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Baltic Horizon Fund  
 

Fund rules  
(hereinafter “the Rules”) 

 
These Rules are in force as of 23 May 2016. 

 

1. GENERAL 

1.1. Baltic Horizon Fund is a closed-ended contractual investment fund (the “Fund”) 
registered and acting in accordance with the Estonian Investment Funds Act (the “IFA”). 
The Fund is a real estate fund as defined in the IFA. 

1.2. The Fund is managed by Northern Horizon Capital AS, a fund management company 
established and registered in the Republic of Estonia, with a register code 11025345 and 
its seat in Tallinn, Estonia (the “Management Company”). 

1.3. The Fund is situated at the registered address of the Management Company.  

1.4. The Fund is established for an undetermined period.  

1.5. The Fund is a public fund.  

1.5.1. The Management Company shall pursue for the units of the Fund (the ”Units”) 
to be admitted to trading on a regulated securities market in the European 
Economic Area within a reasonable time after the first capital raising of the 
Fund.  

1.5.2. The Management Company shall retain the Units traded on a regulated securities 
market or multilateral trading facility in the European Economic Area. In case 
the Units are de-listed for any reason, the Management Company shall 
immediately seek new admission to trading in the same or another market. 

1.5.3. The Management Company may seek simultaneous trading of Units on different 
trading venues. 

1.6. The Rules have been registered by the Estonian Financial Supervision Authority (the 
“FSA”). The Rules set out the basis for the activities of the Fund and the Management 
Company, and relations between the unit-holders of the Fund (the “Investors”) and the 
Management Company. The Fund is operating and managed under the laws of Estonia. 
In case specific provisions of the Rules conflict with mandatory provisions of 
legislation, the provisions of legislation will apply. In case different provisions of the 
Rules conflict with each other or in case the Rules include misleading provisions, such 
provisions will be interpreted in accordance with the best interests of the Investors. 



�
� �

0<��
� �
�
�

1.7. The depositary of the Fund is Swedbank AS (the “Depositary”) (as further described in 
section 13 below). 

1.8. The register of the Units (the “Register”) is kept by the AS Eesti Väärtpaberikeskus (the 
“Registrar”) (as further described in section 14 below). 

1.9. The exact contact details of the Management Company, the Depositary, and 
the Registrar, including relevant office addresses, e-mail addresses, and phone numbers, 
are disclosed on the website of the Fund, www.baltichorizon.com (the “Website”). 

2. THE BASIS AND OBJECTIVE OF THE FUND’S ACTIVITY 

2.1. The Fund is a pool of money raised through the issue of Units, and of other assets 
acquired from investing this money that belongs collectively to the Investors and that is 
managed by the Management Company. 

2.2. The objective of the Fund is to combine attractive income yields with medium to long-
term value appreciation by identifying and investing primarily in real estate, portfolios 
of real estate, and/or real estate companies and successfully exiting from these 
investments. The objective of the Fund is to provide its Investors with consistent and 
above average risk-adjusted returns by acquiring high quality cash flow-generating 
commercial properties with the potential for adding value through active management, 
thereby creating a stable income stream of high yielding current income combined with 
capital gains. Although the objective of the Fund is to generate positive returns for the 
Investors, the profitability of the Fund is not guaranteed to the Investors. 

3. THE FUND’S INVESTMENT POLICY 

3.1. Subject to certain restrictions outlined in the Rules and the law, the focus of the Fund is 
to invest into real estate properties located in Estonia, Latvia, and Lithuania. Such 
investments may include real estate properties experiencing financial or economic 
distress. 

3.2. Up to 100% of the assets of the Fund may be invested in real estate and securities related 
to real estate. The Fund will invest in all types of real estate properties, including retail, 
office, and logistics properties.  

3.3. The Fund shall invest, directly or indirectly, in real estate located in Estonia, Latvia, and 
Lithuania, with a particular focus on the capitals - Tallinn, Riga, and Vilnius - and a 
preference for city centres within or near the central business districts.  

4. INVESTMENT RESTRICTIONS 

4.1. At least 80% of the Fund’s gross asset value (as defined in section 6.1 below) shall be 
invested in real estate and securities relating to real estate. The following are securities 
relating to real estate: 

4.1.1. the units or shares of a fund which is deemed to be a real estate fund according 
to the legislation of Estonia or other states; 

4.1.2. the shares of special purpose vehicles whose main activity is direct or indirect 
(through subsidiaries) investment in real estate or management of real estate 
(“SPV”); 
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4.1.3. derivative instruments whose underlying assets are securities specified 
in subsections 4.1.1 and 4.1.2 above. 

4.2. Up to 20% of the Fund’s gross asset value (as defined in section 6.1 below) may be 
invested in the following assets not specified in section 4.1: 

4.2.1. deposits with credit institutions; 

4.2.2. shares and other similar tradable rights in companies investing directly or 
indirectly into real estate property; 

4.2.3. bonds, convertible bonds, and other tradable debt obligations issued;  

4.2.4. subscription rights and other tradable rights granting the right to acquire 
securities specified in subsections 4.2.2 and 4.2.3 above;  

4.2.5. money market instruments;  

4.2.6. tradable depositary receipts; 

4.2.7. derivative instruments. 

4.3. The weighting of each asset class, type of issuer, region, and sector of the assets of the 
Fund shall be determined in the course of the everyday management of the Fund in 
compliance with the Rules. 

4.4. Investment in real estate and securities relating to real estate 

4.4.1. The assets of the Fund may be invested in real estate either directly or indirectly 
through SPV(s). Therefore, every reference made to investments in real estate 
properties in the Rules also means investments into SPVs. 

4.4.2. The real estate assets into which the Fund directly or indirectly invests are 
located in Estonia, Latvia, and Lithuania. Although the Fund shall invest mainly 
into commercial real estate properties, such as retail and office properties, up to 
20% of the Fund’s gross asset value (as defined in section 6.1 below) may be 
invested into other types of properties.  

4.4.3. Securities of investment vehicles (including, but not limited to, joint ventures, 
SPVs and other real estate funds) into which the Fund may invest under section 
4.1 above may be registered in any jurisdiction provided that the investment 
strategy of those investment vehicles is not in conflict with the investment 
strategy of the Fund under these Rules. Shares of SPVs may only be registered 
in other countries than Estonia, Latvia or Lithuania with prior approval by the 
Depositary. 

4.4.4. The Fund shall meet the following risk diversification requirements:  

(a) up to 50% of the gross asset value (as defined in section 6.1 below) of the 
Fund may be invested in any single real estate property, or in any single real 
estate company or fund; 

(b) the annual rental income from one single tenant shall not form more than 
30% of the total annual net rental income of the Fund. 

4.4.5. At least 80% of gross asset value (as defined in section 6.1 below) shall be 
allocated for projects which involve investment in real estate with a stabilised 
cash flow, and also into properties with the potential to add value through active 
asset management, refurbishment, and development. Up to 20% of gross asset 
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value (as defined in section 6.1 below) may be allocated to investments of a 
more opportunistic nature such as participating in forward funding development 
projects and undeveloped land purchases. 

4.4.6. The Fund may not invest in assets that to a significant degree are used 
for gambling, pornographic, or tobacco-producing activities. The Fund shall be 
considered as having invested into assets that to a significant degree are used 
for the above activities if the net rental income for the space (square meters) 
used for the above activities would exceed 10% of the total net rental income of 
that asset. The Fund shall not solicit new tenants proposing to use the assets for 
the above activities. 

4.5. Transactions with derivative instruments 

4.5.1. Transactions with derivative instruments may be performed on account of the 
Fund provided that the requirements set forth in legislation, the internal rules of 
the Management Company for transactions with derivative instruments, and the 
Rules are met. The assets of the Fund may be invested in derivative instruments 
only for the purpose of hedging the property loan risks. An agreement, which 
includes a right or an obligation of the Fund to acquire, swap, or sell real estate, 
such as forward financing or commitment arrangements, shall not be considered 
to be a derivative instrument. 

