million
5-year secured loan with Rothschild & Co. against a portion of our
UK assets.

€2.4 bn

Acquisition Acquisition
costs financing

Equity & cash  Bridge loan outstanding

IMMOFINANZ
FLOAT Office, Duisseldorf, Germany photo: © phiip ister



INTRODUCTION BUSINESS REVIEW FINANCE REVIEW GOVERNANCE & SUSTAINABILITY FINANCIAL STATEMENTS CPI PROPERTY GROUP MANAGEMENT REPORT 2022

€1 bi"ion Of disposals Comp'eted in Executed disposals by country and segment
late 2021 and H1 2022 Bl Germany [l Crech Republic Austia [l Slovakia

i - . . Office
In August 2021, a disposal plan of up to €1 billion was approved by the CPIPG Board of Directors to be
completed in 12 months. By June 2022, CPIPG successfully completed the disposal programme with
€1 billion of gross disposal proceeds and net disposal proceeds of c.€688 million.

Residential

. Landbank

Disposals were executed across the Group’s portfolio, targeting non-core or highly mature assets. \

August 2021 - A small office building in Ettlingen, Germany, was sold;

BBC Gamma, Prague, Czech Republic

December 2021 - Ceska Pojistovna office and two retail properties in the Czech Republic; 70%

January/February 2022 - Airport City logistics asset and a small office property in Budapest
and a retail property in the Czech Republic;

March/May 2022 - BB Centrum E (CEZ HQ), a portfolio of six office properties in Berlin, and
logistics assets and landbank in CZ; and

July 2022 - CPIPG sold one shopping centre in the Czech Republic.

Disposal pipeline of €2 billion+ in
execution

At the end of August 2022, CPIPG announced the Group is working on a disposal pipeline exceeding €2 billion disposal pipeline; progress update
€2 billion over the next 12 to 24 months. The plan is in line with our deleveraging targets and financial

policy commitments. Proceeds will be used to repay acquisition bridge financings and reduce leverage. Target 9/2022 - 9/2024

As of Q1 2023, the Group has achieved over €750 million of gross disposal proceeds since €2 billion
August 2022. Sector and geographic diversification, along with a high degree of granularity (pipeline

disposals range in size from €10 million to €200 million+) is a significant advantage for the Group.

Residential Apartments, Berlin, Germany

September 2022 - IMMOFINANZ sold the BBC Gamma office building in Prague;
Sales to date

October 2022 - S IMMO completed the sale of its Rostock and Leipzig residential and .
commercial property portfolios; 38%

November 2022 - IMMOFINANZ sold two office properties in Vienna;

December 2022 - CPIPG sold landbank in Slovakia; .
Time passed to date

January 2023 - S IMMO sold a commercial park near Munich; and

March 2023 - S IMMO sold a residential portfolio in Berlin and IMMOFINANZ sold an office
property in Vienna.

Schreyvogelgasse 2, Vienna, Austria

0% 20% 40% 60% 80% 100%
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environmental strategy

Increased ambition for GHG

intensity reduction target of 30%

(2021) and to 32.4% (2022),
which is validated by SBTi

2021-2022
L

Four green bonds issued in
three currencies

2020
-

Investment-grade
rating and inaugural
bond issues

Capital structure
transformation
Hybrid and unsecured bond

issuance in multiple currencies,
inaugural green bond

Office expansion in
Warsaw and CEE

Leading position in Warsaw
office market; 29.6% stake
acquired in Globalworth

Warsaw Financial Center, Poland

2016 2017 2017 2018-2019 2019-2020
L L L L
&
Integration of ~— Foundation of
CPla.s.and GSG Expansion abroad into Czech residential Issuance of bonds in the Czech Property Investments a.s.

(CPI a.s.) by Radovan Vitek

1991

Establishment of CPIPG the CEE region portfolio expansion Czech Republic
2014 2013 2003 2002
L L L

Green bond champion




INTRODUCTION

Corporate highlights

Enhanced commitment to ESG goals

In July 2022, CPIPG further tightened our commitment
to environmental goals and revised our target to reduce
greenhouse gas (“GHG”) emissions intensity by 32.4% by
2030 versus baseline 2019 levels (across all scopes 1-3),
up from the previous 30% target. SBTi validated CPIPG’s
environmental targets.

SCIENCE
BASED
TARGETS

The Group outperforms its GHG
intensity reduction target in 2022

Total GHG intensity across the property portfolio was
0.092 t CO2 eq/m? p.a., which is -15.2% vs. the target. The
Group is on track to meet its -32.4% GHG intensity reduction
target by 2030.

BUSINESS REVIEW

FINANCE REVIEW

Continuous Improvements in
ESG scores

CPIPG improved its Carbon Disclosure Project (CDP)
score to “B” from last year’s scoring of “B-".

SN'CDP

DISCLOSURE INSIGHT ACTION

At the beginning of 2023, CPIPG received a rating of
BBB (on a scale of AAA - CCC) in the MSCI ESG Ratings
assessment, an improvement from the previous rating of
BB.

MSCI

ESG RATINGS

[ccc] B [ BB ] [ A [ AA [AAA]

In March 2023, Sustainalytics updated its ESG risk rating
with CPIPG remaining in the “low risk” category. The
quantitative scoring (12.6) further improved compared to
last year.

SUSTAINALYTICS

Active Employee Engagement

In Q1 2023, the Group conducted a firm-wide employee
engagement survey. The survey was conducted in six
languages across more than ten countries. The overall
response rate was high, with 87% of the employees
providing feedback. The provided employee feedback
was very positive, with 98% of employees being proud to
work for CPIPG and nearly as many, 97%, finding their jobs
meaningful and purposeful. At the same time, key areas
for improvement were highlighted, with many employees
providing concrete suggestions.

GOVERNANCE & SUSTAINABILITY

FINANCIAL STATEMENTS

Awards & Accolades

In 2022, CPIPG and its subsidiaries received numerous
prestigious awards and recognition for our efforts and
activities, such as:

Investor of the Year from Central & Eastern European
Real Estate Quality Awards (CEEQA)

REAL ESTATE
INVESTOR
OF THE YEAR CEEQAEM

CPI PROPERTY GROUP

Strongest Brand of 2022 in the CEE region
from the European Real Estate Brand Institute
Our Nova Zbrojovka project in the Czech Republic won
the Urban Project of the Year 2022 from the Ministry of
Industry and Trade and the Public Prize Urban Project of

EUROPEAN
REAL

Strongest Brand CEE
Investors

CPI Facilities Management won the CRE Award for
Facilities Management Firm of the Year.

S IMMO’s acquisition of the EXPO Business Park in
Bucharest won multiple awards with the Best Investment
Transaction of the Year at the CIJ Awards Romania,
Investment Deal of the Year at the SEE Property Forum in
Bucharest and Transaction of the Year at the Real Estate
Awards Gala of Real Estate Magazine.

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Support for Ukraine

In addition to our humanitarian efforts during 2022, CPIPG
has also taken a stand as a sponsor of the Czech Olympic

team.
(ed=1l CPI Property Group
kY @CPIPG SA

Skupina CPI Property Group
bezpodminecné odmita
ucast ruskych a béloruskych
sportovcu na LOH 2024 v
Parizi, a to i za cenu mozného
bojkotu her. V této moralni
otazce mame absolutné
jasno.

10:11 PM « Feb 11, 2023 « 130.9K Views

86 Retweets 14 Quotes 1,520 Likes

Translated from Czech

CPI Property Group categorically
rejects the participation of
Russian and Belarusian athletes
in the 2024 Olympic Games

in Paris, even at the cost of a
possible boycott of the Games.
We are absolutely clear on this
moral issue.
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Economic review

Team spotlight: CPI Energo

Our tenants

Business segments

Berlin
Warsaw
Prague
Vienna
Budapest

Globalworth

Warsaw Financial Center, Poland




Economic review

Key macro figures for group core economies

INTRODUCTION BUSINESS REVIEW

Annual GDP Annual Unemployment Gross public
growth inflation rate rate debt
(%) (%) (%) (% of GDP)

Czech Republic 2.5 15.8 3.7 419
Germany 1.8 8.6 5.5 69.3
Poland 4.9 16.6 5.2 53.8
Romania 4.8 16.4 5.6 48.8
Hungary 71 24.5 3.9 73.5
EU average 3.6 10.4 6.1 88.1

Sources: Trading Economics, Eurostat

The table uses the last reported GDP growth, inflation and unemployment rates as of FY 2022, Gross public debt
data as of FY 2021 except for Hungary as of FY 2022.

Eurozone

The Euro Area economy grew by 3.6% during 2022 as European economies fully
recovered from the GDP decline of the COVID pandemic.

Despite the headwinds since the Russian invasion, the Euro Area economy
continued to expand by 1.9% in the fourth quarter of 2022, and the growth outlook
of the European Commission for 2023 was lifted in January to 0.9% on the back
of falling gas prices, supportive government policy, low unemployment, and firm
household spending.

The Russian invasion of Ukraine disrupted the growth path of the European
economy at the end of February 2022. Following the Russian aggression, the
European Union, the US, and other countries imposed strict economic sanctions
on Russia. This further fuelled the rise of commodity prices as Russia is a key
commodity supplier for Europe. Prices for Brent crude oil went up from $77 per
barrel at the end of 2021, peaking at around $120 before stabilising at around $85
per barrel since the beginning of December. Natural gas prices peaked in the
summer at nearly €350 per MWh before returning to 2021 levels at the end of the
year as the EU imports 83% of its natural gas with Russia accounting for c. 40% of
the supply before the invasion.

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

Despite the economic headwinds, unemployment in the Euro Area further declined
to 6.6% at the year-end, down from 7.0% at the end of 2021. The resilient labour
market supported private consumption, with wages increasing for the fifth
consecutive quarter in Q4 2022 by 3% YoY, a slowdown from the previous quarters.

The S&P Global Eurozone Manufacturing PMI declined since the beginning of
2022, dropping below 50 in July 2022, indicating a contradiction of manufacturing
output. Since October, the pace of contraction in the sector has slowed as the
decline of new orders is softening, and supply-chain conditions are stabilising.

The S&P Global Services PMI stood at 55.6 in March 2023, pointing to an expansion
in the service sector since January 2023.

S&P Euro Area Composite PMI

(weighted average Service & Manufacturing PMI)

56 —
55 —
54 —
53 —
52 —
51 —
50 —
49 —
48 —
Y8 § § § § 8§ 5§ § § § §8 § g 8 §
p I B E EEEEEEEEREENN

Onthe prices front, input cost inflation eased to a 13-month low but was historically
sharp overall, while selling charges were raised higher than in December. On 1 ]July
2022, the ECB (European Central Bank) raised its key interest rate for the first time
in years to counter the inflationary pressure in the Euro Area above its 2% policy
target. Following several additional rate hikes, the key interest rate currently
stands at 3.0% as of March 2023. Intra-year, the Euro significantly declined from
EUR/USD 1.14 at the beginning of the year to trading below parity in August and
has since partially recovered to currently EUR/USD 1.07 as of mid of March.

Sources: Trading Economics, European Central Bank, European Commission

FINANCIAL STATEMENTS
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CEE (Central and Eastern Europe)

In recent years, CEE countries have benefited from solid fundamentals, including
young and well-educated labour forces, low levels of unemployment, increasing
domestic consumption, healthy levels of local business activity and foreign
investment. Between 2012 and 2022, all CEE countries achieved GDP growth rates
above the EU27 average, with Poland, Romania and Hungary among the top six
fastest-growing economies in the EU28 bloc.

Average annual GDP growth 2012-2022

3-53% 3.4%
I I 2.95%
EU Czech Republic Poland Romania Hungary

Following the widespread and historic GDP fall in nearly all CEE countries during
the pandemic, the region’s economies returned to growth in the second quarter
of 2021. While growth remained positive in 2022, the GDP expansion noticeably
slowed down since the second quarter of 2022 after a strong start to the year. In
the Czech Republic, GDP expanded by 2.5%, Romania by 4.8%, Hungary by 7.1%,
and Poland by 4.9%. As of December, unemployment continued to decline in
Poland, with the unemployment rate falling by -0.7% t0 5.2% and -0.2% t0 5.6% in
Romania. In the Czech Republic and Hungary, unemployment slightly rose by 0.2%
to 3.7% and 0.1% to 3.9% remaining around full employment levels, despite the
migration of refugees fleeing the war in Ukraine into its neighbouring countries.
Consumers likely built up savings during the lockdown periods, which mitigated
the immediate impacts of rising prices.

Despite several interest rates hikes by central banks, inflation remains elevated
across the region. Hungary recorded an annualised inflation rate of 24.5% in
December, followed by Poland at 16.6%, Romania at 16.4%, and the Czech Republic
at 15.8%. The Czech Koruna appreciated in value compared to the Euro intra-year.
Countries in the region continue to benefit from low public debt-to-GDP ratios.

Sources: Trading Economics, Euler Hermes, Erstegroup.com, International Monetary Fund, Wikipedia
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Team Spotlight:

CPI Energo “CPIPG has already committed to 100% green electricity
by 2024, and CPI Energo intends to be a big contributor

Producer of clean and affordable energy i that |
o0 that goal.

The energy crisis in 2022 sparked by the Russian invasion of Ukraine
highlighted the importance of energy security. CPIPG took the initiative Viastimil Russ, CEO, CPI Energo
and established a subsidiary in the energy sector, CPl Energo. The plan is to
become fully self-sufficient energy-wise while sticking to our sustainability
commitment by focusing on power generation from renewable sources.

CPI Energo will act as both a power producer and a supplier. The
company’s goal is to provide clean and affordable energy solutions to
the Group’s tenants. CPI Energo will mainly produce electricity from two
types of renewable sources: solar and biogas power. The Group is well
positioned to achieve this as it is already invested in agricultural land. For
example, our agricultural business, Spojené farmy, owns and operates over
23,000 hectares of farmland. These farms regularly produce surplus hay
that cannot be fed to livestock, which can be supplied to biogas power
plants to be converted into gas and generate electricity.

The Group also sees considerable potential to tap into solar power
generation. Part of the underutilised farmland could be used for solar
farms. In the Czech Republic, the Group owns some 450 buildings and
other premises and is working on complementing the solar farms with
roof-mounted PV panels with panels mounted on facades, including
the otherwise empty walls of tower blocks, similar to what we have done
in Berlin, where CPIPG’s subsidiary GSG is the leading producer of solar
power in the city.

The Group already has solar power generation capacity, capable of
producing about 37 MW (total PV capacity installed across the Czech
Republic is a little over 2,000 MW) plus 1.5 MW from biogas. The aim is
to increase generation capacity up to 100 MW, i.e., 2.5 times the current
capacity, through growth and by investing in capacity already in
operation. CPI Energo would like to reach 300 to 350 MW of total power
output by 2025.
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Our tenants

CPIPG is proud of the quality and diversity of our tenant base, with more
than 8,000 international and local tenants. Our office properties host
domestic companies, public sector entities, and multinational household
names. CPIPG’s largest tenant (Ahold Delhaize) accounts for less than 1% of
gross rental income. Our top 10 tenants represent only 8.4% of gross rental
income, while our top 25 tenants represent less than 15.6% of total income.

CPIPG’s asset portfolio is granular. The Group’s top 10 most valuable assets
account for only 12% of the total portfolio value. Some of the Group’s most
valuable assets including Warsaw Spire, FLOAT, and myhive am Wienerberg
were acquired via the acquisition of IMMOFINANZ.

The Group’s lease maturity profile is well balanced, with a WAULT of

3.4 years, and on average, 16% of the leases expire each year by 2027.
Maintaining a slightly shorter WAULT in Berlin and Warsaw has historically
allowed us to capture consistent increases in rents and manage our tenants
more dynamically.

Top 10 income-generating assets

Asset \(IZI::S % Total GLA m? occE:p:Qaﬁcy Location
myhive Warsaw Spire 391 1.9% 72,000 100.0%  Warsaw, PL
SC Maximo 302 1.4% 61,000 99.7% Rome, IT
Warsaw Financial Center 280 1.3% 50,000 100.0%  Warsaw, PL
Quadrio 253 1.2% 25,000 98.2%  Prague, CZ
Eurocentrum 249 1.2% 85,000 93.6% Warsaw, PL
FLOAT 232 11% 30,000 96.8% Diisseldorf, DE
HelmholtzstraRe 226 11% 45,000 85.3% Berlin, DE
FranklinstraRe 212 1.0% 36,000 86.5% Berlin, DE
myhive am Wienerberg Twin Towers 210  1.0% 66,000 93.8%  Vienna, AT
ReuchlinstraRe 199 1.0% 49,000 88.3% Berlin, DE
Top 10 as % of total property value €2,554m 12.2% 519,000

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

Top 10 tenants by rental income

FINANCIAL STATEMENTS

WAULT by country and segment

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Segment Country WAULT (years)
2022 2021
Germany 3.2 3.2
Poland 2.9 3.0
Office Czech Republic 4.0 4.7
Austria 4.7 -
Hungary 2.7 3.0
Total Office 3.3 3.5
Czech Republic 4.0 4.
Italy 5.5 7.0
Romania 31 -
Retail
Poland 3.4 41
Hungary 2.8 2.9
Slovakia 41 5.9
Total Retail 3.8 4.5
Total Group 3.4 3.8

€ million Rent as WAULT**
% of GRI* (years)
<«<in
@J AhOId. 8.4 0.9% 6.0
x0 Delhaize
8.1 0.9% 10.0
TAKKO 7.9 0.9% 2.8
FASHION
q
k'k 7.9 0.9% 3.2
L P P 7.8 0.9% 3.0
DEICHMANN 7.8 0.9% 27
uni
7.6 0.8% 6.3
per ’
d m 7.4 0.8% 3.0
-—
TESCO 73 0.8% 6.7
o S -
SAMSUNG s: 0.7% 31
Total 76.5 8.4% 47

* Based on annualised headline rent. ** WAULT reflecting the first break option.

