
 

 

 

 

  
  
  
  
  
  
  
  

EEuurroobbaannkk  PPrrooppeerrttiieess  RREEIICC  
  

  
  
  
  
  
  

CCOONNDDEENNSSEEDD  CCOONNSSOOLLIIDDAATTEEDD  AANNDD  CCOOMMPPAANNYY    
IINNTTEERRIIMM  FFIINNAANNCCIIAALL  SSTTAATTEEMMEENNTTSS    

  
FFOORR  TTHHEE  PPEERRIIOODD  EENNDDEEDD  MMAARRCCHH  3311,,  22001144  

  
  
  
  
  
  
  

This financial report has been translated from the original report that has been prepared in the Greek language. 
Reasonable care has been taken to ensure that this report represents an accurate translation of the original text. In 
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Consolidated and Company Income Statement  

 

 

 

 

 

 

 

 

 

 



 

Condensed Consolidated and Company Interim Financial 
Statements for the period ended March 31, 2014 

(All amounts expressed in €‘000s unless otherwise stated) 
 

 

The notes on pages 9 to 24 form an integral part of the Condensed Consolidated and Company Interim 
Financial Statements for the period ended March 31, 2014. 

 

5 

Consolidated and Company Statement of Comprehensive Income 
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Consolidated Statement of Changes in Shareholders’ Equity 
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Company Statement of Changes in Shareholders’ Equity 
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Consolidated and Company Cash Flow Statement 
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1 General information 

The present Condensed Consolidated and Company Interim Financial Statements include the Financial Statements 
of the Company Eurobank Properties Real Estate Investment Company (the “Company”) and the Consolidated 
Financial Statements of the Company and its subsidiaries (together the “Group”) for the period ended March 31, 
2014. 

The Company and the Group is a real estate fund with a major portfolio in Greece and in Southeastern Europe. Its 
business is leasing out investment property under operating leases and is classified as a real estate investment 
company under Greek Law 2778/1999 with effect from September 29, 2005. 

The Company is incorporated and domiciled in Maroussi, Athens, Greece. The address of its registered office is 
Kifisias Avenue 117 & Ag. Konstantinou, Maroussi, Athens, Greece (General Comm. Registry 000239101000) 
and its shares are listed in the Athens Stock Exchange. 

The total number of employees of the Group as at the end of the period was 21 (31/03/2013: 19). 

These Condensed Consolidated and Company Interim Financial Statements (the “Financial Statements”) have 
been approved for issue by the Board of Directors on May 20, 2014. 
 

2 Summary of significant accounting policies  

These Condensed Consolidated and Company Interim Financial Statements have been prepared in accordance 
with IAS 34 ‘Interim Financial Reporting’. The Interim Condensed Consolidated Financial Statements do not 
include all the information and disclosures required in the annual financial statements and should be read in 
conjunction with the Group’s annual financial statements as at December 31, 2013.  

Comparatives 

Certain comparatives figures have been reclassified for presentation purposes, in order to become comparable 
with those figures in the current period. 
 

3 Accounting Policies 

The accounting policies adopted in the preparation of the Condensed Consolidated and Company Interim 
Financial Statements for the three month period ended March 31, 2014 are consistent with those followed in the 
preparation of the Group’s annual financial statements for the year ended December 31, 2013. 

Rental Income is not subject to seasonality. 

New standards and interpretations adopted by the Group 

The following new standards and amendments to standards, as issued by the International Accounting Standards 
Board (IASB) and endorsed by the European Union (EU), apply from January 01, 2014, do not have a material 
impact on the Group’s financial statements : 

IAS 27 (Amendment) “Separate Financial Statements” The amendment is issued concurrently with IFRS 10 
‘Consolidated Financial Statements’ and together they supersede IAS 27 ‘Consolidated and Separate Financial 
Statements’. The amendment prescribes the accounting and disclosure requirements for investments in 
subsidiaries, joint ventures and associates when an entity prepares separate financial statements. 