4.6. Miscellaneous 

4.6.1. The Management Company has, on account of the Fund, the right to guarantee 
an issue of securities, provide surety, take a loan, issue debt securities, enter into 
repurchase or reverse repurchase agreements, and conclude other 
securities-borrowing transactions. Subject to the discretion of the Management 
Company, the Fund aims to leverage its assets by borrowing an amount of up to 
50% of the value of its assets. At no point in time may the Fund’s leverage 
exceed 65% of the value of its assets. Loans may be taken for periods of up to 30 
years. 

4.6.2. The Fund may grant loans only to SPVs and may issue guarantees or provide 
surety only to secure the fulfilment of the obligations of SPVs.  

4.6.3. As the purpose of the Fund is to invest in real estate property, the acquisition 
process of which may be time-consuming, the Management Company aims to 
invest any new capital raised for the Fund within a reasonable time period.  

4.6.4. The investment restrictions set forth in sections 4.1 and 4.2 above do not apply 
for the first 12 months after the date the Rules are registered with the FSA and 
for the first 12 months after each additional capital raising for the Fund.    

4.6.5. Risk diversification requirements provided for in these Rules may be 
temporarily exceeded for reasons outside the control of the Management 
Company. Exercising a right of pre-emption to acquire securities, a bonus issue, 
a change in the market value of securities, and other such reasons are deemed to 
be reasons outside the control of the Management Company if the objective of 
the transactions performed on account of the Fund is to observe the 
aforementioned requirements, taking into account the interests of the Investors. 
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5. UNITS AND THE RIGHTS AND OBLIGATIONS ATTACHED TO TH E 
UNITS 

5.1. A Unit represents the Investor’s share in the assets of the Fund. The Fund has one class 
of Units. Units are held in the registered form and no Unit certificates will be issued.  

5.2. Units are issued with no nominal value. 

5.3. A Unit is divisible.  

5.3.1. The fractions of Units, if any, that emerge from dividing Units are rounded to 
three decimal points. The following rules are applied for rounding: numbers 
NNN.NNN0 until NNN.NNN4 are rounded down to NNN.NNN and numbers 
NNN.NNN5 to NNN.NNN9 are rounded up to NNN.NN(N+1). 

5.3.2. Trading in Units on any trading venue where the Units are admitted to trading 
may occur only in whole number of Units, unless fractions of Units can be 
traded under the rules of the trading venue.  

5.4. Units acquired by an Investor shall be registered in the Investor’s, or in a nominee 
holder’s registry account in the Register, acting on the account of the Investor. 

5.5. An Investor cannot request that the common ownership of the Fund be terminated or that 
the Investor’s share be separated from the Fund’s assets. 

5.6. The Investors have the following rights deriving from the Units: 

5.6.1. to purchase, sell, pledge or otherwise dispose of the Units; 

5.6.2. to own the share of the Fund’s assets corresponding to the number of Units 
owned by the Investor; 

5.6.3. to receive, when payments are made, pursuant to the Rules, the share of the 
cash flows of the Fund proportional to the number of Units owned by the 
Investor; 

5.6.4. to receive, pursuant to the Rules, the share of the assets remaining upon 
liquidation of the Fund proportional to the number of Units owned by the 
Investor; 

5.6.5. to convene a general meeting of Investors (the “General Meeting”) in 
accordance with the Rules and the law; 

5.6.6. to participate and vote in the General Meeting pursuant to the number of votes 
provided for in section 10.10;  

5.6.7. to propose supervisory board (as defined in section 11, the “Supervisory 
Board”) member candidates for election in the General Meeting; 

5.6.8. to request that the Registrar issue a certificate or an extract from the Register 
concerning the Units owned by the Investor;  

5.6.9. to demand that the Management Company compensate for any damage caused 
by a breach of its obligations; 

5.6.10. to access, at the registered address of the Management Company, the 
documents and information specified in section 16.1 and receive, upon 
respective request, copies of any of the documents specified in sections 16.1.1, 
16.1.2, 16.1.4 and 16.1.12 without charge; 
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5.6.11. to exercise other rights and take other action as prescribed by law or the Rules. 

5.7. The exchange of Units with fund units of other funds managed by the Management 
Company is not allowed. 

5.8. The rights and obligations attached to a Unit with respect to an Investor shall enter into 
force upon acquisition of a Unit and shall terminate upon disposal or redemption of a 
Unit. Each Investor acquiring a Unit or Units is deemed to have agreed to the Rules by 
subscribing for new Units or upon the Units being credited to the securities account of 
the Investor as a result of a trade with a third person. A Unit is deemed issued upon 
registration thereof with the Register and a Unit is deemed redeemed upon cancellation 
thereof with the Register.  

5.9. An Investor must exercise the rights attached to the Units in good faith and in 
accordance with legislation and the Rules. The objective of exercising the rights of an 
Investor may not be to cause damage to other Investors, to the Fund, to the Management 
Company, to the Depositary, or to third persons.  

5.10. An Investor is not personally liable for the obligations of the Fund, obligations assumed 
by the Management Company on account of the Fund, or for obligations the 
performance of which the Management Company has the right to demand from the Fund 
pursuant to the Rules. The liability of an Investor for performance of such obligations is 
limited to the Investor's share in the assets of the Fund. 

5.11. An Investor shall pay any transaction fees and service charges which may be demanded 
by brokers, custodians, or other intermediaries (including the Registrar) upon purchase 
or sale of Units. 

6. ESTABLISHING GROSS PROPERTY VALUE, FUND NET ASSET 
VALUE,AND GROSS ASSET VALUE OF PROPERTY 

6.1. The gross property value shall be determined based on the aggregate market value of all 
real estate properties belonging to the Fund (the “Gross Property Value”). The gross 
asset value shall be determined based on the aggregate of the Gross Property Value and 
the market value of all other consolidated assets of the Fund and the SPVs (excluding 
shares of SPVs holding real estate) (the “GAV”). The Gross Property Value and GAV 
shall be calculated in Euros as of the last banking day of each calendar month (the 
”Valuation Day”). A banking day shall mean any calendar day that is not Saturday, 
Sunday, a national or public holiday in Estonia, or another day which is considered to be 
a public holiday by a relevant payment system operator (a ”Banking Day”). 

6.2. The net asset value of the Fund shall be determined based on the aggregate market value 
of the securities (including shares of SPVs), other property, and rights belonging to the 
assets of the Fund from which claims against the Fund are deducted (the “NAV”).  

6.3. The NAV of a Unit equals the NAV of the Fund divided by the number of Units issued 
and not redeemed as at the point of valuation (the “NAV of the Unit”).  

6.4. The NAV of the Fund shall be established in accordance with the relevant principles set 
forth in the internal rules of the Management Company and in legislation and shall be 
calculated on each Valuation Day. The NAV of the Fund and of a Unit shall be 
calculated in Euros. 

6.5. If, after determining the NAV of the Fund, an event or circumstance occurs or appears 
which in the Supervisory Board’s best professional opinion materially affects the NAV 
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of the Fund, then the Supervisory Board may order a re-evaluation of the fixed market 
value and re-evaluate the NAV of the Fund or of a Unit provided that failure to carry out 
such re-evaluation would damage the interests of the Investors. 

6.6. The NAV of a Unit shall be calculated as of each Valuation Day and as of each day 
when Units are issued. A Unit’s NAV shall be rounded up to four decimal points. The 
NAV of the Fund and of a Unit as of each Valuation Day and issue price of a Unit shall 
be made available on the Website and at the registered office of the Management 
Company on the 15th day of the following month at the latest. If such day is not a 
Banking Day, then the above information shall be made available on the first Banking 
Day after such day. 

6.7. The Management Company may suspend the determination of the NAV of the Fund 
during the existence of any state of affairs which constitutes an emergency as a result of 
which disposals or accurate valuation of a substantial portion of the assets owned by the 
Fund would be impracticable or when, for any other reason, the prices of any 
investments owned by the Fund cannot be promptly or accurately ascertained, provided 
the suspension is justified with regard to the interests of Investors. The suspension of the 
determination of the NAV of the Fund will be announced on the Website. 