Maturity profile of fixed rental agreements

Approximately 66% of
leases expiring in 2023

have been prolonged or
are under negotiation.

23%
16% 15%
13% I I 13%
2023 2024 2025 2026 2027

Excluding residential properties and reflecting the first break option.

19%

2028+
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Office segment

7.5%
LfL growth
in rents

-

€3,000 m
€570 m Q
At €10 billion, offices are CPIPG’s largest business
segment and represent 48% of our property portfolio.

The Group primarily owns offices in Berlin, Warsaw,
Prague, Vienna, and Budapest. In each city, we
are a dominant landlord with market-leading
platforms.

By acquiring IMMOFINANZ and S IMMO, CPIPG
expanded our footprint in Warsaw, Prague and

Budapest and gained exposure to top platforms in 900/0
Vienna and Bucharest.

Occupancy

CPIPG strongly believes in local expertise and has
dedicated office leasing and asset management
teams on the ground in all our key locations.

In 2022, like-for-like rental growth was strong at
7.5%, reflecting a solid performance by our teams and
robust demand, particularly in Prague and Berlin.

“Office life” in our region returned to near pre-
pandemic normal based on Google mobility data
and evidence from our healthy leasing activity in
2022. Hybrid work models prevail in the countries we
operate, for example, 95% of the Group’s employees
work three or more days in the office. Both tenants
and landlords have invested resources to ensure

the office remains an attractive space that fosters
interaction and engagement.

Zlaty Andél, Prague, Czech Republic
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Ofﬁ ce Segment summa ry Office occupancy rate by city («)

Total 93.2% 92.4% 91.9% 89.9%
Net rental income increased by 61% to €333 million in 2022, due

to acquisitions, solid like-for-like rental growth and contributions from — Berlin 933% 22 23.5% 248% 24.47
developments. Like-for-like rents across the office portfolio increased by 73.0% 92.8% 91.3% 92.5% 85.2% 2.4% ééé%
7.5%. Around 94% of our office leases have annual rent indexation clauses,

most of which take effect from January 2023. Warsaw

—— Prague

Total occupancy decreased in 2022 to 89.9%. Occupancy in Budapest and Budapest

Warsaw increased as previously vacated spaces were leased-up again. Berlin Vienna
and Prague saw slight declines mainly due to normal tenant churn around

reporting dates and space reduction by tenants at lease prolongation. The 2019 2020 2021 2022
Vienna office segment was newly added, with a high occupancy of 94.4%. The

other office segment has lower occupancy as some recently acquired assets Office net rental income (€ million)
(e.g., Dusseldorf offices held by IMMOFINANZ) are still in the lease-up phase,

while we also currently see lower overall occupancy levels in Bucharest, Italy, 333
and regional cities.

"7 Strong 61°% Robust

Our office tenants are well-diversified across industries. About half of our and diverse |easing

increase in o
activity

rental income

tenants are from IT, professional services, and financial services firms,
reflecting the high quality of our office properties located in major European
service hubs. Public tenants represent around 11% of our office headline rents.

tenant base

2021 2022

Office segment summary in figures

Office tenants by type (according to headline rent)

u Professional Services
| B
. . . : Berlin 3,000 91.4% 932,000 48 2,934 92.5% 903,000 46

. Financial Services/Banking/Insurance

Warsaw 1,789 95.8% 561,000 24 1,062 95.1% 316,000 14
B Public/Municipalities

Prague 1,012 93.5% 316,000 22 808 94.8% 256,000 18
. Manufacturing

Vienna 900 94.4% 244,000 22 - - - -
. Medical/Pharmaceutical

Budapest 700 86.8% 332,000 20 310 85.2% 131,000 8
|| Consumer Goods Other 2,018 81.2% 884,000 75 266 777% 153,000 17
[ Educational Globalworth 591 - - - 589 - - -
D Energy i IMMOFINANZ - - - - 297 - - -
] Telecom S IMMO - - - - 87 - - -
. Other ? Total 10,010 89.9% 3,270,000 21 6,354 91.9% 1,759,000 103

IMMOFINANZ and S IMMO figures have been consolidated in 2022 into the respective cities.
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A leading commercial real estate platform in Berlin

Our office portfolio in Berlin was valued at €3 billion at the Portfolio unique|y suited to creative and IT sectors 1

end of 2022, representing 30% of the Group’s office segment. 4
Valuations remained stable due to solid positive rent reversion Diversified tenant base of C.1,700

and our investments into the assets, offsetting higher market Assets across
yields. In recent years, the strong market for office space in Strong market with 3.1% overall vaca ncy Berlin

Berlin (particularly among technology and creative companies)
has been a perfect match for GSG’s property potfolio, which
offers unique spaces and a community atmosphere.

Like-for-like rents are up by an impressive 10.2% for the
total portfolio, with positive growth in all clusters.

Occupancy was slightly lower (-0.6%) at the end of December 91 90/0
2022, at 91.9%. Around half of the vacancy in the portfolio °

relates to space strategically vacated for refurbishment to

support GSG’s ability to secure higher rents in the future as “GSG once aagain delivered

the portfolio remains under-rented.

Occupancy

trong rental growth,

Leasing activity remained high reflecting the unbroken high

demand in the market. In 2022, GSG signed new leases, upported bv improvements

extensions and prolongations across nearly 102,000 m? " pe—

of leasable area. Headline rents increased by over 529% on in our product oJjering

eress and healthy market 10.2%
GSG has about 1,700 tenants with many dynamic IT and ”

professional services companies and other small businesses. undamentals. LfL grOWth

Healthy markets and active asset management allow us to
retain tenants even as rents rise across the portfolio. Existing
tenants are occasionally relocated to more affordable locations
within our portfolio in East Berlin.

in rents

Oliver Schlink, CFO, GSG Berlin
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GSG’s portfolio is comprised of three clusters: GSG Berlin office net rental income (€ million)

Net rental income increased by 8.1% 85 92
to €92 million at year-end 2022,

compared to the prior period, driven

mainly by organic growth in like-for-like

rents combined with the contribution

of developments completed in 2021

(Torhaus?), partially offset by the sale of six

smaller assets in Berlin above book value at

the end of Q1 2022. 2021 2022

GSG Berlin portfolio

. PP value (% of total) GLA (% of total) No. of properties

ReuchlinstralRe 10-11, Rest-West

Rest-West: Several western districts
in Berlin enjoy strong demand from
tenants in the service, technology
and creative industries

Aqua-Hdéfe, Kreuzberg

Kreuzberg: A district in Berlin that
caters to the dynamic technology
and start-up industries and has
experienced substantial growth in
recent years

GSG Berlin office segment summary in figures

econopark PankstraRe

econoparks: Eastern districts

of Berlin with good inner-city
connections and more competitively
priced space, supporting tenant
rotation

50%

I |

14%
Rest-West 1,423 90.4% 423,000 15 1,435 93.6% 434,000 15
Kreuzberg 1,033 91.9% 191,000 21 1m2 911% 210,000 26
econoparks 400 95.9% 259,000 5 387 92.4% 259,000 5
Total 2,856 91.9% 873,000 41 2,934 92.5% 903,000 46 Rest-West Kreuzberg econoparks
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Key office properties
of GSG Berlin

Gustav-Meyer-Allee 25 VoltastraRe 5 Wolfener Strae 32-34
PP value: €159 million PP value: €122 million

GLA: 76,000 m? GLA: 33,000 m?

PP value: €110 million
GLA: 74,000 m?

Schlesische StraRe 27

PP value: €86 million
GLA: 11,000 m?

(D—

ReuchlinstraRe 10-11

PP value: €199 million
GLA: 49,000 m? Charlottenburg Mitte

m m Plauener StraRe 163-165
HelmholtzstraRe 2-9 PP value: €113 million

PP value: €226 million

GLA: 45,000 m? ﬁ é

GLA: 82,000 m*

Kreuzberg

FranklinstraBe 9-15a
Schlesische StraRe 26

PP value: €212 million

GLA: 36,000 m? PP value: €136 million

GLA: 25,000 m?

GeneststraRe 5 AQUA-Hb6fe

PP value: €130 million
GLA: 20,000 m?

PP value: €125 million
GLA: 33,000 m?

photos: © CHL
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14.4/m?
€27.2/m? €10.3/m? €14-4
Savills 2022
2022 market GSG average estimated

Significant upside in GSG’s rents

According to management analysis in consultation with external advisors, GSG’s average rents are well below
the Berlin market average. Combined with the city’s continued structural supply/demand imbalance, GSG’s
average rents have consistently increased since 2015. In 2022 GSG’s average monthly rent increased by 8.3%

compared to the end of 2021, rising to €10.34/m? (versus €9.55/m?).
average rent rent 2022 potential GSG

Analysis by Savills suggests that average rents for the portfolio could potentially be €14.4/m?, in contrast to in Berlin
average rent

the overall market average rent of around €27.23/m? and the average rent for the portfolio of €10.34/m? at
the end of 2022. The Group is optimistic that rents can continue to rise toward the market average over time,
supported by continued like-for-like growth, strategic refurbishments, and new developments rented at
prevailing market levels.

GSG’s average rents have continued to increase and still have
significant upside

€10.34

“We continue to see

great potential for our

portfolio to develop
alongside the vibrant
economy of Berlin.”

Thomas Ostermann, Chief Operating Officer,
GSG Berlin

2018 2019 2020 2021 2022

Average rent (per m? by Berlin clusters)

Total 7.00 7.69 8.61 9.55 10.34

2018 2019 2020 2021 2022
5 Rest-West 6.80 7.43 8.34 9.43 10.31
;% Kreuzberg 10.44 1.98 14.00 15.43 17.23
g econoparks 4.56 4.78 5.06 5.44 5.93

Note: Data relates to (€/m?*/month)
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GSG tenants by type (according to headline rent)

. Professional Services
IT
Manufacturing

Financial Services/Banking/Insurance

. Educational

. Medical

. Public/Municipalities

. Other

Berlin office market

The Berlin office market continued to see high occupier demand in 2022 although below
the strong previous year. Total take-up volume for the year was at 741,200 m?, which is
9% lower year-on-year. Take-up was the highest for tenants from the TMT sector.

The vacancy rate slightly increased to 3.1% from 2.5% in the previous year due to the
completion of developments. Around 396,000 m? of new office space was delivered
during 2022, a 22% decline compared to the previous year. For the current year,

972,000 m? are expected to be delivered, with more than half of the pipeline already pre-
let. Prime rents further increased by 12.8% to €45.00/m?/month year-on-year. Average
rents rose by 2.3% to €27.23/m?/month year-on-year.

In recent years, the strength of the Berlin office market is partly attributed to the
consistent growth of dynamic industries and start-ups in the city, from IT, fintech, and
creative sectors. Based on 2022 data, despite only representing 4.3% of the German
population and 4.5% of the national GDP, nearly 50% of all investments in German start-
ups were invested in Berlin-based companies in 2022.

Investment markets in Berlin saw a decline of 24% to €8.54 billion in 2022. Office
properties were the most traded segment accounting for 38% of the total transaction
volume.

Sources: JLL, Savills, CBRE, EY: Start-up-Barometer Deutschland, Cushman & Wakefield

OranienstralRe 6, Berlin, Germany
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INTRODUCTION

Warsaw

CPIPG is the leading office landlord in Warsaw,
with a portfolio valued at nearly €1.8 billion,
comprising 24 properties and 561,000 m? of
space. Our modern and green portfolio in
Warsaw comprises 18% of the Group’s office
segment.

Net rental income increased in 2022 by
49% to €80 million driven primarily by the
acquisition of IMMOFINANZ and solid leasing
activity. In addition, like-for-like rents have
remained robust across the portfolio.

In 2022, CPIPG signed over 60,100 m? of new
leases, extensions, and prolongations with an
average increase in headline rents of 9.6%.
Indexation based on inflation was reflected at

Warsaw Financial Center, Poland

BUSINESS REVIEW
OFFICE WARSAW

FINANCE REVIEW

Harmonised Index of Consumer Prices (HICP)
rates of around 3% for 2021, while in January 2023
the average indexation adjustment was 7.4%.

Occupancy remains well above the average in
Warsaw with CPIPG’s office portfolio at 95.89%
compared to the market average of 88.4% - a
testament to our strong asset quality and property
management teams in Warsaw. Our team has been
able to secure leases using a balanced approach

of prolonging leases for shorter periods while
keeping net effective rents high.

Our strategy of slightly shorter leases should
allow us to capture additional rental growth
from 2023 onwards, when a supply gap for the
Warsaw office market is expected.

Warsaw office net rental income
(€ million)
80

54

2021 2022

GOVERNANCE & SUSTAINABILITY

€1.8bn

Warsaw office
portfolio

#1

office landlord
in Warsaw

95.8%

Occupancy

Modern

and green
portfolio
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“Our product offering and
world-class local asset
management team provide the

exibility to offer tenants

tailored solutions.”

Barbara Topolska, Country Manager, Poland
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INTRODUCTION

Warsaw office market

At the end of 2022, Warsaw’s modern office stock
amounted to 6.3 million m2. New supply delivered to
the Warsaw office market in 2022 was approximately
237,000 m? as twelve new office schemes were
completed.

Currently, there is only 185,000 m? of office space
under construction between 2023 and 2025, the
lowest level since 2010. This slowdown in development
activity is expected to result in a supply gap in 2023,
putting downward pressure on future vacancy rates.

Leasing activity was strong, with 860,000 m? in take-

up in 2022, including over 253,000 m? in Q4 2022.
Companies are also taking a more conservative approach
to leasing, renegotiating existing leases rather than
moving to new locations.

Since the start of the year, Warsaw’s vacancy rate has
declined by 1.1 p.p. to 11.6%, with lower rates inside
central zones.

Prime office property rent increased in 2022, ranging
between €26 and €28/m?/month in the city centre and
up to €19/m?/month outside of the area.

Poland’s commercial real estate investment market grew
by almost 2% to €5.9 billion in 2022 versus €5.7 billion

in the previous year. Office properties generated the
highest transaction volume, with a market share of
roughly 36% or €2.1 billion.

Sources: PINK, JLL, CBRE, Avison Young, BNP Paribas Real Estate

Eurocentrum, Warsaw, Poland
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Key office properties
in Warsaw

Concept Tower

Green Corner Atrium Centrum Atrium Plaza

PP value: €55 million PP value: €45 million
GLA: 18,000 m? GLA: 15,000 m?

PP value: €27 million
GLA: 9,000 m?

PP value: €52 million
GLA: 15,000 m?

Eurocentrum

PP value: €249 million .
City

GLA: 85,000 m?

Centre _
West cgp  City Centre

Warsaw Financial Center
PP value: €280 million
GLA: 50,000 m?

Equator IV
PP value: €60 million
GLA: 21,000 m? I Upper

Jerozolimskie
Corridor

myhive Warsaw Spire
PP value: €391 million
GLA:72,000 m?

Equator 1
PP value: €60 million
GLA: 23,000 m?

Chatubinskiego 8
PP value: €92 million

myhive Nimbus myhive Park Postepu GLA: 36,000 m?

myhive 10-1
PP value: €53 million PP value: €77 million

PP value: €57 million

GLA: 21,000 m? GLA: 35,000 m? GLA: 22,000 m?
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Prague

The value of our office portfolio in Prague stood
at €1 billion at the end of 2022, comprising 10%
of the Group’s office segment. Occupancy in
the portfolio is high at 93.5% with an average
WAULT to first break of four years. Overall
occupancy declined slightly by -1.3% YoY mainly
due to small space reductions by tenants and the
exit of Bohemia Energy.

Net rental income increased by 10.9%

to €47 million due to ten months’ income

contribution from the acquisition of the “/_//gh /QGS/ﬂg GCtiVity inour
IMMOFINANZ Prague portfolio combined

with positive like-for-like rents across the rest ngue oﬁce COU/Q/Qd W/th

of the portfolio. The increase in rental income — - -

was partially offset by the disposal of the CEZ positive net absor/ot/on in the
headquarters and BBC Gamma offices in Prague

above book value. Most corporates in Prague market SU,D/QOFt@d rental g/’OWth
have now adopted a “back-to-office” approach, OIHC/ occupancy in 2022.”

complemented by remote working flexibility
where possible. Physical occupancy is estimated David Votrel, Head of Office Asset Management CZ

at 75-80% of pre-pandemic levels.

O~

#
93.5% |

office
landlord in
Prague

Occupancy

~—

Prague office net rental income

47

2021 2022

The Group recorded solid leasing activity in (€ million)
2022, with only a handful of tenants requesting
a reduction in space. Tenants tend to extend 43

existing leases due to the relocation and fit-out
costs and the long lease terms for new leases.
Nearly 48,000 m? of new leases, extensions
and prolongations were signed at CPIPG. In
addition, the overall occupation costs passed on
to tenants via service charges, including energy
costs, are becoming more prominent.