IAS 28 (Amendment) “Investments in Associates and Joint Ventures” The amendment replaces IAS 28 
‘Investments in Associates’. The objective of the amendment is to prescribe the accounting for investments in 
associates and to set out the requirements for the application of the equity method when accounting for 
investments in associates and joint ventures, following the publication of IFRS 11. An exemption from applying 
the equity method is provided, when the investment in associate or joint venture is held by, or is held indirectly 
through, an entity that is a venture capital organization, or a mutual fund, unit trust and similar entities including 
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investment –linked insurance funds. In this case, investments in those associates and joint ventures may be 
measured at fair value through profit or loss. 

IAS 32 (Amendment) “Offsetting Financial Assets and Financial Liabilities” The amendment clarifies the 
requirements for offsetting financial assets and financial liabilities. 

IAS 36 (Amendment) “Recoverable Amount Disclosures for Non-Financial Assets” The amendments restrict 
the requirement to disclose the recoverable amount of an asset or cash generating unit only to periods in which an 
impairment loss has been recognized or reverses. They also include detailed disclosure requirements applicable 
when an asset or cash generating unit’s recoverable amount has been determined on the basis of fair value less 
costs of disposal and an impairment loss has been recognized or reversed during the period. 

IAS 39 (Amendment) “Novation of derivatives and continuation of hedge accounting” The amendment 
provides relief from discontinuing hedge accounting when, as a result of laws and regulations, a derivative 
designated as a hedging instrument is novated to effect clearing with a central counterparty and specific criteria 
are met. 

IFRS 10 “Consolidated Financial Statements” IFRS 10 replaces the part of IAS 27 ‘Consolidated and Separate 
Financial Statements’ that deals with consolidated financial statements and SIC 12 ‘Consolidation-Special 
Purpose Entities’. Under IFRS 10, there is a new definition of control, providing a single basis for consolidation 
for all entities. This basis is built on the concept of power over the investee, variability of returns from the 
involvement with the investee and their linkage, replacing thus focus on legal control or exposure to risks and 
rewards, depending on the nature of the entity. 

IFRS 11 “Joint Arrangements” IFRS 11 replaces IAS 31 ‘Interests in Joint Ventures’ and SIC-13 ‘Jointly 
Controlled Entities- Non – monetary Contributions by Ventures’ and establishes principles for financial reporting 
by entities that have an interest in arrangements that are controlled jointly. Under IFRS 11, there are only two 
types of joint arrangements, joint operations and joint ventures and their classification is based on the parties’ 
rights and obligations  arising from the arrangement, rather than its legal form. The equity method of accounting is 
now mandatory for joint ventures. The option to use the proportionate consolidation method to account for joint 
ventures, which is not applied by the Group, is no longer allowed. In joint operations, each party that has joint 
control of the arrangement recognizes in its financial statements, in relation to its involvement in the joint 
operation, its assets, liabilities and transactions, including its share in those arising jointly. 

IFRS 12 “Disclosure of Interests in Other Entities” IFRS 12 specifies the disclosures required in annual 
financial statements to enable users of financial statements to evaluate the nature of and risks associated with the 
reporting entity’s interests in subsidiaries, associates, joint arrangements and unconsolidated structured entities. 
Accordingly, the Group will apply the aforementioned disclosures in the Consolidated Financial Statements for 
the year ending 31 December 2014. 

IFRS 10, 11 and 12 (Amendments) “Consolidated Financial Statements, Joint Arrangements and 
Disclosure of Interests in Other Entities: Transition Guidance” The amendments clarify the transition 
guidance in IFRS 10 and provide additional transition relief in IFRS 10, 11 and 12, requiring adjusted 
comparative information to be limited only to the preceding comparative period. In addition, for disclosures 
related to unconsolidated structured entities, the requirement to present comparative information for periods 
before IFRS 12 is first applied, is removed. 