7. VALUATION OF REAL ESTATE 

7.1. To determine the market value of real estate property belonging to the Fund, the 
Management Company shall ensure appraisal of such property at least once a year at the 
end of the financial year and prior to the auditing of the Fund’s annual report. The 
Supervisory Board may propose the Management Company to undertake appraisal more 
often, if there are exceptional circumstances which in the Supervisory Board’s opinion 
could have a material impact on the fair market value of the properties.  

7.2. Any real estate belonging to the Fund shall be appraised by an independent real estate 
appraiser appointed from time to time by the Management Company after consultation 
with the Supervisory Board. Only a licensed independent real estate appraiser of high 
repute and sufficient experience in appraising similar property and operating in the 
country where any relevant real estate property is located may evaluate real estate 
belonging to the Fund.  

7.3. The appraiser may not be an affiliate of the Management Company. The appraiser shall 
value only real estate properties for which it can act as independent expert, without any 
conflicts of interest arising due to other connections with the respective property. 

7.4. The appraiser(s) appointed by the Management Company shall be disclosed in the 
annual report of the Fund for each year and the Management Company shall inform the 
FSA of the appointed appraiser and the criteria under which the appointment was 
decided. 

7.5. The real estate appraiser shall prepare an appraisal report outlining the results of the 
appraisal. The appraisal reports shall be prepared in accordance with a recognised 
property valuation standard. If so provided in the internal rules of the Management 
Company, such appraisal report shall be accompanied by the Management Company’s 
internal valuation statement in which case the overall valuation process of Fund’s assets 
(including real estate) shall be considered internal. Real estate shall be reflected in the 
Fund’s Gross Property Value, GAV, and NAV on the basis of the value of the real estate 
recorded in the appraisal report and, if relevant, the Management Company’s internal 
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valuation statement. The Management Company shall make a condensed form of the 
appraisal report regarding real estate belonging to the Fund available to Investors on the 
Website. 

8. ISSUE,  REDEMPTION, AND PURCHASE OF UNITS  

8.1. Units are issued by the Management Company on behalf of the Fund.  

8.2. The Management Company may issue and offer Units to the public or through a private 
placement in accordance with applicable laws and the Rules. Units are issued and 
offered only during specific times determined by the Management Company; Units are 
not available for subscription at all times.  

8.3. The issue of new Units may be determined: 

8.3.1. at the General Meeting, or 

8.3.2. by the Management Company, if it has received approval from the Supervisory 
Board and if new Units will be issued at the most recent NAV.  

8.4. New Units shall be issued in accordance with the Rules, applicable laws and regulations, 
and the terms and conditions of the specific issue. The terms and conditions of the first 
issue of the Units after the registration of the Rules shall be determined by the 
Management Company. 

8.5. In order to acquire Units, an Investor must subscribe for the Units and pay the full issue 
price. By submitting the subscription order, an Investor agrees to the Rules and to the 
terms and conditions of the specific issue of Units and undertakes to adhere thereto.  

8.6. An Investor shall be required to pay in full for the Units, and on the dates, as specified in 
the terms and conditions of the specific issue of Units. The Management Company shall 
not charge nor deduct any subscription fees from the paid in issue price. 

8.7. The issue price of a Unit shall be determined by the Management Company. If the issue 
of new Units is resolved at the General Meeting in accordance with sections 8.3.1 and 
10.3.1, the Management Company shall follow the terms and conditions set forth in the 
General Meeting resolution. If so determined at the General Meeting and provided that 
the IFA allows that, Units may be issued at discount or in excess of the NAV. The 
Management Company shall have the right to solely determine the issue price for the 
first issue of Units.  

8.8. An investor can subscribe only for a whole number of Units without fractions, unless 
otherwise specified in the terms and conditions of the specific issue of Units. The 
allocation of Units shall be determined by the Management Company under the terms 
and conditions of the specific issue of Units. 

8.9. Units shall be issued and registered in the Investor’s securities account in the Register on 
the payment date specified in the terms and conditions of respective issue. 

8.10. If an Investor fails to pay in the issue price in accordance with the terms and conditions 
of the issue, or is otherwise in violation of the terms and conditions of the issue or the 
Rules, no Units shall be issued to the Investor. 

8.11. The Units are not redeemable at the request of the Investor. The Units shall be redeemed 
upon liquidation of the Fund. 
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8.12. The Management Company is entitled to purchase Units on account of the Fund, 
provided that: 

8.12.1. such transactions are, or the purchase plan is, approved by the General 
Meeting. After the Units have been admitted to trading, the Management 
Company has the right to decide the purchase of the Units on account of the 
Fund within 1 month for the purposes of stabilisation in accordance with 
European Commission Regulation (EC) No 2273/2003 of 22 December 2003 
implementing Directive 2003/6/EC of the European Parliament and of the 
Council as regards exemptions for buy-back programmes and stabilisation of 
financial instruments; 

8.12.2. the aggregate number of Units bought back and held by the Fund shall not 
exceed 10% of the total number of Units at any time; 

8.12.3. Units held by the Fund shall not grant any unit-holder rights to the Fund or to 
the Management Company; 

8.12.4. any purchase shall be executed in accordance with applicable legislation and 
with the rules of the trading venue; and 

8.12.5. the Management Company shall either cancel or sell the Units within 3 months 
after the purchase. 

9. DISTRIBUTIONS TO INVESTORS 

9.1. The Management Company intends to make distributions from the cash flow of the Fund 
at least annually in cash to the Investors on a pro rata basis. 

9.2. A distribution shall be paid to Investors if all of the following conditions are met: 

9.2.1. the Fund has retained such reserves as required for the proper running of the 
Fund;  

9.2.2. the distribution does not endanger liquidity of the Fund;  

9.2.3. the Fund has made necessary follow-on investments in existing properties, 
i.e. investments into the development of existing properties of the Fund, and 
making new investments. The total of the Fund’s annual net income that may be 
retained for making such investments is 20% of the Fund’s annual net income of 
the previous year.  

9.3. The Management Company shall disclose the Record Date (as defined in section 9.5) 
and the payment date of each distribution event on the Website and by a stock exchange 
release disclosed on the website of the trading venue where the Units are admitted to 
trading (the “Stock Exchange Release”), at least ten Banking Days prior to the Record 
Date.  

9.4. Net disposal proceeds received, if any, shall either be reinvested or distributed to the 
Investors depending on whether the Management Company sees suitable investment 
opportunities in the market. 

9.5. The Investors entitled to the distribution payments under this section 9 shall be 
determined two Banking Days prior to the payment date (the “Record Date”).  

9.6. Distributions will be made in cash to the current account of the Investor connected to 
the securities account in the Register.   
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10. GENERAL MEETING 

10.1. Investors participate in the governance of the Fund through the General Meeting.  

10.2. General Meetings shall be held at the seat of the Management Company unless 
otherwise prescribed in the notice convening the meeting.  

10.3. The Investors at the General Meeting are entitled to resolve the following matters: 

10.3.1. issue new Units; 

10.3.2. amend the procedure for the making of distributions to Investors; 

10.3.3. approve and recall the members of the Supervisory Board and determine the 
remuneration of the members; 

10.3.4. change the Management Company at the initiative of the Investors; 

10.3.5. liquidate the Fund; 

10.3.6. amend the procedure for the redemption of Units; 

10.3.7. increase the Management Fee and Depositary Fee and other fees and charges 
payable on account of the Fund; 

10.3.8. decide on the merger and transformation of the Fund unless otherwise provided 
by the IFA; 

10.3.9. amend the fundamental principles of the investment policy of the Fund; 

10.3.10. establish a term for the Fund and amending the term, if established; 

10.3.11. amend the Rules; 

10.3.12. purchase of Units on account of the Fund. 

10.4. The Management Company shall convene the General Meeting at least once a year, after 
the Management Company has approved the annual report of the Fund. In addition to the 
annual meeting, the Management Company shall convene the General Meeting as often 
as there is a need to resolve issues specified in section 10.3. The Management Company 
shall convene the General Meeting within 6 months after the Units have been de-listed 
and the Management Company has not succeeded in having the Units re-admitted to 
trading. 

10.5. The FSA or Investors whose Units represent at least 1/10 of the votes are entitled to 
request the Management Company convene the General Meeting and propose issues to 
be included in the agenda of the General Meeting. If the Management Company does not 
convene the General Meeting within one month after receipt of a request, the FSA or 
Investors have the right to convene the General Meeting themselves. 