Jungmannova 15, Prague, Czech Republic
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INTRODUCTION

Key office properties
in Prague

Tokovo myhive Palmovka
Bubenska 1 PP value: €39 million PP value: €81 million
PP value: €85 million GLA: 22,000 m? GLA: 26,000 m?
GLA: 22,000 m? Liben
HoleSovice
|
Hradcany
Na Prikopé 14

PP value: €99 million
GLA: 17,000 m?

7 .
é k 'ﬁ Zizkov

PP value: €125 million Vlnohrady
GLA: 17,000 m?

S v . Meteor Centre
Sml'chov tl’asnlce Office Park

Palac Archa PP value: €57 million
Repy Michle PP value: €70 million GLA: 19,000 m?

GLA: 22,000 m?

Stodulky

City West
PP value: €78 million
GLA: 29,000 m?

Zlaty Andél
PP value: €50 million
GLA: 14,000 m?

myhive Pankrac House
PP value: €46 million
GLA: 19,000 m?

Luxembourg Plaza

PP value: €77 million
GLA: 23,000 m?
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Prague office market

At the end of 2022, the total Prague modern office

stock reached 3.8 million m? with 75,400 m? of new N
office stock added to the market, which is c. 45% ]
below the long-term average of approximately

130,000 m?2. For 2023, currently 130,000 m? of

completions are expected and only 55,000 m?

for 2024. In the second half of 2022, no new

construction was started which results in the

significant decrease in completions expected in

2024.

&
&

Total gross take-up reached 550,100 m? in 2022,

with positive net absorption for a total of 73,200 m2.
Tenants from the IT sector (36%), the pharmaceutical
sector (10%) and the finance sector (10%) were the
main driver of demand. Take-up continues to be
supported by growth in office-based employment.

The vacancy rate remained stable at 7.7%, nearly
unchanged from 7.8% at year-end 2021. The variation
across sub markets remains substantial, with the
lowest vacancy rate in Prague 8 (4.8%) compared to
the highest in Prague 3 (23.8%).

Prime rents increased to €26.5/m?/month, and
average rents at good locations ranged from €16.0 to
€18.0/m?/month. The annual transaction volume fell
to €1.6 billion from €1.9 billion in the previous year.
Office properties were the most popular asset class,
with a share of roughly 369%.

Sources: Prague Research Forum, Cushman & Wakefield, JLL

Bubenska 1, Prague, Czech Republic
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Vienna

Through our acquisitions of IMMOFINANZ and S IMMO, CPIPG [
became a leading office owner in Vienna with two well-

established platforms. The Vienna office portfolio is valued at

€900 million, representing 9% of the Group’s office segment.

Properties include several myhive buildings, such as the prominent

Twin Towers myhive am Wienerberg.

Net rental income in the Vienna office segment was €27 million,
representing ten months of contribution from IMMOFINANZ
starting from the point of consolidation in March 2022. The

S IMMO Vienna portfolio contributed six months of rental income
due to the consolidation beginning at the end of June 2022.
Occupancy in the portfolio is high at 94.4%.

The Vienna portfolio has a particularly high share of public and
municipality tenants with 38%, which have a high credit quality and
tend to be stickier.

Vienna office market

Vienna had 11.6 million m? of modern office space at the end of
2022. Take-up on the city’s office market rose by 5.5% year-on-year
to 190,000 m2. Completions remained low at 126,000 m?, leading
to a further slight decline in the vacancy rate by -0.3% to 4.0%.
Prime rents rose moderately to €27.0/m?/month, and average rents
ranged from €14.0 to €19.0/m?/month. The transaction volume

on the Austrian real estate market fell by nearly 129 year-on-year
to €4.0 billion in 2022 and was generated, predominantly in the
residential and office sectors.

Source: CBRE, EHL, Vienna Research Forum, IMMOFINANZ

GOVERNANCE & SUSTAINABILITY

FINANCIAL STATEMENTS

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

myhive am Wienerberg, Vienna, Austria
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Budapest

CPIPG’s high-quality office portfolio in Budapest consists
of 20 offices valued at €700 million, accounting for 7% of
the Group’s office segment.

Occupancy of the portfolio increased by 1.6% from
85.2% t0 86.8% in 2022. The increase in occupancy was
mainly driven by new tenants taking up vacant spaces in
Andrassy 9 and myhive Haller Gardens.

During 2022, our teams in Budapest signed over

62,300 m? of new leases, extensions and prolongations.
Several major new leases and prolongations have been
achieved, such as the 4,900 m? new lease with the
Hungarian state and the over 14,000 m? prolongation

Budapest office tenants by type

(according to headline rent)

. Public/Municipalities . Manufacturing

IT Consumer Goods
Financial Services/ .
. E |
Banking/Insurance . ducationa
Professional Services . Construction/Development

Other

Telecom

Medical/Pharmaceutical

£

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

with Citibank. Budapest Research Forum (BRF) reported
that total demand for modern offices in the city reached
391,670 m? in 2022, a 7% increase YoY. Net absorption
remained positive in 2022, amounting to 158,510 m?. The
strongest leasing activity was recorded in Vaci Corridor
(37%) and Central Pest (21%) sub market, where the
Group’s properties are primarily located.

The portfolio’s net rental income increased in 2022 to
€32 million. This is due to a combination of increased
occupancy and contribution from the S IMMO and
IMMOFINANZ portfolios, together with positive like-for-
like rent developments. The portfolio benefits from a high
share of public tenants (31%), followed by IT (13%) and
financial services/banking/insurance tenants (129%).

Budapest office market

Modern office stock in Budapest reached over

4.2 million m? as of year-end 2022. There were
approximately 265,700 m? of new completions during the
year, with parts of the new stock being owner-occupied.
The ongoing pipeline for 2023 and 2024 is significantly
lower, with 180,000 m? and 122,000 m?, respectively, of
which c. 40% of spaces are already pre-let.

The office vacancy rate increased to 11.3%, representing
a 2.1% increase year-on-year. Average rents were slightly
higher at €14.0/m?/month, and prime rents equalled
€24.0/m?/month. The transaction volume in the
Hungarian commercial real estate market grew by 18%
to €1.4 billion in 2022. Office properties were the most
popular asset class at approximately 61% or €836 million.

Sources: Budapest Research Forum (BRF), CBRE

FINANCIAL STATEMENTS

Budapest office net rental income

(€ million)
32
18
2021 2022

“Increasing leasing activity and rising occupancy

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Stable
like-for-like
rents

Robust
leasing
activity

confirms our strategy to provide full range asset

and facility management in-house.”
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INTRODUCTION

Globalworth

Globalworth owns an income-generating property
portfolio valued at €3.2 billion consisting of high-quality,
green properties in Poland and Romania.

In early 2020, CPIPG became the largest shareholder in
Globalworth with a stake of 29.5%.

In 2021, CPIPG formed a consortium with Aroundtown SA
and acquired majority control of Globalworth with a stake
of 61% now owned by our jointly owned subsidiary, Zakiono
Enterprises Limited.

86% of portfolio with green certifications
A leading platform in the CEE region

Top-quality, modern and green office assets

Globalworth at a glance (as at 31 December 2022)
Portfolio value

EPRA NRV

Net LTV

Standing properties

Annualised contracted rent

Occupancy rate

GLA

Credit ratings (Moody’s / S&P / Fitch)

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY FINANCIAL STATEMENTS

Globalworth assets by location
(as at 31 December 2022)

. Bucharest, RO Wroclaw, PL

. Other Cities, RO Katowice, PL
Warsaw, PL Other Cities, PL
Krakow, PL

Total
€3.2 billion

Globalworth assets by type

(as at 31 December 2022)

. Office Industrial

. Mixed Use (Office/Retail) Other

Total
€3.2 billion

Globalworth Square, Bucharest, BREEAM Outstanding

globalworth

PP

/ N\

N

Spektrum Tower, Warsaw

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Globalworth Tower, Bucharest, LEED Platinum




INTRODUCTION

Retail

CPIPG is the leading retail park landlord in

CEE and the retail market leader in the Czech
Republic. The Group mainly owns retail

parks, dominant regional shopping centres,
hypermarkets and supermarkets that are part of
people’s essential daily lives.

CPIPG has a long track record as a retail landlord

in the Czech Republic since the founding of the
Group in the early 1990s. In early 2017, CPIPG’s
footprint significantly expanded domestically and
into other CEE markets, including Poland, Hungary
and Romania, by acquiring a retail portfolio from
CBRE Global Investors. In 2021, the Group’s retail
footprint expanded to Italy by acquiring Maximo

in Rome, a flagship shopping centre that opened

in late 2020. During 2022, the footprint was

further expanded through the acquisitions of
IMMOFINANZ and S IMMO, consisting primarily of
STOP SHORP retail parks and VIVO! shopping centre
properties.

The Czech portfolio includes 32 resilient and well
located retail parks, which performed exceptionally
throughout the COVID-19 pandemic and remain

in strong demand. The portfolio also comprises
seven dominant shopping centres in regional cities
of the Czech Republic, where supply is limited and
retail dynamics remain strong, and five retail assets
in core city locations in Prague that are part of
mixed-use developments. In addition, this segment
benefits from a portfolio of stable hypermarkets
and supermarkets, many of which are adjacent to
our shopping centres and retail parks.

BUSINESS REVIEW
RETAIL

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

Retail property portfolio by country

. Czech Republic, €1,563 m

. Italy, €616 m

Romania,

Poland,

Hungary,
Total

. Slovakia, €418 m €4.773 million

Austria,

Serbia,

Slovenia,

Other,

Retail assets by type (according to GLA)

B Retail parks, 1,036,287 m?
. Shopping centres, 891,272 m”
Hypermarkets,

&y

Supermarkets,

. Hobbymarkets, 65,825 m? Total

2,289,508 m?

. Special assets, 133,345 m’

Retail parks are multi-store assets with no common areas/common indoor space.

Special assets include small retail assets (i.e. individual shops).

FINANCIAL STATEMENTS

#1

Retail landlord
in the Czech
Republic

O 8%

Occupancy

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

“Rising occupancy and above
re-pandemic tenant sales

|i
\H|

reflect the attractiveness o

our retail offering.”

Petr Brabec, Asset and Property Management Director CZ/SK
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il
Retai Segment Summary Net rental income (€ million) Retail occupancy rate by country («)
The total value of the retail segment stood at €4.8 billion 268 Total 96.8% 96.7% 97.0% 979%
at the end of 2022, increasing by €2.1 billion primarily due
to the acquisition of IMMOFINANZ and S IMMO. Czech Republic
. . . . . Other
During 2022, occupancy in our retail portfolio increased Ity
t0 97.9% from 97.0%. Occupancy has been remarkably 138 Hungary
high, steadily rising despite e-commerce and the pandemic. Poland
Net rental income increased by 94% during 2022, Slovakia
increasing from €137.8 million to €267.9 million, primarily ijg;g'a
due to the acquisition of IMMOFINANZ and S IMMO, solid Croatia
like-for-like rental growth and increased occupancy. Serbia
Slovenia
2021 2022 Germany 2019 2020 2021 2022
Retail segment summary in figures
Czech Republic 1,563 97.2% 650,000 132 1,498 96.3% 595,000 121
Italy 616 991% 198,000 20 423 99.8% 82,000 5
Romania 578 99.0% 244,000 8 30 100.0% 11,000 1
Poland 428 98.5% 253,000 22 159 97.8% 68,000 8
Hungary 423 96.2% 274,000 21 227 93.9% 138,000 7
Slovakia 418 96.7% 255,000 35 15 99.9% 76,000 15
> Austria 303 97.8% 112,000 20 - - - -
% Serbia 164 100.0% 124,000 14 - - - -
£ Slovenia 145 99.2% 95,000 14 - - - -
:‘ Croatia 56 98.0% 39,000 6 - - - -
§ Germany 49 91.9% 44,000 7 - - - -
%‘3 Globalworth 31 - - - 31 - - -
;: IMMOFINANZ - - - - 181 - - -
ﬁo S IMMO - - - - 34 - - -
£ Total 4,773 97.9% 2,290,000 299 2,697 97.0% 970,000 157
g IMMOFINANZ and S IMMO figures have been consolidated in 2022 into the respective countries.
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Shopping centres in the Czech Republic

Rents in our Czech shopping centres grew by 7.6%
on a like-for-like basis. Leasing activity at CPIPG
significantly increased compared to 2021, with over
50,000 m? of new leases and renegotiations agreed
during the year.

Retail sales for CPIPG fully recovered in 2022 and
increased 10% versus 2019, partly attributable to higher
inflation. At the same time, footfall remained 18% below
pre-pandemic levels, cementing the trend of higher
average basket sizes from the previous year. Regional
shopping centres continue to perform better than inner-
city locations, which are somewhat affected by lower
footfall from office workers.

Through our active leasing and asset management
approach, occupancy increased by 1.1% to 96.8%,
reflecting the strong relationship with tenants and the
quality of our assets. Given the lack of new tenants
entering the market, this is a strong indication of

the quality of our properties and asset management

as tenants are highly selective in choosing new
locations. It also reflects our steady investments in
existing properties as it is currently the case for the
refurbishments of areas in our OC Nisa and Futurum
Hradec Krélové shopping centres.

Overall, tenant quality remains solid. A few brands left
the Czech retail market, such as Hervis Sports. Despite
fashion retailer Orsay going bankrupt, its operations

in the Czech Republic and Slovakia were overtaken by
a local provider, and CPIPG retained all eleven stores
in our portfolio. Notable lease prolongations included
larger leases with tenants Marks & Spencer, H&M and
Albert. New leases were also signed for example with
Half Price, New Yorker and Intersport.

Our shopping centres continue to benefit from being
highly competitive and attractive for our tenants,
with the affordability ratio further improving to a
healthy 10% (vs. 129% in 2019), despite rising energy
and labour costs.

Czech Shopping Centre tenants by type (according to headline rent)

Fashion . Specialist

Grocery Store Sport

. Shoes

. Entertainment

Food & Beverage
Health & Beauty
Services Other

Household

Note: Specialist include Books and Stationery, Toys, Presents and E-commerce.

3%

&
B

GOVERNANCE & SUSTAINABILITY
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Increase in tenant sales (bn czk)

34%

135 increase in
tenant sales on
a LfL basis
2021 2022*

*incl. VIVO! Hostivar, excl. shopping centres sold in 2021 and 2022

27%

increase in
footfall on a

LfL basis
Slight decrease in footfall (miliion)

50.8 495

Affordability
ratio 10%

rent, service &
marketing

charges as a %
of turnover

2021 2022*

*incl. VIVO! Hostivar, excl. shopping centres sold in 2021 and 2022

CPI PROPERTY GROUP MANAGEMENT REPORT 2022
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Shopping centres in the Czech Republic

Olympia Mlada Boleslav Nisa

City: Mlada Boleslav City: Liberec

PP value: €56 million PP value: €96 million
GLA: 21,000 m? GLA: 49,000 m?

Olympia Teplice

City: Teplice
PP value: €60 million
GLA: 29,000 m?

Olympia Plzen

City: Plzen

PP value: €151 million
GLA: 41,000 m?

Futurum Hradec Kralové

City: Hradec Krélové
PP value: €122 million
GLA: 39,000 m?

Kralovo Pole Futurum Kolin

City: Brno City: Kolin

PP value: €67 million PP value: €32 million
GLA: 27,000 m? GLA: 10,000 m?

Zlaty Andél Quadrio Fénix VIVO! HostivaF Spektrum

City: Prague City: Prague City: Prague City: Prague City: Cestlice

PP value: €87 million PP value: €128 million PP value: €58 million PP value: €45 million PP value: €23 million
GLA: 7,000 m? GLA: 8,000 m? GLA: 13,000 m? GLA: 23,000 m? GLA: 7,000 m?




INTRODUCTION

Retail parks

The discount-focused and convenience-oriented retail park format
proved its resilience throughout the pandemic. Retail parks became
a safe haven and remained operational during the lockdowns,
partly because the accessible store formats were able to enact
social distancing measures more easily than shopping centres.
As a result, almost all retail park tenants reported higher year-
to-date turnovers over the last two years compared to 2019, and
tenants entered 2022 in good health. Our retail park concepts are
also highly efficient in keeping occupier costs low. Consequently,
the Group has not experienced any retail park tenants entering
bankruptcy in 2022.

CPIPG’s retail park portfolio spans across the CEE region with
over 1million square metres GLA, making the Group the largest
retail park landlord in the region. The portfolio’s footprint and
reach make the Group a preferred landlord for leading national
and international retailers.

The retail parks are branded with our well-known STOP SHOP and
CityMarket brands providing price-conscious “smart shoppers”
with a consistent and attractive mix of everyday products.
Together with excellent accessibility and plenty of parking spaces,
our retail parks are the dominant retail concept in secondary and
tertiary cities in the regions. Occupancy in the Group’s retail parks
was 99% at the end of 2022, and we registered growing demand
in our premises.

“Our unparalleled geographical
reach makes us the preferred

choice for retailers in Central Europe.”

Pavel Jirdsek, Head of Retail Warehouse Asset Management

BUSINESS REVIEW
RETAIL

FINANCE REVIEW

Hypermarkets and
supermarkets

Hypermarkets and supermarkets also represent a highly stable part
of the Group’s retail segment, as demonstrated during the pandemic.