IFRS 10, 12 and IAS 27 (Amendments) “Investment Entities” The amendments require that ‘investment 
entities’, as defined below, account for investments in controlled entities, as well as investments in associates and 
joint ventures, at fair value through profit or loss. The only exception would be subsidiaries that are considered an 
extension of the investment entity’s investing activities. Under the amendments an ‘Investment entity’ is an entity 
that: (a) obtains funds from one or more investors for the purpose of providing those investors with investment 
management services; (b) commits to its investors that its business purpose is to invest funds solely for returns 
from capital appreciation, investment income, or both; and (c) measures and evaluates the performance of 
substantially all of its investments on a fair value basis. The amendments also set out disclosure requirements for 
investment entities. 
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4 Segment analysis  

a) Operating segments 

For the period ended March 31, 2014: 
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For the period ended March 31, 2013: 

 

b) Geographical segments 
 
For the period ended March 31, 2014: 
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For the period ended March 31, 2013: 
 

 

 
5 Investment Property 

 
 

On March 06, 2014, the Company completed the acquisition of a warehouse in the industrial area of Aspropyrgos, 
Attica. The acquisition price of the property was €5.880 (excluding legal expenses of €103). The fair value of the 
property as evaluated by independent valuators is €7.770. It is noted that the acquisition was financed through the 
existing funds of the Company, which originated from its 2007 Share Capital Increase.  

Additionally, on March 20, 2014, the Company completed the acquisition of a second warehouse in the industrial 
area of Aspropyrgos, Attica. The acquisition price of the property was €8.320 (excluding legal expenses of €59). 
The fair value of the property as evaluated by independent valuators is €10.770. It is noted that the acquisition was 
financed through the existing funds of the Company which originated from its 2007 Share Capital Increase.  

According to IFRS 40, the net carrying amount of investment property held under finance leases as at March 31, 
2014 amounts to €18.721 (31/03/2013: €19.469). 

In accordance with existing Greek REIC legislation, property valuations are supported by independent valuators 
performed  twice per year on June 30 and December 31. Valuations are based on two methods according to the 
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appraising standards, and for this portfolio the discounted cash flow and the comparative method are used. 

Lease liabilities and bank borrowings which are secured by investment property are analyzed in note 12. 

As of March 31, 2014, the Company has invested in property a lower percentage of its total assets than the one  
required by (article 22, paragraph 1 a) of Law 2778/1999 as amended by Law 4141/2013 and Law 4209/2013. 
Taking into consideration, the acquisition of the portfolio of 14 assets from the Hellenic Republic Asset 
Development Fund (HRADF) on May 12, 2014, the Company meets the above mentioned regulatory requirement. 

As of October, 21 2013 the Company was proclaimed preferred bidder by the Hellenic Republic Asset 
Development Fund for the acquisition of a portfolio consisting of 14 assets and the respective lease to the Hellenic 
Republic. The Company was informed on January 8th, 2014 by HRADF that the State Court of Auditors was 
temporarily blocking the signing of the above deeds. This decision was repealed on March 19, 2014. On May 12, 
2014, the acquisition of the portfolio from HRADF and the respective lease to the Hellenic Republic for 20 years, 
was concluded.  

The total surface of these properties is approximately 189.000 sqm, out of which 136.000 sqm above ground and 
the remaining 53.000 sqm of basement spaces. Most important assets of this portfolio are the Ministry of 
Education and Religious Affairs, the Ministry of Health, the Ministry of Justice, Transparency and Human Rights 
and the Athens Police Headquarters. This transaction significantly improves the diversification of the existing 
portfolio. 

The acquisition price of this portfolio is €145,81m. and the annual rental income will be €14,05m.. The 
acquisition was financed for the amount of €58,7m. through the Company’s remaining funds originated from its 
2007 Share Capital Increase and for the amount of €87,11m. through the funds originated from the Share Capital 
Increase of 2014. It is noted that on December 06, 2013 the Company signed the heads terms of a five year bond 
loan for an amount of  €60m. with HSBC Bank plc, London. The bond loan will finance part of the above 
mentioned investment. 

 

6 Acquisition of subsidiary 

Based on the framework agreement between Eurobank Properties REIC and its subsidiary Cloud Hellas Ktimatiki 
S.A. dated December 31, 2013, there was a contractual obligation for the Company to proceed with a Share 
Capital Increase of €50.000, through payment in cash.. It is noted that Cloud’s share capital increase was financed 
through existing funds of the Company, which originated from its 2007 Share Capital increase and was 
successfully completed on February 27, 2014. 