10.6. Notice of the General Meeting shall be published at least three weeks in advance. 
A notice convening a General Meeting is published on the Website and via the Stock 
Exchange Release. At the same time as the publication of a notice, if the IFA 
so stipulates, it also shall be published in at least one of the daily national (Estonian) 
newspapers. 

10.7. The notice shall be accompanied with information related to the items in the agenda. 
Investor(s) requesting a change of the Management Company under section 10.3.4. shall 
submit to the Investors the consent of the new management company to undertake the 
duties of the management company. 
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10.8. The Investor, who is a registered unit-holder in the Register, or a representative of the 
Investor, who has been granted an authorisation document in writing, may participate in 
a General Meeting. The participation of a representative shall not deprive the Investor of 
the right to participate in the General Meeting.  

10.9. A list of the Investors participating in a General Meeting including the names of the 
Investors, the number of votes attached to their Units, and the names of the 
representatives of the Investors, is prepared at the General Meeting. The list shall be 
signed by the chair of the General Meeting, the secretary of the meeting, and each 
Investor or his or her representative participating in the General Meeting. The 
authorisation documents of representatives shall be appended to the minutes of the 
General Meeting. 

10.10. In order to adopt resolutions at the General Meeting, the proportion of votes belonging 
to the Investor is determined pursuant to the ratio of the number of votes arising from 
Units belonging to the Investor and the number of votes arising from all Units which 
have been issued as of ten days before the General Meeting is held. To participate in any 
General Meeting, an Investor is required to have Units registered in its name in the 
Register as of ten days before the date of the General Meeting. 

10.11. At the General Meeting, Investors may adopt resolutions if more than 1/2 of the votes 
represented by the Units are present. If there are less than, or equal to, 1/2 of votes 
represented at the General Meeting, the Management Company may, within three weeks 
but not earlier than after seven days, convene another General Meeting with the same 
agenda. The new General Meeting is permitted to adopt resolutions regardless of the 
number of votes represented at the meeting. Except for resolutions to be adopted under 
sections 10.14 and 10.15 below.  

10.12. An issue which is initially not on the agenda of the General Meeting may be added to the 
agenda during the General Meeting with the consent of at least 9/10 of the Investors who 
participate in the General Meeting if their Units represent at least 2/3 of the votes. 

10.13. A resolution of the General Meeting shall be adopted if more than 1/2 of the votes 
represented at the General Meeting are in favour, unless a greater majority requirement 
is prescribed under sections 10.14 or 10.15 below. 

10.14. In order to adopt resolutions in matters specified in sections 10.3.2, 10.3.5, 10.3.6, 
10.3.8, 10.3.9, 10.3.10, and 10.3.11 above, more than 3/4 of the votes represented by the 
Units shall be present and more than 4/5 of the votes represented at the General Meeting 
shall vote in favour to adopt those resolutions. 

10.15. In order to adopt a resolution as specified in section 10.3.4, more than 3/4 of the votes 
represented by the Units shall be present and more than 4/5 of the votes represented at 
the General Meeting, excluding votes represented by the Management Company and its 
related parties (as defined in section 10.17 below), and also excluding votes represented 
by any Investor holding, directly or indirectly via its related persons (as defined in 
section 10.17 below for the Management Company), more than 50% of all units, shall 
vote in favour to adopt the resolution. 

10.16. The General Meeting may adopt a resolution to amend the procedure for the redemption 
of Units (section 10.3.6) only together with a resolution on liquidation of the Fund 
(section 10.3.5).  

10.17. The Management Company and its related parties who hold Units and are participating 
in the General Meeting shall abstain from voting in all issues where there is a potential 
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conflict of interest between the Fund and the Management Company, including but not 
limited to voting on raising the Management Fee. Related parties shall mean companies 
belonging to the same consolidation group as the Management Company, shareholders 
of the Management Company and of the companies belonging to the same consolidation 
group as the Management Company and members of management bodies of the 
Management Company and of the companies belonging to the same consolidation group 
as the Management Company.  

11. SUPERVISORY BOARD 

11.1. The Fund shall have a supervisory board consisting of three to five members 
(the “Supervisory Board”). The Supervisory Board acts solely in an advisory capacity 
and the Management Company shall remain responsible for making decisions related to 
the fund management. 

11.2. The members of the Supervisory Board shall be appointed at the General Meeting for a 
period of at least two years. The Management Board shall appoint the first members of 
the Supervisory Board and determine their remuneration immediately after the 
registration of the Fund. The following principles shall be followed when appointing the 
Supervisory Board members: 

11.2.1. a member shall have recognized experience in the real estate market(s) in 
Estonia, Latvia, or Lithuania, an impeccable business reputation, and an 
appropriate education; 

11.2.2. only one of the members may be related to the Management Company, 
i.e. the person is a member of the management board or supervisory council or 
shareholder of the Management Company or of any other company belonging 
to the same consolidation group with the Management Company, or is 
otherwise related to or appointed by the Management Company; 

11.2.3. at least one of the members should represent Investors who are not related to 
the Management Company and are not related to the ten largest Investors in 
terms of Units held as of ten days before the date of the General Meeting, or be 
an independent member not related to any Investor. 

11.3. The Supervisory Board and its members are not allowed to delegate their rights to other 
persons. 

11.4. Supervisory Board members shall elect a chairman from among themselves in the first 
meeting after election of any new member(s). 

11.5. The Management Company shall consult with the Supervisory Board on the following 
matters:  

11.5.1. the approval of an appraiser for the valuation of real estate in the Fund to be 
appointed by the Management Company; 

11.5.2. the approval of an auditor of the Fund to be appointed by the supervisory 
council of the Management Company; 

11.5.3. the approval of the depositary bank of the Fund to be chosen by the 
Management Company; 

11.5.4. the approval of the issue of new units under section 8.3.2; 
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11.5.5. any issues that may involve conflicts of interest related to the Fund; 

11.5.6. any other issues in accordance with the Rules. 

11.6. A meeting of the Supervisory Board shall be convened by the Management Company at 
least once per quarter. Each member of the Supervisory Board and the Fund Manager(s) 
(as defined in section 12.3 below) has the right to convene a meeting. The Supervisory 
Board has the right to pass decisions without convening a meeting in case all the 
Supervisory Board members agree not to convene a meeting. The meetings of the 
Supervisory Board shall be arranged by the chairman of the Supervisory Board. 

11.7. The Supervisory Board is entitled to pass decisions if more than half of the members 
take part in the meeting.  

11.8. A decision of the Supervisory Board shall be adopted if more than half of the members 
present at the meeting vote in favour of the decision. In case the Supervisory Board 
adopts decisions without convening a meeting a decision shall be adopted if more than 
half of the members vote in favour of the decision. 

11.9. The minutes of the Supervisory Board meetings shall be recorded and sent to all 
Supervisory Board members. The minutes of the meeting shall be signed by all 
Supervisory Board members who participated in the meeting and the person who took 
the minutes. In case the Supervisory Board member does not agree with the passed 
decisions, the member’s different opinions will be added to the minutes and that member 
of the Supervisory Board will confirm the opinion with a signature.   

11.10. In order to pass decisions, the Supervisory Board may request reports and clarifications 
from the Management Company and the Fund Manager(s) (as defined in section 12.3 
below) and give them reasonable time to prepare such reports.  

11.11. Supervisory Board members are entitled to remuneration for their service. The amount 
of remuneration payable to the chairman and members of the Supervisory Board shall be 
decided at the General Meeting. 

12. RIGHTS AND OBLIGATIONS OF THE MANAGEMENT COMPANY 

12.1. The basis of the activities of the Management Company is set forth in the articles of 
association of the Management Company, the Rules, and legislation.  

12.2. The Management Company has the right to dispose of and possess the assets of the Fund 
and other rights arising therefrom. The Management Company shall conclude 
transactions with the Fund’s assets (including investing the Fund’s assets) in its own 
name and on account of the Fund. 