Turnovers of hypermarkets and supermarkets continued to
grow throughout the pandemic and 2022. This can be attributed
to essential retail continuing to operate despite lockdowns and the
continued higher spending on food and other daily goods.

Shopping trends also adapted to the pandemic as shoppers decreased
the frequency of supermarket/hypermarket visits but increased
average basket sizes per visit. According to research by Nielsen 1Q
based on shopper behaviour in the Czech Republic during 2020, the
volume of transactions decreased by 8% in hypermarkets and even
19% in supermarkets; however, the average shopping basket increased
by around 15%, a trend that continued in 2021 and 2022 as well. An
increase in e-commerce also occurred; however, the share remains
below other Western European markets and the UK, especially in
regional cities where e-commerce platforms are not as prevalent. In
light of the buoyant activity during the year, the portfolio remained
practically 100% occupied.

GOVERNANCE & SUSTAINABILITY

FINANCIAL STATEMENTS CPI PROPERTY GROUP MANAGEMENT REPORT 2022

CityMarket Nachod, Czech Republic

Largest retail
park owner in
the CEE region

152

98.9%

Retail park
occupancy

retail park
properties
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Group retail parks o 0
o
o Retail parks

STOP o © o

SHOP ©
CityMarket Svitavy
0 T 0
O 0 ©

The STOP SHOP brand for retail parks in Central and Eastern

Europe are pleasant, practical neighbourhood shopping oo o 0
centres with a catchment area of 30,000 to 150,000 o o o
residents and offer a wide range of everyday products. O o % 0 o
Characterised by attractive price-performance ratios, the CZ l o 6
concept is particularly suited to secondary and tertiary o o o w o . fretai
cities in regions with comparatively lower incomes. o o O o o o ]Zl:;zl?:’\:ﬁ;te;le:ri(:e;(t;”;a::: (?znelzs
With their good transport links and extensive parking, o o o o SK O o Republic as well as in Slovakia, Poland and
these locations appeal to price-conscious “smart shoppers” o ‘b o o o o o Hungary. They all boast excellent locations
who value easy accessibility. STOP SHOPs also offer their o % o and accessibility, high-quality tenants and
customers impressively consistent quality standards. o AT o g WQ o o parking spaces in abundant supply.

o

o o Our CityMarket retail parks continue to
o demonstrate resilient, stable performance,

%&o ooo HU 0 with occupancy close to 100%.

Q Q SI oo (o Q AT - Austria
HR Ooo RO HR - Croatia
L o CZ - Czech Republic
% o HU - Hungary
Q oo °O IT - ltaly
o RS o PL - Poland
Langenrohr, Austria Q RS - Serbia
o SI - Slovenia

SK - Slovakia
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Nisa Shopping Centre, Liberec, Czech Republic

Czech retail market
“COI”}’)/QG/”@G/ to Western EU/’O/QQ, the Czech retail market The Czech retail market had a promising start into 2022, with

. . . remaining COVID protective measures lifted in April. Retail
is characterised by a perSlstent pent-up demandfor sales in nominal terms exceeded pre-pandemic levels, partly

COI”)SU/”}’I/QUOI’) and a low density OfShOpp/l’)g centres.” driven by double-digit inflation. Consumer spending did not

keep up with inflation in the second half of the year due to the
uncertain economic outlook. When accounting for inflation,
retail sales decreased by -7.3% year-on-year in December.
Oxford Economics expects retail sales to decline by -0.3% YoY
for 2023, followed by a return to growth in 2024.

Supply from new developments or extensions remains muted.
Total supply was 52,700 m?, around 55% less than in 2021, and
exclusively focused on retail parks with ten new schemes and
five extensions. Currently, 77,500 m? are under construction,
while the start of any additional projects is uncertain due to
significantly higher construction costs making projects less
economically viable. Total shopping centre density remained
low at 243 m?/ 1,000 inhabitants, with the total stock at

2.6 million m2.

Prime rents remained stable for shopping centres in Prague
with €142/m?/month and €225/m?/month for high street retail.
Retail Park rents reached €12/m?/month, growing by 9.1% YoY.

Investments in the retail sector were substantially higher in
2022, with a volume of €405 million recorded. This was driven
by Adventum’s acquisitions of 18 properties in the Czech
Republic and Hungary anchored by Tesco stores.

Sources: Cushman & Wakefield, CBRE, Savills
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Italian retail market

The Italian retail sector registered a recovery in retail sales, reaching pre-pandemic
levels while footfall remains below 2019. The increased activity and return of
international tourists provide cautious optimism, with the food & beverage
segment scouting for new opportunities in top high-street destinations.

Rents for prime shopping centres remained stable at around €75/m2/month, while
prime high street rents in the top cities increased.

Italy posted a record total investment volume of €11.6 billion, with €700 million for
the retail segment. Transactions were focused on secondary shopping centres and
big boxes as part of portfolio transactions.

Source: Cushman & Wakefield

Hungarian retail market

Following increasing retail sales in the first half of 2022, monthly retail sales
volume declined towards the year-end. Overall retail volume was up by 1.7%
compared to 2021.

Development activity was focused on refurbishments with the reopening of
GoBuda (formerly Euro Centre) in March with a total of 25,000 m?, Campona mall
(a CPIPG property) and Corvin aruhaz.

Seven new brands, such as Realme and Bloom, entered the market. Headline
rents declined to €70-9o/m?/month for Budapest prime shopping centres and
€20-35/m?/month for regional shopping centres, partly driven by the high
fluctuation of the HUF/EUR exchange rate.

Sources: Cushman & Wakefield, CBRE

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

Polish retail market

Despite high inflation, retail sales at constant prices grew slightly by 0.2% YoY,
driven by robust GDP expansion and constant low unemployment. At the same
time, e-commerce’s retail share declined to around 10% after having peaked at 11%
during the pandemic. The strongest growth was recorded in fashion and footwear
(up by 22% YoY) and pharmaceuticals, cosmetics, and orthopaedic equipment
(+12%).

Supply dynamics were solid in 2022, with over 400,000 m? of modern retail added
in the form of new retail parks in smaller cities, standalone retail warehouses and
extensions. However, this represents a decline of new supply close to 95,000 m?
compared to the previous year. The total retail stock in Poland currently amounts
to over 15.9 million m2. For 2023, a further decline in supply with only 250,000 m?
of new supply is expected.

Prime rents for shopping centres remained flat, while rents for retail parks were
up by 9% YoY.

Source: Cushman & Wakefield

Slovak retail market

The Slovak retail market is split by shopping centres in Bratislava and other larger cities,
representing around two-thirds of the total retail area, with retail parks dominating
outside Bratislava.

Slovakia saw a new supply of spaces from the opening of shopping centres in Nitra and
Kosice, as well as several new retail parks. The total supply amounted to 66,700 m>.
The only other large-scale development project underway is Eurovea 2, set to open in
April 2023. Other ongoing projects are focused on smaller retail parks and extensions.
New tenants’ entry into the market are mainly international food & beverage concepts.

Rents remained stable at around €65/m?/month for shopping centres and €9.50/m?/
month for retail parks.

Source: Cushman & Wakefield

FINANCIAL STATEMENTS
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Romanian retail market

Romania recorded significantly higher growth in retail sales volume over the last
years than the Eurozone. In 2021, retail sales grew by a healthy 8.9% versus 2020.
However, in 2022, retail sales volume declined by -0.4% YoY, according to Moody’s
Analytics.

Despite the decline in sales volume, several new retailers entered the market,
such as fashion chain Primark, Bath & Body Works and JD Sports with stores in
shopping centres, while discount retailer TEDi and pet-supply retailer Fressnapf
focused on retail park formats.

The total modern retail stock reached 4.08 million m? with 86,700 m? delivered
with eleven new retail parks delivered throughout the year. This represents 81%
of the total new area.

Prime rents remained unchanged from last year, between €70 to €75/m2/month.
Investment volume in Romania exceeded for the first time €1 billion, with retail
representing 24% of the total volume.

Sources: CBRE, Cushman & Wakefield, Moody’s Analytics
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Residential

CPIPG has extensive
residential experience
in the Czech Republic

Czech Republic

The largest part of the portfolio relates to CPI BYTY in the Czech
Republic with around 41% of the residential portfolio, where the
Group is the second-largest residential property owner in the country.
CPI BYTY’s portfolio is very resilient and well-diversified located in
key regional cities and Prague.

Residential demand remains strong across the Czech Republic,

Germany

The German residential property portfolio is currently valued at
€743 million and was acquired through the purchase and subsequent
consolidation of SIMMO. In March 2023, S IMMO announced the
successful disposal of a large portfolio of residential properties
in Berlin, which will reduce the value of the remaining portfolio.
The intention is to dispose of all German residential properties
over time, use proceeds for debt repayments, and investments in

and makes selective

leading to generally higher rents and occupancy. Residential rental

higher-yielding assets.
markets in the Czech Republic are generally free, allowing for annual

investments in the UK and rent adjustments in line with pre-specified terms such as annual
inflation indexation, adjustment to prevailing market rents in the U K
specific area or other increases but limited to a maximum of 20%

within any three-year period.

other locations.

The value of the UK residential portfolio stood at €255 million as of

year-end 2022. CPIPG established a small presence in the London
The portfolio’s value stood at €873 million at the end of 2022,

increasing over the last years on the back of improving occupancy
rates, rental growth per m? and high demand for the defensive asset

affordability, good quality, and attractive locations.” class.

Petr Mdcha, Director of CPI BYTY, Czech Republic

residential market beginning in 2018. The Group’s acquisitions
primarily relate to prime properties in excellent locations, typically
acquired at significant discounts to fair value. In late 2020, the
Group added additional apartments situated in St. John’s Wood and
South Kensington, taking advantage of the market mispricing from

“Demand in our apartments is high due to the

Gross rental income grew significantly in 2022 compared to the
prior year, increasing by 18% to €29.3 million, driven by like-for-
like rents and stable occupancy on high levels. This performance
is attributed to CPI BYTY’s multi-year strategy to gradually refurbish
vacated units, and increased occupancy at market rents. Average

Brexit and the coronavirus pandemic.

Group residential net rental income
(€ million)

Residential property portfolio by country

market rents are still significantly higher than the current rents in

Czech Republic, €873 m our portfolio.

Occupancy remained high at 94.5% a slight decline of -1.2% YoY
due to natural fluctuation. Central Bohemia saw an improvement of

Germany, €743 m

1.3 p.p., reaching 100%. Liberec and other regions saw some declines

United Kingdom, €255 m mainly due to the renovation of units before renting to new tenants.
Going forward, the focus to improve income will be on maintaining
France, €100 m occupancy and driving rental growth, as investments in refurbishment

gradually decline.
Italy, €66 m

Austria, €63 m

L]
]
]
]
L]
]
L]

Globalworth, €12 m

2021 2022
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CPI BYTY’s leading regional platforms

2nd largest rental residential property owner in the Czech Republic
Long term rental strategy with significant upside potential

High diversification of rental income

Located in popular districts, close to city centres

Strong track record of increasing occupancy
and rental prices

Liberec

Usti nad Labem
o =cca 500 units

Prague

Ostrava

Czech residential % o

gross rental income (€ million)

CPI BYTY, Cesky Tésin, Ostrava
29

2021 2022
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Czech residential market overview

Market rents have been consistently rising in Prague and major regional cities for several
years, buoyed by economic factors such as low unemployment, rising wages, and solid
inflation. In addition, residential development has not kept pace with population growth
in recent decades, especially in regional cities.

Czech residential property values have also grown consistently since 2014, with realised
sales prices increasing 149% during that period while the rent index in Czech cities
increased by 79.9%. Growth remained positive, with the average selling price of Czech
apartments rising by 2.3% to CZK 95,200/m? in Q3 2022 but clearly showing signs of
slowdown after significant value increases over the last couple of years. The fastest
price increase was recorded in Karlovy Vary (+14.8%), while Usti nad Labem recorded

a price decrease of -10.2%. Prague, the most expensive region with an average price of
CZK 119,500/m?, recorded a decline of -2.8% for the average price of apartments sold.

The Czech residential rental market is underpinned by the lack of affordable housing

in the country. In 2022, the Czech Republic was the country with the least affordable
housing among 22 countries participating in a survey conducted by Deloitte, with an
average of 13.3 gross annual salaries required to purchase a standardised dwelling of
70 m? size.

Rents across the Czech Republic increased by 0.4% in Q4 2022, with the strongest
growth in Pardubice (+5.9%), while Prague recorded +2.2% rental growth with average
rents of CZK 368/month/m? equivalent to approximately €15.5/month/m?2. Zlin recorded
the biggest price decrease (-4.7%), while overall, the southern and eastern regions of the
Czech Republic saw slight declines in rents.

Over the last years, low interest rates supported value growth in residential real estate
investments. Easing of regulations around mortgage loans by the Czech National Bank
(CNB), plus the abolition of a long-debated real estate acquisition tax also contributed
to the increase in demand for real estate. However, in April 2022, the CNB reintroduced
limits on mortgage lending that are expected to slow down price increases together with
rising mortgage rates due to steep policy rate hikes of 675 basis points over the year by
the CNB to currently 7% as of January 2023.

Sources: Deloitte Czech Republic, Colliers

GOVERNANCE & SUSTAINABILITY
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CPI BYTY Apartments, Prague, Czech Republic

48
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RESIDENTIAL

CPI BYTY Apartments, Letfany, Prague

Increases in gross rental income (€ mitlion) Refurbishment and maintenance costs (€ million)
29.3
24.7
221 22.4
19.8 213
18.6 10.2 10.2 10.2
8.5 8.3
70
47
2016 2017 2018 2019 2020 2021 2022 2016 2017 2018 2019 2020 2021 2022

CPI BYTY pOI'thliO OCCUPAaNCY (based on rented units)

95.7%

94.5%

2016 2017 2018 2019 2020 2021 2022

Czech residential summary in figures

Region

Prague m 95.2% 463 441 100 96.5% 463 447
Ostrava region 291 93.5% 4134 3,864 244 94.2% 4133 3,894
Usti region 302 94.0% 4,983 4,682 248 95.2% 4,989 4,752
Liberec region 160 97.7% 2,018 1,972 133 99.5% 2,018 2,007
Central Bohemia 10 100.0% 77 77 9 98.7% 77 76
Total 873 94.5% 1,675 11,036 733 95.7% 11,680 1,176

* Occupancy based on rented units.



INTRODUCTION

BUSINESS REVIEW

FINANCE REVIEW

HOTELS & RESORTS

Hotels & Resorts

CPIPG owns and operates hotels primarily located in the CEE region.

We benefit from local knowledge, scale, and the ability to control costs.

The Group’s hotel business, CPI Hotels, is one of the
largest hotel owners in Central Europe and operates
in several segments:

Congress & Convention Centres: operating under
the Clarion, Quality, Comfort, Holiday Inn and
Marriott brands, these hotels are primarily designed
for conferences and corporate events.

Resort Hotels: the Group owns Suncani Hvar, which
is the leading owner and operator of hotels on the
Croatian resort island of Hvar.

Boutique Hotels & Residences: hotels operating
under renowned brands Mamaison Hotels &
Residences and Buddha-Bar Hotel, located in the

heart of European capitals. Focused on premium
quality accommodation and service.

Residential Hotels: hotels primarily located in
Prague catering for long-stay accommodation,
popular with business travellers and tourists.

Mountain Resorts: the Group is the majority owner
of Crans-Montana Aminona SA (“CMA”), which

operates and maintains the ski lifts, pistes, shops and
restaurants in the Swiss ski resort of Crans-Montana.

Spa Hotels: the independently developed brand,
Spa & Kur Hotels offers wellness and spa treatments
located in the world-famous spa city Frantiskovy
Lazné, in the Czech Republic.

Hotels & Resorts by type (based on property portfolio value)

. Conference & Convention Centres, €583 m
. Resort Hotels, €212 m
. Boutique Hotels & Residences, €111 m
. Mountain Resorts, €51 m
Residential Hotels,

Spa Hotels,

£y

GOVERNANCE & SUSTAINABILITY
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#1

congress &

convention hotels
provider in the
Czech Republic

“A robust recovery in travel
demand across Europe boosted

operational performance in 2022.”

an Kratina, Director of CPI Hotels

Diversified
portfolio

operated by
CPIPG




BUSINESS REVIEW
HOTELS & RESORTS

INTRODUCTION

Key Hotel & Resort
properties

&=} Number of hotel rooms in each country

Clarion Congress

Hotel Prague
Prague, CZ

PP value: €90 million
Hotel rooms: 559

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

Mamaison Residence

Downtown Prague

Prague, CZ
PP value: €32 million
Hotel rooms: 173

Poland

&= 106

FINANCIAL STATEMENTS

CPI PROPERTY GROUP MANAGEMENT REPORT

Mamaison Hotel

Le Regina

Warsaw, PL
PP value: €15 million
Hotel rooms: 61

Czech Republic

&=} 4,501*

Slovakia

= 220*

Austria
Switzerland g 328 Hungary
Vienna Marriott Hotel $
= &) 704
Vienna, AT
PP value: €103 million Croatia
Hotel rooms: 328 i
g 1,113 Budapest Marriott Hotel Europeum
Budapest, HU Marriott Courtyard
PP value: €105 million Budapest, HU
Hotel rooms: 364 PP value: €37 million
Hotel rooms: 234
Italy
&3 752

Crans-Montana
Ski Resort

Crans-Montana, CH
PP value: €51 million

Holiday Inn Rome Amfora Grand Palace Elisabeth Hotel Pharos Hotel

Beach Resort Hvar, HR Hvar, HR

Eur Parco Dei Medici
Rome, IT

PP value: €36 million
Hotel rooms: 316

Hvar, HR PP value: €14 million PP value: €23 million
PP value: €84 million Hotel rooms: 45 Hotel rooms: 201
Hotel rooms: 330

* Czech Republic and Slovakia include hotels operated, but not owned by the Group.
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HOtEIS & Resorts Segment Summary Net hotel income versus hotel operating expenses

(€ million)
The Group has a diversified portfolio of owned and operated hotels, with about half relating to conference and convention centres in the . Hotel R
Czech Republic and a quarter relating to resort hotels in Hvar. The remaining quarter is split primarily between boutique, residential and spa ote revente
hotels and the Crans-Montana mountain resort.