Thereafter, Cloud Hellas Ktimatiki S.A on February 28, 2014 prepaid in full the outstanding bond loan (€56m.) 
and became free of any liabilities by using the proceeds of this share capital increase and the remaining cash and 
cash equivalents.  

Upon the finalization of the transaction, the conclusion of the shareholders agreement and the haircut of the bond 
loan of the subsidiary, the negative goodwill was finalized to a total amount of €13.303, out of which €1.253 was 
recorded in the current period. 
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7 Investment in subsidiaries 

 

8 Other long term receivables 

Group’s figure “Other long term receivables” for the period ended March 31, 2014, includes accrued rental 
receivable of €3.023 (31/12/2013: €2.959).  

Company’s figure “Other long term receivables” for the period ended March 31, 2014, includes shareholders 
loans of €4.315 (31/12/2013: €4.315) and €8.070 (31/12/2013: €8.070) payable by the foreign subsidiaries Eliade 
Tower S.A. and Retail Development S.A. respectively. Additionally, this figure includes accrued rental receivable 
of €2.978 (31/12/2013: €2.896).  

 

9 Trade and other receivables  

The analysis of trade and other receivables is as follows: 

 

Trade receivables of the Group as at March 31, 2014, include provisions for bad debts amounting to €2.136 
recorded in the previous periods (31/12/2013: €2.136). 

Trade receivables of the Company as at March 31, 2014, include provisions for bad debts amounting to €1.601 
recorded in the previous periods (31/12/2013: €1.601). 
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The ageing analysis of trade receivables is as follows: 

 

10 Cash and cash equivalents  

The analysis of cash and cash equivalents is as follows: 

 
11 Share Capital  

The analysis of the movement of the Share Capital, share premium and own shares is as follows: 
 

 
 
As at November 08, 2013, the Extraordinary Shareholders Meeting decided the Share Capital Increase, through 
the payment in cash and by pre-emption right in favor of the existing shareholders, through the issuance of 
40.260.000 new common registered shares, of a nominal value of (amount in €) €2,13 and issue price of (amount 
in €) €4,80 each.  
 
The Share Capital Increase which started on January 14, 2014, was successfully completed and fully covered on 
January 31, 2014. As a consequence, Company’s Share Capital was increased by €85.754 through the issuance of 
40.260.000 new common shares and the resulting difference of €107.494 was credited to a special reserve "share 
premium account" as provided by law. The share capital issue costs amounted to €3.009. 
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The total authorised number of ordinary shares as at March 31, 2014, is 101.260.000 (December 31, 2013 – 
61.000.000) with a par value of (amount in €) €2,13 per share. All shares are fully paid up amounting to €215.684. 
All shares are listed in the main market of Athens Stock Exchange. The Company shares are ordinary shares with 
voting rights. 

Following the completion of the Company’s Share Capital Increase and the listing for trading of the new shares in 
the Athens Stock Exchange on February 06, 2014, Company’s shareholder structure with stakes over 5% as at 
March 31, 2014, is as follows: 

• Fairfax Financial Holdings Limited *     41,50% 

• Eurobank Ergasias Α.Ε.       33,95% 

• Fidelity Management & Research LLC       5,80% 

*Wentworth Insurance Company Limited (subsidiary of Fairfax Financial Holdings Limited) owns directly 
5.278.797 common shares amounting to 5,21% of Company’s Share Capital. Odyssey Reinsurance Company 
(subsidiary of Fairfax Financial Holdings Limited) owns directly 9.596.988 common shares amounting to 9,48% 
of Company’s Share Capital 
It is noted that the above percentages are in accordance with the TR1 disclosures notified by the above 
shareholders. 
 
As at March 31, 2014 and also as at December 31, 2013, the Company owned 1.150.571 of own shares of a total 
cost of €6.735 with an average price of (amount in €) €5,85 per share. 
 
The Company, based on the decision of the Extraordinary Shareholders Meeting dated on November 08, 2013, 
disposed the pre-emption rights of 1.150.571 own shares through Athens Stock Exchange. Specifically, on 
January 14, 2014 the Company disposed 994.320 pre-emption rights at a value of €1.591 and on January 15, 2014, 
the Company disposed 156.251 pre-emption rights at a value of €250. 