12.3. To manage the assets of the Fund, the management board of the Management Company 
shall appoint one or more fund managers whose duty it is to coordinate the investment of 
the Fund’s assets and other activities related to management of the Fund and to monitor 
that the Fund is managed pursuant to the provisions of legislation and the Rules (the 
“Fund Manager”). The Management Company is responsible for making and 
implementing investment and divestment decisions in its own name and exclusively in 
the interests of and on joint account of the Investors. 

12.4. The Management Company shall determine the Fund’s investment policy and perform 
the duties specified in subsection 12.11, unless such duties have been delegated to third 
parties. The Management Company shall invest the Fund’s assets in compliance with the 
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investment policy specified in the Rules and observe the investment restrictions 
specified in the Rules and legislation. The Management Company shall obtain sufficient 
information about the assets it plans to acquire or has acquired on account of the Fund, 
monitor the financial and economic situation of the issuer whose securities it plans to 
acquire or has acquired on account of the Fund, and obtain sufficient information about 
the solvency of counterparties with whom transactions are made on account of the Fund. 

12.5. The Management Company shall manage the assets of the Fund separately from its own 
assets, assets of other funds, and pools of assets managed by the Management Company. 
The assets of the Fund do not form part of the bankruptcy estate of the Management 
Company and any claims of creditors of the Management Company shall not be satisfied 
out of the Fund’s assets.  

12.6. The Management Company shall arrange the maintenance and preservation of 
immovables directly or indirectly owned by the Fund. In arranging the maintenance and 
preservation of immovables, the Management Company shall observe the following 
principles: (i) immovables must be kept and maintained prudently, (ii) immovables must 
be insured, if possible, and (iii) in case of extraordinary ‘wear and tear’ of an immovable 
(including a building constituting an essential part of an immovable) or extraordinary 
deterioration in its condition, the immovable (including a building constituting an 
essential part of the immovable) must, if possible, be restored to its former condition, 
repaired, or improved.  

12.7. The Management Company may (but is not obliged to) acquire and own Units. The 
Units owned by the Management Company may not exceed 5% of all Units. In cases 
addressed by legislation, the Management Company shall notify FSA of its acquisition 
of Units. Information on the size of the holding of the Management Company in the 
Fund shall be made available according to section 16.1.10. 

12.8. The Management Company has the right and the duty to submit a claim in its own name 
on behalf of the Investors or the Fund against the Depositary or third parties if not 
submitting such a claim would or could result in significant damage to the Fund or the 
Investors. The Management Company is not required to submit such a claim if the Fund 
or the Investors have already submitted a claim.  

12.9. The Management Company shall be liable for any damage caused to the Fund or the 
Investors due to a violation of its duties under the Rules and applicable laws. 

12.10. The Management Company shall arrange the accounting of the Fund. The Management 
Company shall keep the accounting of the Fund separate from the accounting of the 
Management Company and the accounting of its other funds.  

12.10.1. The financial information of the Fund shall be prepared in accordance with 
the International Financial Reporting Standards (IFRS). 

12.10.2. The financial year of the Fund lasts from 1 January to 31 December. 

12.11. The Management Company may delegate the following duties to third parties to the 
extent provided in the IFA and pursuant to the procedure set forth in the IFA: 

12.11.1. investing the Fund’s assets, which means making of investment decisions 
upon investment of the Fund’s assets; 

12.11.2. organising the issue and redemption of Units; 
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12.11.3. issuing of documentation proving the registration of Units in the Register 
belonging to the Investor; 

12.11.4. arranging the sales and marketing of the Units;  

12.11.5. providing necessary information and other customer services to the Investors; 

12.11.6. keeping account of the Fund’s assets and organising the accounting of the 
Fund; 

12.11.7. determining the Fund’s NAV; 

12.11.8. organising of maintenance of the register of Units; 

12.11.9. calculating of the Fund’s net income and arranging the distribution from the 
cash flows to the Investors; 

12.11.10. monitoring compliance of the activities of the Management Company and the 
Fund with legislation, including applying a relevant internal audit system; 

12.11.11. maintening and preserving of immovables and any related activities; 

12.11.12. any of the activities directly related to the activities listed above. 

12.12. In delegating the services related to the maintenance and preservation of immovables 
(section 12.11.11), respective service agreements may be entered into directly between a 
third party service provider and the SPV. 

12.13. Any delegation of duties does not exempt the Management Company from liability 
related to the management of the Fund. 

12.14. The duties of the Management Company in full may be transferred to a third party fund 
management company in accordance with the IFA. The change of the Management 
Company may be initiated by the Management Company in accordance with a resolution 
of the supervisory council of the Management Company, or by the Investor(s) in 
accordance with section 10.15 of the Rules.  

12.15. The transfer of the fund management to another management company shall be arranged 
based on the approval by the FSA. 

12.15.1. The Management Company shall act in good faith in negotiating and signing 
the transfer agreement, obtaining FSA approval, and performing other tasks 
under the decision of the supervisory council of the Management Company or 
the resolution of the General Meeting to transfer the fund management to 
another management company. The costs of the transfer shall be borne by the 
new service provider, unless otherwise agreed in the transfer agreement.  

12.15.2. The duties of the Management Company shall be transferred to the new 
management company under the transfer agreement not earlier than one year 
from the approval by the FSA, unless shorter term is agreed in the transfer 
agreement. 

13. ACTIVITIES OF THE DEPOSITARY 

13.1. The Management Company shall enter into a depositary contract with the Depositary for 
the safekeeping of the Fund’s money and assets, including financial instruments and 
other assets, with the Depositary, and for overseeing and monitoring of the Fund’s 
activities.  
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13.2. The Depositary shall hold in custody all financial instruments of the Fund that can be 
registered in a financial instruments account opened in the Depositary’s books (the 
”Safekept Instruments”). Assets that can be held in custody by the Depositary shall be 
determined in a depositary contract.  

13.3. All other assets of the Fund that are not condsidered financial instruments, including 
cash, immovable and movable property, rights, and shares of SPVs not registered with 
central securities depositaries in Estonia, Latvia or Lithuania, shall be subject to 
verification of ownership and record keeping duties by the Depositary. The Management 
Company may execute transactions with the Fund’s assets only through the Depositary 
or after prior notification of the Depositary.  

13.4. In performing the monitoring and oversight of the Fund’s activities, the Depositary shall 
be responsible for: 

13.4.1. ensuring that the sale, issue, repurchase, redemption, and cancellation of Units 
are carried out in accordance with the IFA and the Rules; 

13.4.2. ensuring that the NAV of the Units is calculated in accordance with the IFA 
and the Rules; 

13.4.3. carrying out the instructions of the Management Company, and assessing their 
compliance with the IFA, and with the Rules; 

13.4.4. ensuring that in transactions involving the Fund's assets, any consideration is 
remitted to the Fund in full and within the usual time limits; 

13.4.5. ensuring that the distributions from the Fund cash flow are made in accordance 
with the IFA and the Rules; 

13.4.6. ensuring that the cash flows of the Fund are properly monitored, and, in 
particular, that all payments made by or on behalf of Investors, upon the 
subscription of Units, have been received, and credited to the Fund account. 

13.5. The functions, rights, obligations and liability of the Depositary with regard to the Fund 
and the Management Company derive from the Rules and the depositary contract 
between the Management Company and the Depositary, IFA and other applicable 
regulations. The Depositary shall be liable to the Fund or to the Investors, for the loss of 
the Safekept Instruments held in custody by the Depositary or a third party to whom the 
custody of financial instruments held in custody has been delegated. In the case of such a 
loss of the Safekept Instruments, the Depositary shall return a financial instrument of 
identical type or the corresponding amount to the Fund or the Management Company 
acting on behalf of the Fund without undue delay. The Depositary shall not be liable if it 
can prove that the loss has arisen as a result of an external event beyond its reasonable 
control, the consequences of which would have been unavoidable despite all reasonable 
efforts by the Depositary to the contrary. 