Operating Expenses

Our hotel brands and partnerships @
- SPA & KUR HOTELS
. 1 buddha-bar hofel ™
suncani hvar hotels mamaison bR oA .
Hotels & Residences e MARRIOTT
66
44
~
- @ A
FORTUNA Clarion Bl Quality
. BY MARRIOTT HOTELS PRIVATE LABEL Hotel Comfort

Holiday Inn HOTELS e FeHRiE diongucE 2019 2020 2021
Hotels & Resorts segment summary in figures Clarion Congress Hotel Prague, Czech Republic
Czech Republic 393 4,501 23 175 18 380 4,476 23 13 7

Croatia 7 1,113 7 36 24 168 1,153 7 83 35

Hungary 162 704 4 314 84 67 394 4 44 (13)

Austria 103 328 1 - = - - - - -

Italy 78 752 4 332 28 91 590 5 (43) (23)

Switzerland 51 - 1 - - 51 - 1 - -

Poland 25 106 2 213 21 25 107 2 40 8

Slovakia 13 222 1 135 20 10 222 1 (29) (8)

Russia 0 84 1 0 9 17 83 1 19 (19)

S IMMO = = = = = 15 - - - -

Total 995 7,810 44 184 30 823 7,025 44 42 19

Note: Czech Republic and Slovakia include hotels operated, but not owned by the Group. RevPAR (Revenue Per Available Room). ADR (Average Daily Rate). S IMMO figures have been consolidated in 2022 into the respective countries.
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Hotel performance

Despite a slow start due to Omicron, travel demand across Europe
recovered from April 2022. Almost all CPI Hotels properties operated
during this period, except where value-added refurbishment projects
were being completed. As an owner-operator, CPIPG benefits from
having a flexible business model by consolidating operations and
reducing costs to drive excellent performance.

The average occupancy of the portfolio for the full year 2022 was
51%*, a significant improvement compared to 24% in 2021, albeit
still below pre-pandemic levels of 66% in 2019. Beginning from

April 2022, our hotels were recording between 70% and 90% of pre-
pandemic monthly occupancies. Furthermore, the strong comeback
in leisure traveller demand, despite concerns of a cost-of-living crisis
due to high inflation, led to a significant improvement in our resort
destination of Hvar, where occupancy reached 71%, just 5 p.p.
behind 2019 levels.

The return of international travellers from further afield, particularly
from the UK and US, supported the recovery in hotel performance.
While occupancy remains below 2019 levels, Average Daily Rates
(ADR) in 2022 across the Group’s hotels grew by 6.69% vs. 2019.

Hotel portfolio average occupancy percentage*
Il 2019 [ 2020 [ 2021 2022

80%

FINANCIAL STATEMENTS
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Hotel revenue for the full year 2022 totalled €165 million, more

than doubling the previous year’s revenue. Our diversified city and
leisure hotel properties also allow the Group to benefit from different
recovery phases from the various segments.

The short-term nature of hotel operations allows inflation risks to

be partly mitigated by the ability to increase room rates. However,
increasing cost base, particularly in energy and labour costs,
threatens the bottom line. CPI Hotels manages and operates most
of the hotels owned by the Group, which allows us flexibility and
control over the properties’ operating costs. From the onset of the
pandemic, management swiftly implemented cost-saving measures
and continues to adopt this strategy balancing it with operational
excellence.

For the full year 2022, net hotel income reached €46 million (versus
€14 million in 2021). Overall, hotel performance improved in 2022,
above 2019 net hotel income of €40 million, from acquisitions,
improved product offering and operational growth. 2023 has a
positive outlook with increasing meetings and conferences in the
pipeline across the region supported by the potential return of Asian
travellers, albeit not without headwinds arising from inflation, e.g.,
utility costs and wages.

Jan Feb

* Excluding Hvar resorts that are seasonally operated.

60%

40%

20%

o HD MaE hE Bl LnE K BEE Emll Ha
Mar Apr May Jun Jul Aug Sep Oct Nov Dec
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Market overview

While the European hotel sector had a slow start in 2022 due to the Omicron
variant, travel trends picked up and resumed an upward trajectory for the
remainder of the year despite inflation pressures. According to STR, European
hotels had an overall occupancy rate of 64.6% in 2022 (compared to 75.1% in
2019), while the average daily rate (ADR) increased by 18.5% during the same
period to €132.20.

The significant pent-up leisure demand, alongside the return of corporate
travel, has supported the industry’s resilience. The hospitality sector is
starting 2023 from a position of strength, despite some economic headwinds.

The Prague hotel market was recovering fast in 2022, with occupancy still
shy of pre-pandemic levels at 58% while ADR at €98.35 represents a growth
of 8.2% versus 2019. Prague’s hotel accommodation supply decreased
slightly during the pandemic; however, the Czech capital remains one of

the most attractive hotel markets in Central and Eastern Europe. Prague
welcomed several new hotel property openings in 2022, and by 2024, more
accommodation facilities are expected to be open, especially in the luxury
segment. The increased capacity and uplift in scale/offering would bode well
for the market in terms of attracting more events and raising room rates.

While events a still far cry from peak levels in 2019, Prague continues to rank
highly as one of the most popular congress destinations, securing 7th place in
International Congress and Convention Association (ICCA) global rankings,
on par with other European destinations such as Barcelona, Paris, Vienna,
and London.

Real estate investments in the hospitality sector were dampened by the
economic growth outlook and stalled in the region in general. Notable trends
in the transaction market in 2022 highlight the premium for the leisure
segment, preference for managed rather than leased assets, and an increase
in private buyer acquisitions that are less reliant on debt markets. Investor
sentiment is expected to recover as the macroeconomic outlook stabilises

and the focus shifts towards driving performance through asset management.

FINANCE REVIEW

Sources: STR, Cushman & Wakefield, Czech Statistical Office, Prague Convention Bureau

Mamaison Riverside, Prague, Czech Republic
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Com plementa ry Assets Complementary assets property portfolio

The Complementary Assets segment consists primarily of landbank . Landbank, €2,245 m

in the Czech Republic, Berlin and Italy, as well as selective

development projects and smaller portfolios that complement . Development, €311 m

CPIPG’s overall strategy.

The Group’s landbank is a strategic asset that can be held and Other hospitality,

potentially developed over the long term. These holdings primarily

relate to the Czech Republic, Berlin and, more recently, Italy following . Agriculture, €139 m £2,965 million

the acquisition of attractive plots of land in Rome.

While development remains a relatively small part of CPIPG’s portfolio, Other,

selective and low-risk development is an attractive way to continue
growing our portfolio of income-generating assets. Our approach
towards development is conservative, and we typically develop to hold.

. Globalworth - Industry & Logistics, €44 m

o ) . Spojené Farmy, Kravafe, Czech Republic . Industry & Logistics, €35 1
Other hospitality assets include properties leased or contracted out to
third-party operators, while our agriculture assets consist of organic
farmland in the Czech Republic.
Complementary segment summary in figures
Complementary Assets 2022 Complementary Assets 2021
PP value Occupancy GLA Potential GLA Potential GSA Land area No. of PP value Occupancy GLA Potential GLA Potential GSA Land area No. of
(€ million) (%) (m2?) (m?) (m?) (m?) properties (€ million) (%) (m?) (m?) (m?) (m?) properties
Landbank 2,245 = = = = 32,289,000 = 1,520 - - - - 24,917,000 -
Development 31 = = 120,000 19,000 = 30 82 - - 6,000 16,000 - 8
Other hospitality 145 99.6% 68,000 - - - 7 - - - - - - -
Agriculture 139 = = = = 232 394 000* = 121 - - - - 230 347 000* -
Other 46 = = = = = 2 24 - - - - - 2
Globalworth - Industry & Logistics 44 = = = = = = 36 - - - - - -
Industry & Logistics 35 94.1% 78,000 = = = 4 187 97.3% 189,000 - - - 21
IMMOFINANZ - Development** = = = = = = = 56 - - - - - -
S IMMO - Landbank** - - - - - - - 4 - - - - - -
Total 2,965 98.4% 146,000 120,000 19,000 264,683,000 43 2,031 97.3% 189,000 6,000 16,000 255,264,000 31

* Includes farmland operated, but not owned by the Group. ** IMMOFINANZ and S IMMO figures have been consolidated in 2022 into the respective categories.
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Landbank in the
Czech Republic

The majority of the Czech landbank is
situated in Prague, mainly relating to Bubny,
a 201,000 m? area strategically located
close to the CBD and where we completed
the redevelopment of flagship office
Bubenska1in late 2020. During 2022, the
Group sold a smaller landplot in Prague at a
multiple premium to its book value.

The majority of the remainder of the

Czech Republic’s landbank relates to

Nova Zbrojovka, Brno — where the Group

is completing the regeneration and
redevelopment of one of the largest
brownfields in Brno and in 2020, the Group
completed the development of our first office
property in the new neighbourhood, ZET.
office.

Given the scarce availability of land in Prague
and across the country and constraints in
obtaining building permits, the value of
strategic land plots has been increasing.

FINANCE REVIEW

Prague

GOVERNANCE & SUSTAINABILITY

Bubny land plot -9

Central Business
District

FINANCIAL STATEMENTS
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“CPIPG’s landbank is a
long-term strategic asset that
can be developed when the

. . . 9
time is right.
denék Havelka, Executive Director
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COMPLEMENTARY ASSETS

Landbank & development in Berlin

In Berlin, the Group owns landbank located in
attractive areas. This provides opportunities
for low-risk extensions and developments.

CPIPG’s subsidiary GSG has completed several
office developments in Berlin in recent years.
These developments have proven highly
successful in occupancy, rent and value
growth. Building on this success, selective
development of our strategic landbank provides
another source of future growth.

In our new developments, we are able to attract
blue-chip tenants with prime-level rents.

Q

o i
o8

Q0

GSG Berlin also has several attractive future
developments in its pipeline, mainly relating to
extensions in and around the portfolio’s existing
properties, such as Zossener Stral3e.

The value of the landbank in Berlin increased
in 2021 due to the acquisition of an 81,500 m?
plot in Schonefeld directly adjacent to the new
airport in Berlin, together with 50% stakes in
three future office and residential developments
in central Berlin locations.

GOVERNANCE & SUSTAINABILITY

FINANCIAL STATEMENTS

Zossener StraRe (in development pipeline)

The creation of 6,600 m? of new construction
space and the modernisation of a further
4,400 m? of existing space in modular and
flexible design

An excellent central location in the centre of
Kreuzberg

Modern design and technology harmoniously
combined with historical character

o Existing Asset
o Current Development
o Landbank

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Adil & Berta (in development pipeline)

Harmonious addition to the existing historic
GSG courtyard

Creation of 2,600 m? of modern office spaces
in the sought-after industrial style

Green building with BREEAM “Excellent”
certification

Achieved pre-lets at €30+/m?/month
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INTRODUCTION

Landbank & development in Italy

The majority of landbank in Italy is primarily located in the periphery of o
Rome and strategically focused on holistic mixed-use (residential and

commercial) development potential with ample green public community

spaces envisaged. o

Landbank in Rome, Italy

Existing Asset

Stadio

Olimpico o Ro.ma leur.tma
railway station

0 ©

These land plots offer significant upside, having been purchased

at exceptional discounts to fair value through acquisitions of non-
performing loans. The Group aims to take advantage of the decades-
long undersupply of much needed modern, energy-efficient buildings in
Rome. Future development plans and holding strategy will be assessed
on a case by case basis in the medium term.

4 ~--\%FUR business district

4

/7

oo ©
%

Fiumcino airport

A

~

“Future plans for the opportunistic
landbank acquired are carefully assessed

on a case-by-case basis.” o S
Ciampino airport

Maximo

CPI PROPERTY GROUP MANAGEMENT REPORT 2022
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INTRODUCTION BUSINESS REVIEW

“The Group is committed to reporting financial

metrics which provide the most relevant insight

into our business

FINANCE REVIEW

GOVERNANCE & SUSTAINABILITY FINANCIAL STATEMENTS CPI PROPERTY GROUP MANAGEMENT REPORT 2022

The following performance indicators have been prepared in accordance with best practices as defined by EPRA (European Public Real Estate
Association) in its Best Practices Recommendations guide, available on EPRA’s website (www.epra.com).

EPRA earnings

A rationale for using EPRA Earnings is that unrealised changes in valuation, gains or losses on disposals of properties and certain other items do not
necessarily provide an accurate picture of the company’s underlying operational performance. EPRA Earnings measures the underlying operating
performance of an investment property company excluding fair value gains, investment property disposals, and limited other items that are not
considered to be part of the core activity of an investment property company.

Earnings per IFRS income statement 557 1,292
Changes in value of investment properties, development properties held for investment and other interests (89) 1,276
Profits or losses on disposal of investment properties, development properties held for investment and other interests 36 35
Profits or losses on sales of trading properties including impairment charges in respect of trading properties (2 3
Tax on profits or losses on disposals 0
Negative goodwill / goodwill impairment 318 (0)
Changes in fair value of financial instruments and associated close-out costs 163 6
Acquisition costs on share deals and non-controlling joint venture interests 0 0
Deferred tax in respect of EPRA adjustments (75) (257)
Adjustments (i) to (viii) above in respect of joint ventures (unless already included under proportional consolidation) 19 15
Non-controlling interests in respect of the above 0 0]
EPRA Earnings 187 215
Weighted average number of shares 8,808,784,128 8,135,733,237
EPRA Earnings per Share (EPS) (in €) 0.021 0.026
Impairments (51) (16)
Amortisation, depreciation (46) (37
Net foreign exchange gain - unrealised 145 98
Net foreign exchange loss - unrealised (122) (83)
Deferred tax in respect of Company specific adjustments 20 13
Company specific Adjusted Earnings 24 239

Company specific Adjusted EPS 0.027 0.029




INTRODUCTION

EPRA NAV Metrics

The EPRA NAV set of metrics make adjustments to the NAV
per the IFRS financial statements to provide stakeholders
with the most relevant information on the fair value of the
assets and liabilities of a real estate investment company,
under different scenarios.

IFRS Equity attributable to owners
Include/Exclude:

Hybrid instruments

Diluted NAV

Include:

Revaluation of IP (if IAS 40 cost option is used)
Revaluation of IPUC (if IAS 40 cost option is used)
Revaluation of other non-current investments
Revaluation of tenant leases held as finance leases
Revaluation of trading properties

Diluted NAV at Fair Value

Exclude:

Deferred tax in relation to fair value gains of IP
Fair value of financial instruments

Goodwill as a result of deferred tax

Goodwill as per the IFRS balance sheet
Intangibles as per the IFRS balance sheet
Include:

Fair value of fixed interest rate debt
Revaluation of intangibles to fair value

Real estate transfer tax

NAV

Fully diluted number of shares

NAV per share (in €)

BUSINESS REVIEW

FINANCE REVIEW

In October2019, the European Public Real Estate Association
(EPRA) published new Best Practice Recommendations
(BPR). EPRA Net Asset Value (NAV) and EPRA Triple Net
Asset Value (NNNAV) are replaced by three new Net Asset
Valuation metrics: EPRA Net Reinstatement Value (NRV),
EPRA Net Tangible Assets (NTA) and EPRA Net Disposal
Value (NDV).

6,580 5,992
0 0
6,580 5,992
0 0
0 0
0 0
0 0
0 0
6,580 5,992
(1,711 (1,090)
243 0
43 43
0 0
0 0
8,005 7,039

8,637,850,259 8,835,915,298

0.927 0.797

GOVERNANCE & SUSTAINABILITY
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EPRA NRV assumes that entities never sell assets and aims
to represent the value required to rebuild the entity.

EPRA NTA assumes that entities buy and sell assets, thereby
crystallising certain levels of unavoidable deferred tax.

6,580 5,992
0 0
6,580 5,992
0 0
0 0
0 0
0 0
0 0
6,580 5,992
(1,663)* (1,064)*
243 0
43 43
56 54
28 17
0 0
7,873 6,942

8,637,850,259 8,835,915,298

0.91 0.786

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

EPRA NDV represents the shareholders’ value under a
disposal scenario, where deferred tax, financial instruments
and certain other adjustments are calculated to the full
extent of their liability, net of any resulting tax.