On April 14, 2014, the Annual General Meeting of the Shareholders approved the purchase of own shares for an 
additional period of two years. As at March 31, 2014,  the total amount of shares owned by the Company amounts 
to 1,1% of its Share Capital. 

Other reserves mainly include statutory reserve and reserves from income taxed in a special way relating to gains 
from sale of shares not listed, namely the company Immobiliare Rio Nuovo S.p.A in the year 2002. 

Other reserves 
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12 Borrowings including obligations under finance leases 

All borrowings are at variable interest rates. The Group takes an exposure to the effects of fluctuations in the 
prevailing levels of market interest rates on its financial position and cash flows. Interest costs may increase or 
decrease as a result of such changes.  
 

 

The maturity of loans, including obligations under finance leases, is as follows: 

 

The exposure of the Group’s borrowings to interest rate changes and the contractual reprising dates are limited to 
a maximum period of 6 months. 

The fair value of borrowings with variable interest rates approximates their carrying amount on reporting dates, as 
the impact of discounting is not significant. The fair value is based on cash flows discounted using a rate based on 
current variable interest rates. 

The Group is not exposed to foreign exchange risk in relation to the loans undertaken, as all borrowings are 
denominated in the functional currency (Euro). 

Lease liabilities and bank borrowings are secured by investment property. 

A mortgage of €4.660 has been registered in favor of Eurobank A.D. Beograd over a property of its subsidiary 
Reco Real Property A.D. located at 7-9 Terazije Street, Belgrade, Serbia.  

A mortgage of €29.275 has been registered in favor of Bancpost S.A. over the property of its subsidiary Seferco 
Development S.A., located at Bucharest, Romania. 

A mortgage of €12.000 has been registered in favor of Eurobank Ergasias S.A. over the property of its subsidiary 
Eliade Tower S.A., located at Bucharest, Romania. 

Finally, a mortgage of €29.900 has been registered in favor of Alpha Bank S.A. over the property of the parent 
Company located in Tauros, 25 Martiou & Thessalonikis and in Athens, 49 Stadiou. 
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13 Trade and other payables 

The analysis of trade and other payables is as follows: 

 

 

14 Taxes 

 

The Company is exempted from corporate income tax under Greek REIC legislation and is subject to an annual 
tax determined by reference to the fair value of its investment properties and cash and cash equivalents at a tax 
rate of 10% of the aggregate European Central Bank reference rate plus 1% (the taxation formula is as follows: 
10% * (ECB reference rate + 1%)). This tax is final and relieves the Company and its shareholders of any further 
tax liabilities. The income tax for the Group and the Company for the period ended March 31, 2014 amounts to 
€963and €640 respectively. 

Company’s taxes, for the period ended March 31, 2014, include a provision of current tax amounting to €240 and 
also a provision from the imposition of property tax according to Law N. 4223/2013 amounting to €400. For the 
period ended March 31, 2013, the figure of taxes for the Company included a provision for current tax of €289, a 
provision from the imposition of extraordinary property tax according to Law 4021/3-10-2011 amounting to €196 
and finally a provision of property tax amounting to €82. It is noted that in 2014 the extraordinary property tax 
according to Law 4021/3-10-2011 and the property tax, were replaced by property tax according to Law              
N. 4223/2013.  

Company’s subsidiaries abroad are taxed on their taxable income based on a tax rates of 10% in Serbia and 16% 
in Romania. No significant foreign income tax expense was incurred for the period ended March 31, 2014.  
 

15 Dividends per Share 

Dividends are not recorded if they have not been approved by the Annual Shareholders Meeting. 

On April 14, 2014, Company’s shareholders approved the payment of dividends amounting to €18.277 from prior 
years’ gains ([amount in €] €0,18 per share). 

 



 

Condensed Consolidated and Company Interim Financial 
Statements for the period ended March 31, 2014 

(All amounts expressed in €‘000s unless otherwise stated) 
 

Notes to the Financial Statements 

 

 

20 

16 Earnings per share 

Basic earnings per share is calculated by dividing the consolidated net profit attributable to equity holders of the 
Company by the weighted average number of ordinary shares in issue during the period. 