13.6. The Depositary has the right to enter into contracts with third parties for the delegation 
of its duties (including the duty to safekeep the Fund’s assets) pursuant to the IFA and 
other applicable regulations and the depositary contract, provided that the following 
conditions are met:  

13.6.1 the intention of delegation is not to avoid the requirements of the IFA;  

13.6.2 there is an objective reason for the delegation;  
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13.6.3 the Depositary has exercised all due skill, care, and diligence in the selection and 
the appointment of any third party to which it delegates duties, and continues to 
exercise all due skill, care and diligence in the periodic review and ongoing 
monitoring of any third party to whom it has delegated duties and of the third 
party’s performance of those duties;  

13.6.4 the Depositary ensures that the third party has structures and expertise adequate 
and proportionate to the nature and complexity of the assets of the Fund, or the 
Management Company acting on behalf of the Fund, which have been entrusted 
to it, and the third party is subject to effective prudential regulation, including 
minimum capital requirements, and supervision in the relevant jurisdiction; and  

13.6.5 the third party is subject to an annual external periodic audit to ensure that the 
financial instruments are in its possession.  

14. REGISTER OF UNITS 

14.1. The Register is kept by the Registrar. The Registrar operates under the laws of Estonia 
applicable to the registration of securities and the settlement of securities trades. 

14.2. The Units are deemed to belong to the person in whose name the securities account is 
held in the Register, except for the Units held in a nominee account, in which case the 
Units are deemed to belong to the client of the nominee holder. Despite the foregoing, 
only persons in whose name a securities account is held are entitled to exercise rights 
arising out of the Units under the Rules. A unit-holder has the right to rely on the entry 
in the Register when performing his/her rights and duties in relation to third parties. The 
Registrar shall issue a statement of Units owned by the unit-holder upon the unit-
holder’s request.  

14.3. By subscribing for or purchasing Units, the Investor consents to the processing of their 
information (including personal data) by the Registrar and the Management Company to 
the extent necessary for keeping the Register and performing other duties under the 
Rules or applicable law.   

14.4. The Registrar shall make entries in the Register on the basis of the transaction 
information related to the Units. Entries may also be based on court judgments or other 
grounds approved by the Registrar. 

14.5. Information and documents submitted to the Registrar for an entry to be made shall be 
preserved by the Registrar for at least ten years from the date of the corresponding entry. 
Information shall be preserved in the form of documents or in a format which can be 
reproduced in writing.  

14.6. The Registrar shall be liable for breach of its obligations arising from the law and 
agreement on keeping the Register, and it shall reimburse any damages caused, except 
when the breach did not occur because of the activities of Registrar.  

15. FEES AND EXPENSES PAID OUT OF THE FUND 

15.1. Management fee 

15.1.1. The Management Company shall be paid a management fee on account of the 
Fund for managing the Fund (the duties of the Management Company are set 
forth in section 12 and in the IFA) (the “Management Fee”). The value added tax 
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(if applicable) shall be added to the Management Fee and paid on account of the 
Fund. 

15.1.2. The Management Fee shall be calculated as follows:  

(a) The Management Fee shall be calculated quarterly based on the 3-month average 
market capitalisation of the Fund. After each quarter, the Management Fee shall be 
calculated on the first Banking Day of the following quarter (the ”Fee Calculation 
Date”). Quarters shall mean 3-month periods that start on 1 January, 1 April, 1 
July, and 1 October; 

(b) Average market capitalisation shall mean the average closing prices of all days in 
the previous 3 month period multiplied with the respective daily number of the 
Units outstanding on the marketplace(s) where Units are admitted to trading (the 
”Market Capitalisation”);  

(c) The Management Fee shall be calculated based on the following rates and in the 
following tranches: 

(i) 1.50% of the Market Capitalisation below EUR 50 million; 

(ii)  1.25% of the part of the Market Capitalisation that is equal to or exceeds 
EUR 50 million and is below EUR 100 million; 

(iii)  1.00% of the part of the Market Capitalisation that is equal to or exceeds 
EUR 100 million and is below EUR 200 million; 

(iv) 0.75% of the part of the Market Capitalisation that is equal to or exceeds 
EUR 200 and is below EUR 300 million; 

(v) 0.50% of the part of the Market Capitalisation that is equal to or exceeds 
EUR 300 million. 

(d) The Management Fee shall be calculated after each quarter as follows: 

(i) the Market Capitalisation as calculated on the Fee Calculation Date, split into 
the tranches and each tranche of the Market Capitalisation (MCapt) 
multiplied by 

(ii)  respective fee rate (Fn) applied to the respective tranche, then the aggregate 
of the fees from each tranches multiplied by 

(iii)  the quotinent of the actual number of days in the respective quarter (Actualq) 
divided by 365 days per calendar year, as also indicated in the formula below 

 
 ((MCap1 x F1)+...+(MCap5 x F5)) x (Actualq / 365) 

 

(e) In case the Market Capitalisation is lower than 90% of the NAV of the Fund, the 
amount equal to 90% of the NAV of the Fund shall be used for the Management 
Fee calculation instead of the Market Capitalisation. In this case, the NAV of the 
Fund means the average quarterly NAV of the Fund and such Management Fee 
adjustments shall be calculated and paid annually after the annual report of the 
Fund for the respective period(s) has been audited. 

(f) For periods during which the Units are not traded on any marketplace, the 
Management Fee shall be calculated and paid quarterly based on the average 
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NAVs over preceeding 3 months. Management Fee adjustments, if any, shall be 
made annually after the annual report of the Fund for the respective period(s) has 
been audited. 

15.1.3. The Management Company shall be responsible for the calculation of the 
Management Fee. 

15.1.4. The Management Fee calculated and accrued in accordance with section 15.1.2 
above shall be paid to the Management Company quarterly within 5 Banking 
Days after the issue of the invoice by the Management Company.   

15.1.5. The Management Fee shall be calculated and paid in Euros unless calculation 
or payment must be made in another currency under applicable mandatory law. 

15.2. Performance fee 

15.2.1. For each year, if the annual adjusted funds from operations of the Fund divided 
by the average paid in capital during the year (calculated on a monthly basis) 
exceeds 8% per annum, the Management Company is entitled to a performance 
fee in the amount of 20% of the amount exceeding 8% (the ”Performance 
Fee”). The adjusted funds from operations shall mean the net operating income 
of properties less fund administration expenses, less external interest expenses 
and less all capital expenditures including tenant fit-out expenses invested into 
existing properties by the Fund. New investments and acquisitions and follow-
on investments into properties are not considered to be capital expenditures. 

15.2.2. The Performance Fee is calculated annually by the Management Company and 
is accrued to the Performance Fee reserve. Once the Performance Fee reserve 
becomes positive, the Performance Fee can be paid to the Management 
Company. 

15.2.3. The Performance Fee for a year can be both positive and negative. However, 
the Performance Fee for the year shall not exceed 0.4% of the Fund’s average 
NAV per year (upper Performance Fee limit). Negative Performance Fee shall 
not be less than -0.4% of the Fund’s average NAV per year (lower 
Performance Fee limit). 

15.2.4. A Performance Fee for the first year of the Fund (i.e. 2016) shall not be 
calculated.  

15.2.5. The Performance Fee first becomes payable in the fifth year of the Fund 
(i.e. 2020) for the period of 2017, 2018, and 2019. After that, the Performance 
Fee shall be payable annually, depending on the accrued Performance Fee 
reserve over the period starting from the second year of the Fund (i.e. 2017). 

15.2.6. The Performance Fee shall be paid to the Management Company within 8 
calendar days after the issue of the invoice by the Management Company. 

15.2.7. If the Performance Fee reserve becomes negative, the Management Company 
is not obliged to return any paid Performance Fee. However, the next 
Performance Fee becomes payable only after the Performance Fee reserve 
becomes positive.  

15.2.8. The value added tax (if applicable) shall be added to the Performance Fee and 
paid on account of the Fund. 
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15.3. Depositary Fee 

15.3.1. The Depositary shall be paid a depositary fee for the provision of depositary 
services (the “Depositary Fee”). The annual Depositary Fee is 0.03% of the 
GAV, but the Depositary Fee shall not be less than EUR 10,000.00 per annum. 
The value added tax specified by law shall be added to the Depositary Fee. The 
Depositary Fee plus value added tax shall be paid on account of the Fund. 
An Investor can access the effective rate of the Depositary Fee at the registered 
address of the Management Company. 