6,580 5,992
0 0
6,580 5,992
0 0
0 0
0 0
0 0
0 0
6,580 5,992
43 43
56 54
1,358 (23)
7,839 5,872
8,637,850,259 8,835,915,298

0.908 0.665

* (1) The Company classifies Assets held for sale and Inventories as a part of the portfolio which is intended to be sold. (2.) The Company assumes disposals of Assets held for sale and Inventories through asset deals. (3.) The Company considers local tax legislation and incorporation of the “Directive on the Common System of Taxation Applicable in the Case of Parent Companies and
Subsidiaries of Different Member States”. (4.) The Company considers disposals of material properties.
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EPRA vacancy rate

The EPRA vacancy rate is calculated by dividing the market rents of vacant spaces
by the market rents of the total space of the whole property portfolio (including
vacant spaces).

The rationale for using the EPRA vacancy rate is that it can be clearly defined,
should be widely used by all participants in the direct real estate market and
comparable from one company to the next.

Estimated rental value of vacant space 72 32
Estimated rental value of the whole portfolio 1,004 506
EPRA Vacancy Rate 7.2% 6.2%

Andrassy Palace, Budapest, Hungary

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

EPRA net initial yield and EPRA “topped-up” net
initial yield

The EPRA NIY (Net Initial Yield) is calculated as the annualised rental income based
on passing cash rents, less non-recoverable property operating expenses, divided by
the gross market value of the property. The EPRA “Topped-up” NIY is calculated by
making an adjustment to EPRA NIY in respect of the expiration of rent-free periods

(or other unexpired lease incentives such as discounted rent-free periods and step
rents).

EPRA NIY and EPRA “topped-up” NIY are aimed at encouraging the provision of
comparable and consistent disclosure of yield measures across Europe. These two
yield measures can be clearly defined, widely used by all participants in the direct
and indirect European real estate market and should be largely comparable from
one company to the next and with market evidence.

Investment property — wholly owned* 19,046 10,745
Investment property — share of JVs/Funds 0 0
Trading property (including share of |Vs) 0 0
Less: developments 2,667 1,604
Completed property portfolio 16,379 9,140
Allowance for estimated purchasers’ costs 184 0
Gross up completed property portfolio valuation 16,563 9,140
Annualised cash passing rental income 862 41
Property outgoings** 126 39
Annualised net rents 736 372

Add: notional rent expiration of rent free periods or

other lease incentives 44 27
Topped-up net annualised rent 780 399
EPRA NIY 4.44% 4.07%
EPRA “topped-up” NIY 4.71% 4.37%

*Including property portfolio value of income producing Assets held for sale.
** Annualised.

FINANCIAL STATEMENTS
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EPRA cost ratio

EPRA cost ratio is calculated by expressing the sum of property expenses (net
of service charge recoveries and third-party asset management fees) and
administrative expenses as a percentage of gross rental income.

The EPRA cost ratios are aimed at providing a consistent base-line from which
companies can provide further information around costs where appropriate.

Include:

;Ar‘]cclgn;q;s:tr::;vrigpéerating expense line per IFRS 279 120
Net service charge costs/fees (33) (23)
Management fees less actual/estimated profit element 0 0
Other operating income/recharges intended to cover

overhead expenses less any related profits 0 0
Share of Joint Ventures expenses 0 0]
Exclude (if part of the above):

Investment property depreciation 0 0
Ground rent costs 3 3
Service charge costs recovered through rents but not 0 0
separately invoiced

EPRA Costs (including direct vacancy costs) 243 95
Direct vacancy costs n 4
EPRA Costs (excluding direct vacancy costs) 232 91
Gross Rental Income less ground rents - per IFRS 746 399
Less: service fee and service charge costs components 0 0
of Gross Rental Income (if relevant)

Add: share of Joint Ventures 0 0
(Gross Rental Income less ground rents)

Gross Rental Income 746 399
EPRA Cost Ratio (including direct vacancy costs)* 0.33 0.24
EPRA Cost Ratio (excluding direct vacancy costs)* 0.31 0.23

*Our EPRA cost ratio is higher than some peers. This is mainly due to one-off transaction costs as well as the overall
higher administrative costs related to the acquisitions of IMMOFINANZ and S IMMO in connection with the
temporary time lag between cost and revenue increases.




CPIPG's valuation
approach

INTRODUCTION

“The higher-yielding nature
of our portfolio coupled with

BUSINESS REVIEW

strong operational performance

and investments mitigated the

result from yield-expansion.”

ifi Hrabec, Valuation Manager

Balance Hall. Budapest, Hungary

FINANCE REVIEW

Property valuation

The consolidated financial statements for the year ended 31 December
2022 have been prepared in compliance with International Financial
Reporting Standards (IFRS) as adopted by the European Union, which
include the application of the fair value method. Since the property
portfolio owned by the Group must be stated at fair value (present
value), the regular valuation of these properties by independent
experts is recommended. Valuation reports are prepared according
to RICS Standards (RICS Valuation - Professional Standards January
2014), whilst an immaterial amount is prepared according to Czech
valuation standards. The Group revalues the entire portfolio annually;
CPIPG revalues properties where performance has been exceptional
(positively or negatively) for semi-annual periods. Under the terms of
the Group’s EMTN programme, 9o% of the portfolio must be externally
valued by a reputable independent valuation company annually.

The property portfolio valuation as of 31 December 2022 is based on
reports issued by:

CBRE

Jones Lang Lasalle
Savills

and other appraisers

Entrusting several independent companies with the task of appraising
the Group’s real estate assets makes the process of determining the
value of the Group’s property portfolio transparent and impartial.
At the same time, the valuation process is centralised for consistent
methodology, reporting, and timeframe. The compensation paid to
appraisers is entirely independent of their appraisal results but reflects
the assigned workload measured by the number and the size of assets
whose value should be appraised.

The following table summarises the number and value of the Group’s
real estate assets appraised by individual firms and the share of the
appraised value in the total valuation. For the purpose of informative
value, individual appraisers’ workload and valuation results are
presented by business segments. The contribution of individual firms to
total valuation summarised across business segments is also included.

GOVERNANCE & SUSTAINABILITY
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Split by appraisers and segments
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Appraisers % Segments NO’NC:i [:)l‘fO:):;;i;ifS/ Va(lz::rt]i)on % oizszl e
Office 96 3,822 18.3%
Retail 179 2,523 121%
CBRE 36%  Complementary Assets 19 527 2.5%
Residential 2,677 340 1.6%
Hotels & Resorts 2 208 1.0%
Office 35 1,758 8.4%
Retail 49 1,372 6.6%
Jones Lang Lasalle 25%  Complementary Assets 5 1,028 4.9%
Residential 1,671 863 41%
Hotels & Resorts 4 122 0.6%
Office 41 2,832 13.6%
Savills 14%
Complementary Assets 3 159 0.8%
Complementary Assets 4 697 3.3%
Retail 18 510 2.4%
Colliers 8% Office 23 402 1.9%
Hotels & Resorts 4 78 0.4%
Residential 22 66 0.3%
Hotels & Resorts 25 474 2.3%
Cushman & Wakefield 4% Residential 44 249 1.2%
Retail 47 109 0.5%
Complementary Assets 2 45 0.2%
Office 5 320 1.5%
EHL 3% Retail 2 192 0.9%
Complementary Assets 1 25 01%
Complementary Assets 8 343 1.6%
Office 6 238 11%
Other 4%  Hotels & Resorts 9 3 0.5%
Residential 24 112 0.5%
Retail 4 36 0.2%
Globalworth 677 3.2%
Complementary Assets 1 47 0.2%
Acquisition 4% )
Residential 1 6 0.0%
Office 1 1 0.0%
Residential 2,328 464 2.2%
AHFS 3%  Complementary Assets 0 49 0.2%
Office 4 47 0.2%
Total 20,855 100%

* Number of units provided for residential properties.
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Indexation and inflation

More than 9o% of our lease contracts are subject to indexation. The
Group’s largest segments, office and retail, have very high shares
of indexed rents, with c. 94% each. The individual lease contracts
specify the exact reference index, which can vary per contract. For
example, for an agreement in EUR, the harmonised index of consumer
prices for the European Union (HICP) could be used as a reference.
The rent indexation is done retrospectively; therefore, the effects of
rent indexation during 2022 were based on 2021 inflation levels, with
rent indexation will begin to show most intensively from 2023. Early
data in 2023 indicate that c. 60% of our leases have already been
adjusted according to the lease contract’s reference index or fixed
annual escalator resulting in a weighted average indexation of
C. 8.6%.

Increased costs from service charges are passed on as incurred to
tenants. Therefore, the Group would expect higher inflation rates
to translate into rental growth as long as supply remains muted and
demand solid.

myhive Medienhafen | Alto, Diisseldorf, Germany

BUSINESS REVIEW
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Quality of the underlying properties and market dynamics

The Group’s assets valuations reflect the high quality of the underlying assets. Supply and
demand dynamics are key drivers for the underlying real estate assets’ medium- and long-term
values and value potential. Our portfolio strategies and properties are carefully selected based
on the below criteria:

Location: Our offices are in central locations of capital cities, which are the centre of the
respective economies. In retail, we have the dominant retail offering in the respective
catchment areas. Our landbank assets benefit from the finite character of the land,
particularly in large cities.

Asset quality: The Group is a long-term owner of underlying real estate assets,
continuously investing in our standing properties with a significant number of green
buildings but also unique historic landmark properties, which are frequently upgraded.
This is complemented by local asset and facility management teams that continuously
improve operational efficiencies within the buildings.

Structural demand: CPIPG’s focus is on the economically most dynamic CEE region

in Europe. The Group’s locations are attractive service hubs for industries such as the
financial service or IT sector. Positive net immigration coupled with competitive labour
costs continues to support office-based employment growth. At the same time, pent-up
demand in consumption remains a key characteristic for retail in our region. Affordable
housing remains in high demand across Europe.

Supply: The Group’s core markets benefit from limited ongoing supply while market
vacancy rates are low. In addition, core countries such as the Czech Republic and
Germany are restrictive with new building permits. At the same time, the construction
costs in Europe significantly increased, reflected by the increase in the European
Construction Cost Index. Future supply in our core markets is below long-term averages.
This provides landlords with pricing power.

Yields

Nearly 9o of our leases are EUR-denominated, with offices in CEE markets most frequently
transacted in Euros, with pricing following similar trends to Western Europe. The underlying
risk-free rate is therefore based on German government bonds.

The spread for each property is then individually determined based on factors such as
geography, segment, location, asset quality, tenants and lease maturities.

The Group’s net equivalent yield increased by 0.7% to 5.4%, up from 4.7% in the previous
year. Yields range between 2.6% for Czech residential assets up to 8.3% for offices in Hungary.

FINANCIAL STATEMENTS
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Portfolio net yields

Germany 3.4% 3.4% 4.0% 2.9%
Czech Republic 4.83% 5.2% 5.6% 4.5%
Poland 4.8% 5.9% 5.5% 5.0%
Hungary 6.2% 6.4% 8.3% 5.5%
Austria 3.7% 3.9% 4.0% 3.3%
Other 5.6% 5.8% 6.6%
Czech Republic 5.9% 6.1% 6.8% 5.5%
Other 6.6% 6.9% 7.0%
Czech Republic 2.5% 2.5% 2.6%
Germany 2.6% 2.6% 2.9%

The table compares yields across various business segments and countries of
the Group. The EPRA NIY (Net Initial Yield) is calculated as the annualised rental
income based on passing cash rents, less non-recoverable property operating
expenses, divided by the gross market value of the property. The EPRA “Topped-
up” N1Y is calculated by adjusting EPRA NIY in respect of the expiration of rent-free
periods (or other unexpired lease incentives such as discounted rent-free periods
and step rents). The Net Equivalent Yield is calculated as a weighted average of the
net initial and reversionary yields, representing the return a property will produce.
The reversionary yield is based on the ERV (Estimated rental value) of vacant areas
stated by appraisers for each property.

The relatively lower EPRA “Topped-up” Yields compared to Net Equivalent Yields
are mainly due to excluding income on vacant spaces.
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Focus on value enhancing
CapEx

Maintenance-related CapEx 91 77
Refurbishment and redevelopment 108 69
New development / additional leasable area 184 69

CapEx increased versus 2021 due to the consolidation of IMMOFINANZ and
S IMMO, plus ongoing projects in Berlin and the Czech Republic. The Group has
substantial flexibility to reduce discretionary CapEx as required in the future.

Additions by country

. Czech Republic Italy . Hungary

. Germany Austria . Other WE
Croatia Poland Other CEE

£y

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY
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Changes to the property portfolio in 2022

Acquisitions of €3.33 billion, comprising primarily €1.84 billion for IMMOFINANZ shares,
€0.83 billion for S IMMO shares and other acquisitions;

Capital expenditure and development of €382 million;

Disposals of €889 million, including mainly the sale of three shopping centres in the
Czech Republic, the CEZ office in Prague, industrial properties in the Czech Republic and
Hungary, six office properties in Berlin, three offices in Vienna, landbank in the Czech
Republic and a small office in Budapest;

Slight decrease in fair value of €49 million;

IMMOFINANZ portfolio value of €5.23 billion as at acquisition date, partially offset by the
elimination of the investment;

Investment property revaluation (89)
Hotels / PP&E revaluation and depreciation (38)
Total valuation impact (126)
FX impact 78

Investment property includes office, retail, residential, landbank, industry
& logistics and development. Other PP&E includes mountain resorts and

agriculture.

S IMMO portfolio value of €3.13 billion as at acquisition date, partially offset by the

elimination of the investment.
Property portfolio in 2022 (€ million)

3,134
5,231 20,855
(1,032)
(2,374)
382
3,326 [ 6
(889) (49)
13,119
Portfolio value Acquisitions Additions Disposals Change in Other IMMOFINANZ Elimination of S IMMO Elimination of Portfolio value

31 December 2021 (CapEx & fair value movements portfolio value as at  investment into  portfolio value as at  investment into 31 December 2022

Development)

acquisition date IMMOFINANZ acquisition date S IMMO
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Capital structure and financial policy

The Group’s financial policy is consistent with achieving “high BBB” credit ratings over time. Key features of CPIPG’s financial policy

include:

Net LTV
of up to 400/0,

Net ICR

of3x
or above

or up to 45% in the
case of strategic
acquisitions

CPIPG began acquiring IMMOFINANZ and S IMMO shares in
mid-late 2021. While the Group’s original acquisition financing
plans called for large-scale disposals, hybrid bonds, and rapid
deleveraging to protect our mid-BBB credit ratings, financial
market conditions deteriorated throughout 2022. Equity markets
declined, and CPIPG’s takeover offers (open for a long period)
were highly successful.

While the Group maintained access to external financing and
has continued to make disposals at a slower pace, the Group
ended 2022 with ratios which are outside of our financial policy
targets. The Group was also downgraded to Baa3 (Moody’s) and
BBB- (S&P), despite significant improvements to the Group’s
portfolio scale and income.

CPIPG has a clear plan to restore our credit ratios by the end of
2024. Our goal is a Net LTV of 45-49% by year-end 2023, and
lower thereafter. We expect to achieve debt reduction through

small and medium-sized disposals, potential equity investment,
and other measures.

High level of
unencumbered

Focus on

senior
assets &

liquidity

unsecured
financing

Hybrid bonds

CPIPG’s hybrid bond issues have contributed significantly to

the Group’s growth. CPIPG sees hybrids as a useful source of
equity-like financing, and an important part of our capital
structure particularly given our status as a family-owned
company. CPIPG would like to protect our reputation in this
market. CPIPG has hybrid bonds callable in 2025, 2026, and 2028
and will make decisions about calls, replacement, or refinancing at
the appropriate time.

Equity investors

In 2021, CPIPG welcomed Apollo as a new shareholder; as

of year-end 2022, Apollo owned 5.34% of the Group’s common
shares. CPIPG is open to further equity investment, particularly as
a deleveraging tool. On the other hand, CPIPG intends to remain
primarily family-owned.

FINANCIAL STATEMENTS

Einsteinova, Bratislava, Slovakia
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“CPIPG’s financial policy is
unchanged, and we expect to
improve our credit metrics in
2023 and 2024.”

David Greenbaum, CFO
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“A key strength of CPIPG is our

d

iversified funding mix and access to

different pockets of capital.”

Moritz Mayer, Manager — Capital Markets

BUSINESS REVIEW
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Unsecured vs. secured financing

While the Group favours unsecured financing via bond markets,
current indicative costs are not attractive. Therefore, in the short
term, the Group will focus more on secured bank financing and other
unsecured funding as a source of capital for the Group. Due to the
full consolidation of IMMOFINANZ and S IMMO, the proportion of
secured bank loans to total debt increased from 27% at the end of
2021t0 39% at the end of 2022.

The largest portion of the Group’s secured loans (34%) relate to
Germany, followed by the Czech Republic (19%) and Austria (13%).
Secured loans in Austria, Poland, Hungary, Slovakia and Romania
were added through the acquisitions of IMMOFINANZ and S IMMO.
The Group has secured loans from 27 banks. Of the total secured
loans, 95% are with nine leading banks in our region.