 

There were no dilutive potential ordinary shares. Therefore, the dilutive earnings per share is the same as the basic 
earnings per share for all periods presented. 

17 Contingent Liabilities  

The Company has not been subject to tax audits for the years ended December 31, 2008, 2009 and 2010. 
Management does not believe that any significant additional taxes will be finally assessed by the tax authorities 
for the open tax years. The Company has been audited by a certified auditor according to article 82 par. 5 of Law 
2238/1994, and has received a tax certificate for the year 2011 and 2012, while it is expected to receive a tax 
certificate for the year 2013. 

The tax authorities issued final tax assessments for the Company during November 2005 for additional income 
taxes, and penalties totalling €1.191 for the open tax years to December 31, 2004. Company's management, based 
on the advice of its legal advisors, disputes additional assessments of incomes taxes, and penalties totalling €1.191 
on the grounds that it can challenge the tax authority in courts based on reasonable and prudent interpretations of 
existing lax legislation. The trial took place on April 01, 2014 and the decision is pending. Company’s 
management believes that no provision for the later amounts that may be assessed by the tax authorities is 
necessary in these financial statements since no significant obligations will arise. 

18 Capital expenditures 

On March 31, 2014, Group’s capital expenditure relating to improvements on investment property amounted to 
€697. 

19 Related party Transactions 

The Company is controlled by Eurobank Ergasias S.A. (incorporated in Athens and its shares are listed on the 
Athens Stock Exchange, Greece). Following the completion of the Company’s Share Capital increase on January 
31, 2014 and the listing of the new shares in Athens Stock Exchange on February 06, 2014, the participation of 
the Eurobank Ergasias S.A. in the Company’s Share Capital is 33,95%. 

Following the successful completion of the recapitalization of the Eurobank Ergasias S.A. from the European 
Financial Stability Facility (E.F.S.F.) and the introduction of its new shares on the Athens Stock Exchange on 
June 19, 2013, the E.F.S.F. acquired 3.789.317.358 ordinary shares with voting rights issued by Eurobank 
Ergasias SA, representing 98,56% of the ordinary voting shares. Following the issuance of 205.804.664 new 
ordinary shares on July, as resolved at the Annual General Meeting of the Shareholders on June 27, 2013, the 
percentage of the voting rights held in Eurobank by HFSF decreased to 93,55%. Following the share capital 
increase approved by the Extraordinary General Meeting of August 26, 2013, the percentage of the voting rights 
held by HFSF increased to 95,23%. 

The BoG, following the assessment of Eurobank’ s capital needs, concluded on March 6, 2014 and notified 
Eurobank that its Core Tier I capital should increase by €2.945m. Eurobank Ergasias S.A. with its letter to BoG 
on March 24, 2014, submitted its capital enhancement plan whereby revised its capital actions providing for an 
additional positive impact on regulatory capital of €81m. and stated that it intends to cover the remaining capital 
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needs of €2.864m. through a Share Capital increase,  

Following the completion of Bank’s Share Capital increase and the commencement of trading of the new ordinary 
shares on the Athens Exchange on May 9, 2014 , the percentage of the ordinary shares with voting rights held by 
the HFSF decreased from 95,23% to 35,41%, which corresponds to 5.208.067.358 ordinary shares with voting 
rights issued by Bank out of total 14.707.876.542 ordinary shares with voting rights.  

The following transactions were carried out with related parties: 

a) Rental income and sale of services 

 

Group’s rental revenues from leases with Bank Eurobank Ergasias S.A. amount to 25% for the period ended 
March 31, 2014 (31/03/2013:31%). 

 

b) Purchase of services 

 

c) Finance costs 
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d) Interest income earned on cash and cash equivalents 

e) Transfers under financing arrangements 

 

f) Key management compensation – Group and Company 
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g) Period-end balances arising from transactions with related parties 
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h) Commitments and contingent liabilities 

There are no commitments and contingent liabilities between the Company and its related parties. 

 

20 Events after the balance sheet date 

Until the date of approval of the financial statements no significant events have taken place that affect the 
financial position of the Company on March 31, 2014, apart from the above mentioned events (note 5, 15 and 19). 
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