15.3.2. In addition to the Depositary Fee, the Depositary shall be paid or reimbursed 
for fees and out-of-pocket expenses related to the transactions made on account 
of the Fund. 

15.3.3. The Depositary Fee shall be calculated monthly from the GAV and paid to the 
Depositary on the basis of an invoice submitted by the Depositary. 

15.4. Other Expenses 

15.4.1. The following other expenses are payable on account of the Fund for the 
functioning of the Fund: 

(a) fees for property management services; 

(b) fees and costs related to the administration and maintenance of real estate 
properties belonging, directly or indirectly, to the Fund; 

(c) costs (including interest costs) relating to borrowing by the Fund or SPV; 

(d) costs for the valuation of real estate belonging, directly or indirectly, to the Fund 
(when related to the regular valuation pursuant to section 7); 

(e) costs and expenses related to set-up, restructuring, and liquidation of the Fund, 
including fees of external consultants; 

(f) the Registrar’s fees for registering Units and for other services provided by the 
Registrar to the Investors (when not payable directly by the Investors); 

(g) remuneration payable to Supervisory Board members; 

(h) costs related to convening and holding General Meetings; 

(i) costs related to convening and holding Supervisory Board meetings; 

(j) costs for translating regular Investor notifications and reports that are required 
under legislation or the Rules; 

(k) costs for the Fund’s and SPVs’ tax planning/tax structuring and tax advice, unless 
related to a direct or indirect acquisition of real estate by the Fund; 

(l) fees for the auditing of the annual reports of the Fund and SPVs; 

(m) costs of accounting and preparing the quarterly, semi-annual, and annual reports of 
the Fund and SPVs, including tax statements and tax returns; 

(n) tenant brokerage fees related to real estate belonging, directly or indirectly, to the 
Fund; 

(o) insurance costs and property taxes related to real estate belonging, directly or 
indirectly, to the Fund; 
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(p) fees for marketing services related to the Fund and real estate belonging, directly 
or indirectly, to the Fund, including expenses in relation to the marketing and 
distribution of the Fund; 

(q) costs and fees related to the listing of the Fund pursuant to section 1.5; 

(r) all other operational and financial expenses attributable to investments of the Fund, 
including but not limited to capital expenditures; 

(s) damages reimbursable in connection with the real estate investments of the Fund 
and with the management of such property; 

(t) other charges concerning the Fund and the SPVs associated with the sourcing, 
acquisition, managing, valuation (including by independent property appraisers), 
structuring, holding, and disposal of the investments, including costs and expenses 
related to the formation, maintenance, disposal and/or liquidation of SPVs, and 
costs and expenses related to contemplated but unconsummated investments 
(including in SPVs);  

(u) bank fees, commissions, fees associated with depositing or pledging securities, 
securities account management fees, state duties, advisory services, legal fees, 
adjudication fees, fees for address services, representation and publicity expenses, 
delivery of documents, translation, administration and management fees paid to 
persons not associated with the Management Company, provided that such costs 
are related to the activities of the Fund or SPVs; 

(v) salaries (to the extent employment is legally required) related to chief executive 
officers/directors of any SPV, as long as such salaries are set at the minimum 
required level;  

(w) the costs of reasonable directors’ and officers’ liability insurance on behalf of the 
members of the Supervisory Board and the members of the board of directors of 
the Fund’s SPVs; 

(x) the costs incurred in connection with any litigation, arbitration, or other 
proceedings in relation to the Fund’s assets, including any such proceedings in 
relation to assets held by SPVs; 

(y) all expenses related to entering and exiting investments (i.e. expenses related to the 
acquisition and disposal of real estate as well as shares of SPVs and other assets of 
the Fund as well as broken deal expenses), including, without limitation, state 
duties, notary fees, fees for real estate valuations by certified appraisers (when 
related to entering and exiting investments), fees for legal, tax, and other due 
diligence investigations directly related to the acquisition of real estate; 

(z) taxes to be added to costs provided in subsections 15.4.1(a) - 15.4.1(y) above. 

15.4.2. For the purpose of clarity, the Fund covers also investment costs related to 
preserving the value of its real estate properties (including, without limitation, 
costs related to improvements and repair). Among others, such investment 
costs include construction costs, development costs and fees, brokerage fees, 
architects’ fees, fees related to detail planning and other consultants’ costs. 
Investment costs are not considered to be expenses, but rather as investments 
of the Fund. 
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15.5. For the purpose of clarification, fees and expenses that according to this section 15 are 
paid out of the Fund may also be directly paid out of the SPVs relative to which such 
fees or expenses have been incurred to the extent that is allowed under applicable 
legislation. 

15.6. The fees (i.e. Management Fee, Performance Fee, and Depositary Fee) and other 
expenses paid out of the Fund (including out of SPVs) shall not exceed 30% of the NAV 
of the Fund per calendar year.  

16. PUBLISHING INFORMATION  

16.1. The Management Company shall make available at the registered address of the 
Management Company and on the Website at least the following information and 
documents:  

16.1.1. the Rules; 

16.1.2. the three most recent annual reports of the Fund; 

16.1.3. details of the Management Company, the Fund Manager, the Depositary, the 
Registrar, the auditor of the Fund, and any other third party to whom the fund 
management or safekeeping functions have been delegated; 

16.1.4. the most recent prospectus of the public offer of Units; 

16.1.5. the NAV of the Fund and of a Unit; 

16.1.6. internal rules and procedures of the Management Company for the 
determination of the NAV;  

16.1.7. the rules for the valuation of real estate; 

16.1.8. the rules for handling conflicts of interest; 

16.1.9. a description of the Fund’s liquidity risk management; 

16.1.10. information on the size of the holding by the Management Company in the 
Fund; 

16.1.11. marketplaces where Units are admitted to trading, and the latest closing price 
of a Unit on each marketplace; 

16.1.12. the most recent semi-annual report of the Fund if this was approved after the 
most recent annual report; 

16.1.13. the three most recent annual reports of the Management Company; 

16.1.14. other information required under the laws, regulations, or guidelines by any 
competent authority. 

16.2. The Management Company shall publish information about the circumstances and 
events that materially affect the operation or financial status of the Fund, the assets of 
the Fund or the Management Company, or the formation of the NAV, or which are 
otherwise likely to have a significant effect on the Unit price via the Stock Exchange 
Release. Any such information shall be published immediately after the circumstances 
have come into existence or are expected to come into existence or the event has 
occurred or is expected to occur. 
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16.3. The annual report of the Fund and the annual report of the Management Company shall 
be made available within 4 months after the end of the financial year of the Fund or the 
Management Company, respectively, and the semi-annual and quarterly financial reports 
of the Fund shall be made available within 2 months from the end of the corresponding 
period on the Website and via the Stock Exchange Release.  

17. LIQUIDATION OF THE FUND 

17.1. If Investors at the General Meeting decide to liquidate the Fund, the Management 
Company shall act as the liquidator.  

17.2. To liquidate the Fund, the Management Company shall obtain the relevant approval 
from the FSA. 

17.3. Upon obtaining approval for the liquidation of the Fund from the FSA, the Management 
Company shall without delay publish a notice regarding the liquidation of the Fund in at 
least one daily national (Estonian) newspaper, on the Website, and via the Stock 
Exchange Release, specifying in the notice the information required by law. From the 
day following the publication of the liquidation notice, no Units shall be issued or 
redeemed, trading in the Units shall be halted, and distributions to the Investors shall be 
suspended. Liquidation must be completed within a period of six months starting from 
the publication of the liquidation notice. The liquidation period may be extended with 
approval by the FSA if requested by the Management Company; however, as a result of 
the extension, the period of liquidation may not exceed 18 months. 

17.4. Upon liquidation of the Fund, the Management Company shall transfer the assets of the 
Fund, collect the debts of the Fund, and satisfy the claims of the creditors of the Fund. 
Up to 2% of the NAV of the Fund, as of the day of adopting the liquidation decision, 
may be used to cover the expenses of liquidation of the Fund on account of the Fund. If 
the actual liquidation expenses exceed this amount, the Management Company or a third 
party operating as a liquidator shall be liable for the expenses exceeding that amount. 