Split of secured versus unsecured debt

. Secured
I cPIPG

. Unsecured

B 'MMOFINANZ B s vvo

€4,552 m

Total
€11,690 million

€7138 m
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Breakdown of secured bank debt by principal

Secured bank debt by geography

. Germany
. Czech Republic

. Austria
Poland

. Hungary

. Slovakia

Romania

Other

Secured bank debt by bank
B uniCredit Group Bank
. Berlin Hyp

. Erste Group

Helaba
. Raiffeisen
. Hamburger Sparkasse
Hamburg Commerical Bank
. Ceskoslovenska obchodni banka
I Dz HYp

Other (eighteen banks)

S
[
|-

J)
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Long dated debt matu I'ity proﬁle (as at 31 December 2022) Well-prepared for the future

Since 2019 the Group’s objective was to issue longer-dated unsecured bonds to
repay short-term debt and secured loans, to push out our debt maturity profile
and to lock in low interest rates.

5'0 yea rs 2 450/ As a result, despite the full consolidation of IMMOFINANZ and SIMMO debt,
2022 Weighted ° o €2 b N weighted average debt maturity remained stable at 5.0 years (excluding the
impact of the bridge facility) at the end of 2022, with only 14% of debt maturing
|IC|UIdIty in 2023 and 2024. CPIPG intends to remain proactive in managing upcoming
maturities in advance and appreciates the ongoing support of our bond

average debt average cost
maturities of debt

(excl. bridge loan) investors and banks.

In January 2023, IMMOFINANZ repaid €187 million of bonds due on 27 January

2,204 2023 with cash on hand.
1,986
1,622
1,390
1,035
860 907
Other ** 769 77
Bonds repaid in Jan 23
Bonds/Schuldschein*
. e 146
Bridge facilities
I ]
. Bank loans
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032+

* Bonds/Schuldchein 2023 include also accrued interest payable in 2023. ** Other debt comprises non-bank loans from third parties and financial leases.
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Senior unsecured issuance and
refinancing

During the first half of 2022, CPIPG issued €1.25 billion equivalent of
senior unsecured bonds and other debt instruments as follows:

In January 2022, the Group issued an inaugural €700 million of 8-year
sustainability-linked senior unsecured bonds. The issue includes a step-
up margin of 0.25% from 2028 if CPIPG does not meet the sustainability
performance target, i.e. a reduction of greenhouse gas emission
intensity by 22% by year-end 2027. Proceeds from the issuance were
used primarily to fund the full repayment (via a make-whole call) of two
bonds:

US$377 million (approximately €333 million) outstanding 4.75%
senior unsecured notes due 8 March 2023; and

€239 million outstanding 2.125% senior unsecured notes due
4 October 2024;

Also in January 2022, CPIPG issued a tap of £50 million of senior
unsecured green bonds maturing in 2028;

During April and May 2022, CPIPG issued unsecured Schuldschein
amounting to €106 million maturing in 2026 and €77 million maturing
in 2028;

In May 2022, CPIPG issued a total of US$330 million (approximately
€307 million) in private placement notes to local US institutional
investors across three tranches of maturing in 2027, 2028 and 2029.
The proceeds and interest rate exposure were hedged to Euros;

BUSINESS REVIEW

FINANCE REVIEW

Throughout May and June 2022, the Group made repurchases in the
secondary market of our 1.75% and 1.50% senior unsecured bonds
maturing in 2030 and 2031. As of today, the total notional amounts
repurchased are €19.5 million and €85 million respectively and have
been cancelled, such that the remaining notional amount outstanding
of the 2030 bonds is €680.5 million and for the 2031 bonds is
€765 million.

In June 2022, CPIPG signed and closed a term loan facility with SMBC
amounting to €100 million maturing in 2026.

As a result of a change of control event, a total of €558 million of
IMMOFINANZ senior unsecured bonds maturing in 2023 and 2027 and a
total of €153 million of S IMMO senior unsecured bonds maturing in 2025,
2027 and 2028 were redeemed in April, August, and October 2022. On
31 August 2022, CPIPG extended the current bridge facilities to H1 2025.

A leader in green financing

CPIPG has established itself as a leader in green bond financing, having
issued four green bonds in three currencies: Euros, Sterling and Hungarian
forint. In January 2022, the Group also issued an inaugural 8-year
sustainability-linked bond of €700 million.

Selective secured bank financing

In August 2022, the Group used the advantage of having access to a
diverse range of financing sources and completed a secured loan in the
Czech Republic for €275 million at an attractive rate. In November 2022,
CPIPG subsidiary GSG Berlin refinanced a loan for a total of €515 million,
which includes €200 million in upsizing, for seven years at similar terms
to the original loan in 2017.

Changes in external financing during 2022 (€ million)

1,645 1,690
4,269 -
1,244
(2,083) (1,397) (13)
5,187
External New loans Repayments New bonds / Repayments Other Contribution Contribution External
financing of loans Schuldschein of bonds movements from from financing
31 Dec 2021 issued IMMOFINANZ S IMMO as at 31 Dec 2022
as at acquisition acquisition
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6.150 May 2029 US Private placement 100%

6.060 May 2028  US Private placement 100%

6.020 May 2027  US Private placement 100%
FRN Apr 2028 SSD -
FRN Apr 2026 SSD =
1750 Jan 2030 (sustain?t\a/i‘;g/-linked) B
0.350 Apr 2025 EMTN 100%
0.710 Feb 2025 EMTN 100%
3.750 Perpetual EMTN (hybrid) -
1.500 Jan 2031 EMTN -
4.875 Perpetual EMTN (hybrid) -
2.250 Aug 2030 Local bonds (green) 100%
2.750 May 2026 EMTN (green) =
3.014 Feb 2030 EMTN 100%
5.800 Perpetual EMTN (hybrid) 100%
2.750 Jan 2028 EMTN (green) 100%
1.625 Apr 2027 EMTN (green) =

4.450 Jun 2026 EMTN 100%
4.875 Perpetual EMTN (hybrid) -
2.696 Mar 2027 SSD -
4.510 Feb 2024 EMTN 100%
1.995 Dec 2028 EMTN 100%
1.630 Oct 2023 EMTN 57%

2.500 Oct 2027 - -
1.250 Jan 2027 Green -
1.750 Feb 2028 Green -

2.000 Oct 2029 = =
1.875 May 2026 - -
2.875 Feb 2030 = =
1.750 Feb 2024 - -
3.250 Apr 2027 = =
3.250 Apr 2025 - -

Note: EMTN denotes issuance under our EMTN programme; all bonds are senior unsecured unless otherwise noted. SSD denotes Schuldschein. Terms on the Schuldschein (covenants, etc.) are

completely aligned/match our EMTN programme.
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“Improvements in internal processes
across our subsidiaries ensure

alignment in the reporting standards.”

BUSINESS REVIEW

The Briq, Berlin, Germany

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

Composition of unencumbered asset portfolio

. Income generating - CZ

. Income generating - PL

. Income generating - IT
Income generating - RO

. Income generating - HU

. Income generating — Other CEE
Income generating — Other WE
Landbank & Development - Prague

Landbank & Development — Other

Total
€10,290 million

€1,684 m

€540 m

€605 m

€1,009 m

FINANCIAL STATEMENTS
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Solid level of unencumbered assets

The Group’s unencumbered assets to total assets ratio decreased to 54% due to
relatively higher encumbrance at IMMOFINANZ and S IMMO. Unencumbered assets
primarily consist of office properties in the Czech Republic and Poland, Czech retail,
and well-located landbank and residential assets across Europe.

[ Unencumbered assets as a % of total assets

Unencumbered assets to unsecured debt
70% 70% 70%

65%

295% O

267%

2018 2019 2020 2021 2022

The ratio of unencumbered assets to unsecured debt decreased to 179% due to the lower
share of unencumbered assets at IMMOFINANZ and S IMMO. This ratio may improve
over time as the Group repays our bridge financings with disposals.

In a normal market environment, the Group will always prioritise senior unsecured
financing and a high level of unencumbered assets. On the other hand, secured bank
markets in H2 2022 and 2023 have provided substantially better pricing and liquidity.

Strong liquidity (€ million)

Cash as at 31 December 2022 1,065*
(+) RCF - undrawn amount 910
(+) Other undrawn lines 16
Total liquidity as at 31 December 2022 1,991

* Including cash held by Assets held for sale

At the end of 2022, the Group had €2.0 billion of available liquidity between cash
and undrawn revolving credit facilities. The Group’s liquidity is supported by a
€700 million committed revolving credit facility that expires in 2026 and by a €100 million
and a €110 million committed revolving credit facility at the IMMOFINANZ and S IMMO
level, respectively. Revolving credit facilities offer CPIPG significant flexibility to access
cash quickly and at a low cost. All credit facilities were fully undrawn during 2022.
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Fixed versus floating rate debt Floating Bridge ¥ Structure of external debt and average interest rates (€ million)

At the end of 2022, the portion of fixed-rate debt slightly decreased to 75% 1% At the end of 2022, the Group’s average cost of debt stood at 2.45%.

(87% excluding the impact of the bridge facility). However, it still provides . Other floating 75%

a high degree of protection against interest rate volatility. If interest rates 11,581
on all of our variable-rate debt increased by 1 p.p., the cost of the Group’s . Fixed

external debt would rise only by 0.26 p.p. In addition to our bonds which
carry fixed coupons, many of the Group’s loan agreements utilise interest
rate swaps to convert the loan to a fixed-rate obligation. The Group is also
able to carefully make use of a variety of hedging instruments as required
to manage the level of fixed and floating-rate debt. 2021 2022

Average interest rate sensitivity («p.a)*
5%

4%

5,135

Bank loan 54% 2.64% 3.03% 3.42% 3.81% 4,765 5280

Bonds/Schuldschein 45% 2.27% 2.36% 2.46% 2.55% 3% 4,058

Leasing 1% 0.22% 0.27% 0.32% 0.37%

3,745
Non bank loan 0% 2.05% 210% 214% 218% ’o 3386 R -
° 3,063 ] —'
Note: Includes the impact of contracted interest rate swaps. 1% l I
0%
2019 2020 2021 2022

o
LC“ . Bank loans 996 1,379 1,390 6,301

£

% Corporate bonds/Schuldschein 3,063 3,386 3,745 5,280

(%]

g

° Avg. bank loan interest rate 119% 116% 1.27% 2.64%
[}

=

g Avg. bond/Schuldschein interest rate 1.81% 1.98% 1.92% 2.27%
)

S

-; Total average interest rate 1.65% 1.73% 1.73% 2.45%
<
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Foreign exchange risk

The Group is exposed to fluctuations in foreign currencies, primarily the Czech
Koruna (CZK). The impact of foreign exchange is mostly unrealised (non-cash). It
arises whenever there is a mismatch between the currency in which a property
is valued and the functional currency of the entity into which the property is
consolidated. 15% of the property portfolio is valued in CZK and consolidated
through sub-holdings into CPIPG, which is a Euro functional currency company. To
a lesser extent, there is also an effect related to intra-group loans.

In addition to the non-cash effects, the Group is exposed to foreign currencies
(primarily CZK) through rental income and expenses. In 2022, 10% of the Group’s
gross rental income was received in CZK. However, 13% of the Group’s property
operating expenses and 18% of administrative expenses were also denominated
in CZK, providing somewhat of a natural hedge. As a result, the remaining net
exposure to CZK is limited.

myhive Pankrdc House, Prague, Czech Republic

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

FX sensitivity (CZK depreciation against EUR)

Net LTV +0.4 p.p. +0.7 p.p. +1.0 p.p. +1.3 p.p. +1.6 p.p.
Net ICR (0.02x) (0.03x%) (0.04x) (0.05x%) (0.07x)
EBITDA (€2.2m) (€4.2 m) (€£6.1m) (€77 m) (€9.3m)

Strengthening of CZK vs EUR since 31.12.2020

31 Dec 31Mar 30 Jun 30 Sep 31Dec 31Mar 30 Jun 30 Sep 31Dec
2020 2021 2021 2021 2021 2022 2022 2022 2022

Note: The Group’s exposure to other currencies is limited since 98.5% of the Group’s annualised headline rent at the end of
2022 was denominated in EUR or CZK.

FINANCIAL STATEMENTS
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EBITDA and Net debt/EBITDA measurements

Net debt/EBITDA increased in 2022. The increase was primarily due to bridge
financings associated with the acquisitions of IMMOFINANZ and S IMMO and the
intra-year consolidation of IMMOFINANZ and S IMMO. Nevertheless, EBITDA
increased by 65% compared to 2021, benefiting from the contributions of
IMMOFINANZ and S IMMO together with solid like-for-like rental growth and high
occupancy levels. If IMMOFINANZ and S IMMO had been fully consolidated
for the whole year of 2022, Net debt/EBITDA would have been 16.1x.

CPIPG expects Net debt / EBITDA to improve as we enact deleveraging
measures (e.g., bridge repayment through disposals) and as EBITDA grows along
with rental income (organic and inflation-linked).

Net debt/EBITDA evolution

17.5x
16.1x
13-15x%
12.4x  12.7x L
11.3x

| I I I
2018 2019 2020 2021 2022 2022* 023
year-end
target

* Assuming the full consolidation of IMMOFINANZ and S IMMO EBITDA for 2022.

FFO distribution policy

CPIPG has never paid dividends and prefers to make shareholder distributions
through share repurchases. Unlike many of our peers, the Group has retained a
substantial portion of our FFO every year. In connection with the investment by
Apollo in 2021 via a capital increase, CPIPG raised our payout ratio from 50% to
the still-modest 65%. Considering the market environment, the board of directors
decided to reduce 2022 distributions to 55% of FFO. Decisions on the payout for
2023 will be made in Q4 2023.
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Results & net assets

—> Net rental income grew by 74% to €632 million, versus €363 million in 2021.

The positive development in net rental income was driven by an increase in our
gross rental income, partially offset by higher property operating expenses.

= Net hotel income was €46 million, versus €14 million in 2021, reflecting a

robust recovery in travel demand across Europe in 2022.
Income statement (part 1)
Gross rental income 749 402
Service charge and other income 315 139
Cost of service and other charges (282) (16)
Property operating expenses (150) (62)
L+— Netrental income 632 363
Development sales (0) 13
Development operating expenses (0) €)
Net development income (0) 3
Hotel revenue 165 66
Hotel operating expenses (19) (53)
'— Net hotel income 46 14
Other business revenue 53 44
Other business operating expenses (55) (38)
Net other business income ) 5

Total direct business operating expenses (278)
385

Net business income 676

Administrative expenses (129) (58)

Consolidated adjusted EBITDA (excl. Other effects) 547 327

FINANCE REVIEW GOVERNANCE & SUSTAINABILITY

> In2022,the Group generated gross rental income of €749 million,

representing a YoY increase of 86% compared to €402 million
in 2021, reflecting ten months of the full consolidation of
IMMOFINANZ and six months of the full consolidation of
S IMMO; the contribution from properties acquired in 2021 and
2022; (re)developments completed in the same period; stable
occupancy; and the resilient performance of the Group’s rental
properties.

Gross rental income by country

. Czech Republic

B cermany
B Poland

B Hungary
B Romania

Austria

Italy

B other cEE

Other WE

Gross rental income by segment

Residential
Other ‘

FINANCIAL STATEMENTS

Our focus to continually improve the performance and quality of
our assets is reflected in the 7.6% increase in gross rental income
on a like-for-like basis.

The greatest increases were realised in the Czech office and
residential portfolio, and in the Berlin offices.

The like-for-like growth was driven by an increase of rents, partially
offset by slightly lower occupancy on a like-for-like basis.

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

In-place-rent

Like-for-Like
7.9%

Total

Czech Republic 155.3 140.9 10.2%
Germany 93.2 84.6 10.2% Like-for-Like
Hungary 347 34.0 1.9% 7-6%
Poland 66.1 64.3 2.8%
Slovakia 8.4 8.0 5.0%
Other 9.9 9.9 (0.1%)
Total Lfl gross rental income 367.6 3417 7.6%
Occupancy
Like-for-Like
Acquisitions/Transfers 364.1 24.0 (0.3%)
Disposals 10.3 44.2
Development/Other 6.9 3.4
Total gross rental income 748.5 413.3 81.2%
340 3 749
(34)
413 26
GRI Like-for-Like Acquisitions  Development/ Disposals GRI
2021* Other 2022

* Includes one-time rent discounts.
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Income statement (part 2)

—> The increase of other operating income compared to 2021 reflects bargain purchase of €189 million and
€129 million related to acquisitions of IMMOFINANZ and S IMMO, respectively.
Consolidated adjusted EBITDA (excl. Other effects) 547 327
Net valuation gain (89) 1,276
Net gain or loss on the disposal of investment property and subsidiaries 36 35
Amortization, depreciation and impairments 99) (52)
Other operating income 332 7
Other operating expenses (25) (6)
. —> Interest expense was €210 million in 2022 compared to €97 million in 2021, reflecting the full consolidation
Operating result 701 1,586
of IMMOFINANZ and S IMMO.
Interest income 20 18
Interest expense (210) 97)
. Interest expense from bank and other loans (110.0) (20.2)
Other net financial result 151 39
. Interest expense on bonds issued (92.0) (76.5)
Net finance income / (costs) (39) (40)
) ) Interest expense related to leases (1.7) (0.6)
Share of profit of equity-accounted investees (net of tax) 19 15
. Interest expense on other non-current liabilities (6.5) -
Profit / (Loss) before income tax 682 1,561
Total interest expense (210.2) (CIA))
Income tax expense (125) (269)
Net profit / (Loss) from continuing operations

— > The increase of other net financial result mainly reflects gain on revaluation of financial derivatives, and FX
impact on property portfolio and intra-group loans.

Funds from Operations — FFO (€ million) Funds from Operations — FFO 1 (€ million)
Funds from operations (FFO) increased to €355 million in 2022, up 40% relative to 2021. FFO 11, which includes the effect of coupon payments on hybrid bonds, increased by 57% to €279 million in
2022 relative to 2021.
355 279

2016 2017 2018 2019 2020 2021 2022 2016 2017 2018 2019 2020 2021 2022
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Balance sheet —> Property Portfolio (IP, PPE, EAI, OFA, INV, AHFS) Equity ratio

Change in PP by €7.7 billion primarily due to:
The Group’s equity ratio decreased at the end of 2022 compared to the end of

Acquisitions of €3.33 billion, comprising primarily €1.84 billion for 2021, especially due to the significant growth of property portfolio, partially offset
Intangible assets and goodwill 127 14 IMMOFINANZ shares, €0.83 billion for S IMMO shares and other by an increase in non-controlling interests.
Investment property 18,486 10,276 — acquisitions; 53% 519 54%
Property, plant and equipment 1,100 855 _ CapEx and development of €382 million; ° 49%
Equity accounted investees 732 1,216 — Disposals of €889 million, including mainly the sale of three shopping
Otbher financial assets 423 229 centres in the Czech Republic, the CEZ office in Prague, industrial properties
Deferred tax asset 177 164 in the Czech Republic and Hungary, six office properties in Berlin, three
Other non-current assets 245 109 offices in Vienna, landbank in the Czech Republic and a small office in
Total non-current assets 21,290 12,963 BUdapeSt’ 2016 2017 2018 2019 2020 2021 2022
Slight decrease in fair value of €49 million;
Inventories 24 12 — IMMOFINANZ portfolio value of €5.23 billion as at acquisition date, partially Total assets and Net debt
Trade receivables 198 106 offset by the elimination of the investment;
Cash and cash equivalents 1,033 502 S IMMO portfolio value of €3.13 billion as at acquisition date, partially offset Asa resultofthe acquisition of IMMOFINANZ and S IMMO, the Group significantly
R . increased both total assets and net debt as at 31 December 2022.
Assets held for sale 597 588 by the elimination of the investment.
380
Other current assets 199 Total Assets . Total assets Net debt
otaleuentisseis 2:231 59 As a result of the full consolidation of IMMOFINANZ and S IMMO, total assets 23,521

Total assets el Pt increased by €9.2 billion (64%) to €23.5 billion, primarily driven by higher

property portfolio and cash and cash equivalents.

Perpetual notes 1,584 1,612 Equity

Equity increased by €1.6 billion, mainly as a result of:

Equity attributable to owners of the Company 6,580 5,992 E|_>

Non controlling interests 1,099 9]

Total equity 9263 5o + €458 million of profit attributable to the owners of the Group for 2022;
. an increase in non-controlling interests due to the full consolidation of 167
Bonds issued 4,680 3,694 — . .
IMMOFINANZ (€802 million) and S IMMO (€201 million).
Financial debts 6,166 1,164 — 11,801
Deferred tax liabilities 1,728 1,082 10,673
Other non-current liabilities 208 9% —> Financial debts and bonds issued
Total non-current liabilities 12,782 6.037 Financial debts and Bonds issued increased by €6.5 billion, especially due to: 7529 8,259
the full consolidation of IMMOFINANZ (€2.8 billion) and S IMMO 5,662
Bonds issued 406 4 — (€1.6 billion) debt as at acquisition date;
Financial debts 360 233 - + €4.3 billion of new bank loans;
Trade payables 232 16 + €1.2 billion of new bonds and Schuldschein issued;
Other current liabilities 478 247 partially offset by the repayment of:
Total current liabilities 1,476 638 - €21 billion of bank loans and

Total equity and liabilities - €1.4 billion of bonds. 2016 2017 2018 2019 2020 2021 2022
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Simplified Group structure Rad“;‘“""te"

Total: c. 86.69%
Voting rights: 89.35%*

Apollo Funds ¢ Freefloat

CPI E:gﬁ:rty IMMOFINANZ SIMMO \ /.

€. 4.99%

- 7

Property Portfolio: Property Portfolio: Property Portfolio: c.5.34%

€127 bn €5.26 bn €3.42 bn \

Unsecured debt: €6.1 bn Unsecured debt: €479 m Unsecured debt: €558 m c p I
Secured debt: Secured debt: Secured debt:

€1.64 bn €1.86 bn €1.06 bn Property
Unencumbered Unencumbered Unencumbered GI’OUp
properties: €7.95 bn properties: €1.68 bn properties: €657 m

X% = percentage of CPIPG property portfolio value

Zakiono
Enterprises
Czech Property Other IMMOFINANZ Limited
Investments, a.s. Entities o
25%
25% 8% 14% 8%
Properties in: Properties in:
the Czech Republic, Properties in: Properties in: the Czech Republic, Croatia, ‘\ globalworthw
Hungary, Poland, the Czech Republic, Germany, France, Italy, Switzerland, \., I M M 0 @ @ @
Italy, Slovakia, Russia, Poland, France, Italy primarily Berlin United Kingdom
Romania, France, 16% 3%
Switzerland

Note: Figures as at 31 December 2022. A full list of the Group’s entities and subsidiaries is available in Appendix | of the Financial Statements * CPIPG controls 2.98% of own shares
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Glossary of terms

Consolidated adjusted EBITDA

Consolidated adjusted total assets
EPRA Cost Ratios

EPRA Earnings

Company specific Adjusted Earnings

Company specific Adjusted EPS

EPRA Net Reinstatement Value (NRV)

EPRA Net Tangible Assets (NTA)

EPRA Net Disposal Value (NDV)

EPRA Net Initial Yield (N1Y)

EPRA 'topped-up’ NIY

EPRA Vacancy Rate

Equity ratio

Funds from operations or FFO

FFOII

Net debt/EBITDA

Net business income as reported deducted by administrative
expenses as reported.

Consolidated adjusted total assets is total assets as reported
deducted by intangible assets and goodwill as reported.

Administrative & operating costs (including & excluding costs of
direct vacancy) divided by gross rental income.

Earnings from operational activities.

A measure derived from EPRA Earnings and reflecting the Group’s
specific adjustments.

It is calculated as Company specific Adjusted Earnings divided by
the weighted average number of shares for the period.

EPRA NRV assumes that entities never sell assets and aims to
represent the value required to rebuild the entity.

EPRA NTA assumes that entities buy and sell assets, thereby
crystallising certain levels of unavoidable deferred tax.

EPRA NDV represents the shareholders’ value under a disposal
scenario, where deferred tax, financial instruments and certain
other adjustments are calculated to the full extent of their liability,
net of any resulting tax.

Annualised rental income based on the cash rents passing at
the balance sheet date, less non-recoverable property operating
expenses, divided by the market value of the property, increased
with (estimated) purchasers’ costs.

This measure incorporates an adjustment to the EPRA NIY in
respect of the expiration of rent-free periods (or other unexpired
lease incentives such as discounted rent periods and step rents).

The EPRA vacancy rate is calculated by dividing the market rents of
vacant spaces by the market rents of the total space of the whole
portfolio (including vacant spaces).

It is calculated as total equity as reported divided by total assets as
reported.

It is calculated as net profit for the period adjusted by non-cash
revenues/expenses (like deferred tax, net valuation gain/loss,
impairment, amortisation/depreciation, goodwill etc.) and non-
recurring (both cash and non-cash) items. Calculation also excludes
accounting adjustments for unconsolidated partnerships and joint
ventures.

It is calculated as Funds from operations (FFO) deducted by interest
on perpetual notes as reported.

It is calculated as Net debt divided by Consolidated adjusted
EBITDA.

This is an important economic indicator showing a business’s
operating efficiency comparable to other companies, as it

is unrelated to the Group’s depreciation and amortisation
policy and capital structure or tax treatment. It is one of the
fundamental indicators used by companies to set their key
financial and strategic objectives.

A key measure to enable meaningful measurement of the changes
in a company’s operating costs.

A key measure of a company’s underlying operating results and an
indication of the extent to which current dividend payments are
supported by earnings.

The rationale for making adjustments other than strictly required
by EPRA Earnings is to arrive at an underlying performance
measure appropriate for the Group’s business model.

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.

Comparable measures for portfolio valuations. These measures
should make it easier for investors to judge themselves, how the
valuation of portfolio X compares with portfolio Y.

Comparable measures for portfolio valuations. These measures
should make it easier for investors to judge themselves, how the
valuation of portfolio X compares with portfolio Y.

The rationale for using the EPRA vacancy rate is that it can be
clearly defined, should be widely used by all participants in the
direct real estate market and comparable from one company to
the next.

Provides a general assessment of financial risk undertaken.

Funds from operations provide an indication of core recurring
earnings.

A measure of a company’s ability to pay its debt. This ratio
measures the amount of income generated and available to pay
down debt before covering interest, taxes, depreciation and
amortisation expenses.

Net ICR

Net Loan-to-Value or Net LTV

Secured consolidated leverage ratio

Secured debt to total debt

Unencumbered assets to total assets

Unencumbered assets to unsecured

debt

Company

Property Portfolio value or PP value

Gross Leasable Area or GLA

Group

Net debt

Occupancy

Property Portfolio

Potential Gross Leasable Area

Potential Gross Saleable Area

It is calculated as Consolidated adjusted EBITDA divided by a sum of = This measure is an important indicator of a firm’s ability to pay

interest income as reported and interest expense as reported.

It is calculated as Net debt divided by fair value of Property
Portfolio.

Secured consolidated leverage ratio is a ratio of a sum of secured

financial debts and secured bonds to Consolidated adjusted total

assets.

It is calculated as a sum of secured bonds and secured financial

debts as reported divided by a sum of bonds issued and financial
debts as reported.

It is calculated as total assets as reported less a sum of encumbered

assets as reported divided by total assets as reported.

It is calculated as unencumbered assets as reported divided by a

sum of unsecured bonds and unsecured financial debts as reported.

CPI Property Group S.A.

The sum of value of Property Portfolio owned by the Group

interest and other fixed charges from its operating performance,
measured by EBITDA.

Net Loan-to-value provides a general assessment of financing risk
undertaken.

This measure is an important indicator of a firm’s financial
flexibility and liquidity. Lower levels of secured debt typically also
means lower levels of mortgage debt - properties that are free
and clear of mortgages are sources of alternative liquidity via the
issuance of property-specific mortgage debt, or even sales.

This measure is an important indicator of a firm’s financial
flexibility and liquidity. Lower levels of secured debt typically also
means lower levels of mortgage debt - properties that are free
and clear of mortgages are sources of alternative liquidity via the
issuance of property-specific mortgage debt, or even sales.

This measure is an important indicator of a commercial real estate
firm’s liquidity and flexibility. Properties that are free and clear

of mortgages are sources of alternative liquidity via the issuance
of property-specific mortgage debt, or even sales. The larger the
ratio of unencumbered assets to total assets, the more flexibility a
company generally has in repaying its unsecured debt at maturity,
and the more likely that a higher recovery can be realized in the
event of default.

This measure is an additional indicator of a commercial real estate
firm’s liquidity and financial flexibility.

Gross leasable area is the amount of floor space available to be rented. Gross leasable area is the area for which tenants pay rent,

and thus the area that produces income for the property owner.

CPI Property Group S.A. together with its subsidiaries

Net debt is borrowings plus bank overdraft less cash and cash equivalents; and cash escrow deposits.

Occupancy is a ratio of estimated rental value regarding occupied GLA and total estimated rental value, unless stated otherwise.

Property Portfolio covers all properties and investees held by the Group, independent of the balance sheet classification, from which

the Group incurs rental or other operating income.

Potential Gross Leasable Area is the total amount of floor space and land area being developed which the Group is planning to rent

after the development is complete.

Potential Gross Saleable area is the total amount of floor space and land area being developed which the Group is planning to sell

after the development is complete.
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Key ratio reconciliations

Aqua-Hofe, Berlin, Germany

FINANCE REVIEW

GOVERNANCE & SUSTAINABILITY

Property portfolio reconciliation (€ miliion)

FINANCIAL STATEMENTS

CPI PROPERTY GROUP MANAGEMENT REPORT 2022

Unencumbered assets to total assets reconciliation

Investment property — Office 9,345 5,165
Investment property - Retail 4,733 2,351
Investment property - Landbank 2,179 1,396
Investment property - Residential 1,630 1,134
Investment property - Development 285 77
Investment property - Agriculture 127 109
Investment property - Other hospitality 123 =
Investment property - Industry & Logistics 35 22
Investment property - Other 27 22
Investment property — Hospitality 2 -
Property, plant and equipment - Hospitality 942 757
Property, plant and equipment - Mountain resorts 51 51
Property, plant and equipment - Other hospitality 23 =
Property, plant and equipment - Office 14 12
Property, plant and equipment - Agriculture 12 13
Property, plant and equipment - Development n -
Property, plant and equipment — Other 10 1
Property, plant and equipment - Residential 6 6
Property, plant and equipment - Retail 2
Property, plant and equipment - Landbank 1 1
Equity accounted investees 727 1,216
Otbher financial assets - 199
Inventories - Development 12 2
Inventories - Land bank 1 2
Assets held for sale 560 581
Total 20,855 13,119
Net LTV reconciliation (€ mitiion)
A Financial debts 6,526 1,398
B Bonds issued 5,086 3,735
C Net debt linked to AHFS 46 51
D Cash and cash equivalents 1,033 502
E Property portfolio 20,855 13,119
(A+B+C-D)/E Net LTV 50.9% 35.7%

(€ million)
A Bonds collateral 0 0
B Bank loans collateral 10,733 4,255
Investment property 9,783 4,085
Property, plant and equipment 343 112
Assets held for sale 438 -
Trade receivables 106 31
Bank accounts 1 26
Other financial assets 51 -
C Total assets 23,521 14,369
(C-A-B)/C Unencumbered assets ratio 54.4% 70.4%
Unencumbered assets to unsecured debt
reconciliation (€ million)
A Total assets 23,521 14,369
B Bonds collateral 0] 0]
C Bank loans collateral 10,733 4,255
D Total debt 11,690 5,187
E Secured bonds 0 0
F Secured financial debts 4,552 1,398
(A-B-C)/(D-E-F) Unencumbered assets to unsecured debt 179% 267%
Consolidated adjusted EBITDA reconciliation
(€ million)*
A Net business income 676 385
B Administrative expenses (129) (58)
C Other effects 61 |
A+B+C Consolidated adjusted EBITDA 608 368

*Includes pro-rata EBITDA of Equity accounted investees (In 2022, 12 months for Globalworth, 6 months for S IMMO
prior the full consolidation and 2 months for IMMOFINANZ prior the full consolidation).
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Net interest coverage ratio Net debt/EBITDA reconciliation Funds from operations (FFO) reconciliation (€ miliion)*
reconciliation (e million) (€ million)
A Net profit/(Loss) for the period 557 1,292
. st imcome . 5 A Net debt 10,625 4,682 B Deferred ir.1come.tax . (70) (247)
B Net business income 676 385 C Net valuation gain or loss on investment property (89) 1,276
B Interest expense (210) ©7 - Administrative expenses (129) (8) D Net valuation gain or loss on revaluation of derivatives 163 6
C Consolidated adjusted EBITDA 608 368 b Other effects 6 A E Net gain or loss on disposal of investment property and subsidiaries 36 35
C/-(A+B) NetICR 3.2 4.6 E Net gain or loss on disposal of PPE/other assets ) 0)
Sl ety e 122 G Impairment/Reversal of impairment (53) (15)
Baneasa Airport Tower Bucharest, Romania : AmomSatlon/DépreCIatlon ) £
Equity ratio reconciliation (€ million) ! Other non-cash ftems © 3
J GW/Bargain purchase 318 0
K Other non-recurring costs (47) (23)
L Other non-recurring income 0 18
A Total assets 2,521 14,369 M Share on profit of equity accounted investees/JV adjustments 19 15
B Total equity 9,263 7,695 N Other effects 39 %
B/A Equity Ratio 39%  54% (A-B-C-D-E-F-G-H-I1-]-K-L-M+N)  Funds from operations
Secured debt to total debt * Includes pro-rata FFO of Equity accounted investees (In 2022, 12 months for Globalworth, 6 months for S IMMO prior the full consolidation and 2 months for IMMOFINANZ prior the full

consolidation).

reconciliation (€ million)
Secured consolidated leverage ratio reconciliation (€ mitiion)

A Secured bonds 0] 0

B Secured financial debts 4552 1,398 A Secured bonds 0 0

C Total debt 11,690 5187 B Secured financial debts 4,552 1,398
Bonds issued 5,086 3,735 C Consolidated adjusted total assets 23,394 14,255
Financial debts* 6,604 1,452 Total assets 23,521 14,369

(A+B)/C  Secured debt as of Totaldebt 38.9% 27.0% 1ol et arne) gese il 127 14

i i o o,
% Includes Financial debts linked to AHES. (A+B)/C Secured consolidated leverage ratio 19.5% 9.8%

FFO Il reconciliation (€ million)
EPRA NTA deferred tax reconciliation (€ million)

A Funds from operations 355 254

B Interest on perpetual notes (76) (75) Total as at 31 Dec 2022 13 19%-33.3% 13 -

A+B Funds from operations II 279 178 Total as at 31 Dec 2021 4 19%-33.3% 4
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Group management

Martin Némecek

Martin Ném