17.5. The Management Company shall distribute the assets remaining upon liquidation among 
the Investors in proportion to the number of Units owned by each Investor. Assets will 
be divided among Investors in cash unless otherwise authorised by the FSA. 

17.6. The FSA may decide to liquidate of the Fund if within two months of the termination of 
the Management Company’s right to manage the Fund (subject to provisions of the 
IFA), the General Meeting has not amended the Rules to appoint a new management 
company or decided to liquidate of the Fund. If the FSA decides to liquidate the Fund, 
the FSA shall appoint the liquidator and the limit on liquidation expenses set forth in 
section 17.4 shall not apply. 

18. AMENDMENT OF THE RULES 

18.1. The Rules may be amended by a resolution at the General Meeting.  

18.2. After the amended Rules have been registered with the FSA, the Management Company 
shall publish the amended text of the Rules on the Website, and publish respective notice 
in at least one of the daily national (Estonian) newspapers and via the Stock Exchange 
Release, and shall immediately thereafter inform the FSA of the date of publication of 
the amendments.  
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18.3. Amendments enter into force one month after the publication of the notice under section 
18.2 above in at least one of the daily national (Estonian) newspapers, unless the notice 
prescribes a later date for entry into force. The amendments to the Rules may enter into 
force earlier than the one month period if so decided at the General Meeting and allowed 
by the law. 
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�
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�)�=%,�����@�#��������� �"��"��()�!��"��� �/%$%#��% )��M��%$%#��!%����9�5�� %��)�=%,��>�����"����!����) ��
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Balance sheet 

  Notes 30.06.2016 30.12.2015 

  ASSETS 
     

A. NON-CURRENT ASSETS 
 

37,489  37,421  

1. INTANGIBLE ASSETS                 -                  -   

 1.1. Developments                 -                  -   

 1.2. Goodwill                 -                  -   

 1.3. Software                 -                  -   

 1.4. Concessions, patents, licenses, trademarks and similar rights                 -                  -   

 1.5. Other intangible assets 
 

               -                  -   

 1.6. Advance payments 
 

               -                  -   

2. TANGIBLE ASSETS 
 

37,329  37,210  

 2.1. Land 
 

 -   -  

 2.2. Buildings and constructions   -   -  

 2.3. Machinery and equipment   -   -  

 2.4. Vehicles   -   -  

 2.5. Other equipment and tools   -   -  

 2.6. Investment property 3 37,329  37,210  

 2.7. Construction in progress and payments in advance                 -                  -   

3. FINANCIAL ASSETS                 160                  211   

 3.1. Shares in group companies                 -                  -   

 3.2. Loans issued to group companies 
 

               -                  -   

 3.3. Receivables from group companies 
 

               -                  -   

 3.4. Shares in associated companies 
 

               -                  -   

 3.5. Loans issued to associated companies  
 

               -                  -   

 3.6. Receivables from associated companies                 -                  -   

 3.7. Long-term investments                 -                  -   

 3.8. Receivables after one year 5               160                  211   

 3.9. Other financial assets                 -                  -   

4. OTHER NON-CURRENT ASSETS              -              -  

 4.1. Deferred tax assets                 -                  -   

 4.2. Biological assets                 -                  -   

 4.3. Other assets              -              -  
B. CURRENT ASSETS 

 
         1,387           1,600  

1. INVENTORY 
 

              11                22  

 1.1. Raw materials and spare parts 
 

-  - 

 1.2. Work in progress 
 

-  - 

 1.3. Finished goods  -  - 

 1.4. Goods for resale  -  - 

 1.5. Biological assets  -  - 

 1.6. Tangible assets held for sale  -  - 

 1.7. Advance payments                 11                22  

2. RECEIVABLES WITHIN ONE YEAR              562              620  

 2.1. Trade receivables 4             392              470  

 2.2. Receivables from group companies  -  - 

 2.3. Receivables from associated companies 
 

-  - 

 2.4. Other receivables 5             170              150  

3. SHORT-TERM INVESTMENTS 
 

               -                  -   

 3.1. Shares in group companies 
 

-  - 

 3.2. Other investments  -  - 

4. CASH AND CASH EQUIVALENTS 6             814              958  

C. DEFERRED EXPENSES AND ACCRUED INCOME 
 

              88              148  

  TOTAL ASSETS 
 

38,964  39,169  
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Balance sheet (continued) 

  
Notes  30.06.2016 30.12.2015 

  EQUITY AND LIABILITIES 
 

    

D. EQUITY 
 

7,176  6,417  

1. CAPITAL              869              869  

 1.1. Authorised capital 7             869              869  

 1.2. Unpaid subscribed capital 
 

 -  - 

 1.3. Own shares  
 

-  - 

2. SHARE PREMIUMS 
 

-   - 

3. REVALUATION RESERVE 8 (130) (98) 

4. RESERVES  1,303  1,303  

 4.1. Legal reserve 8 1,303  1,303  

 4.2. For acquisitions of own shares   - - 

 4.3. Other reserves   -  - 

5. RETAINED EARNINGS  5,134  4,343  

 5.1. Net profit (loss) for the period  791  2,325  

 5.2. Accumulated profit (loss) from previous periods  4,343  2,018  

E. GRANTS AND SUBSIDIES 
 

 - - 

F. PROVISIONS 
 

2,773  2,639  

1. Pensions and similar provisions 
 

 -  - 

2. Deferred tax liabilities 14 2,773  2,639  

3. Other provisions  -  - 

G. AMOUNTS PAYABLE AND OTHER LIABILITIES  28,917  29,989  

1. AMOUNTS PAYABLE AFTER ONE YEAR AND NON-CURRENT 
LIABILITIES  

26,892  27,566  

 1.1. Debt obligations 
 

 -   -  

 1.2. Long-term loans from credit institutions 9 22,995  23,440  

 1.3. Advances received  135  135  

 1.4. Trade payables   -   -  

 1.5. Bills and checks payables  -  - 

 1.6. Payables to group companies 16 3,610  3,875  

 1.7. Payables to associated companies  -  - 

 1.8. Other payables and long-term liabilities 10 152  116  

2. 
PAYABLES WITHIN ONE YEAR AND OTHER SHORT-TERM 
LIABILITIES  2,025  2,423  

 2.1. Debt obligations  -  - 

 2.2. Current portion of long-term loans from credit institutions 9 893  893  

 2.3. Advances received  201  208  

 2.4. Trade payables  278  251  

 2.5. Bills and checks payables  -  - 

 2.6. Payables to group companies 16 599  982  

 2.7. Payables to associated companies  -  - 

 2.8. Income tax payable 
 

-  - 

 2.9. Employment related liabilities 
 

-  - 

 2.10. Other short-term payables and liabilities 
 

54  89  

H. ACCRUED EXPENSES AND DEFERRED INCOME 
 

98  124  

  TOTAL EQUITY AND LIABILITIES 
 

38,964  39,169  

 
The accompanying explanatory notes are an integral part of these financial statements. 
 

Managing Director  Darius Urbonas    3 November 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko  

  
 3 November 2016 
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Profit (loss) statement 
    

Notes 
01.01.2016-
30.06.2016  

01.01.2015-
30.06.2015 

not reviewed 
     

1. Sales revenue 11 2,008  1,860 

2. Cost of sales 12 (854) (813) 

3. Change in fair value for biological assets 
 

                    -  - 

4. GROSS PROFIT (LOSS) 
 

1,154  1,047 

5. Selling expenses 
 

 - - 

6. General and administrative expenses  (38) (92) 

7. Income (expenses) from other activities – net result  74  14 

8. 
Income from investments in shares of parent, subsidiaries and 
associated companies   -  - 

9. Income from other long term investments and loans 
 

 - - 

10. Other interest and similar income 
 

8  6 

11. Decrease in value for financial assets and other short term 
investments   -  - 

12. Interest and similar expenses 13 (267) (310) 

13. PROFIT (LOSS) BEFORE TAXES 
 

931  665 

14. Corporate income tax 14            (140) (100) 

15. NET PROFIT (LOSS) 
 

791  565 

 
 
The accompanying explanatory notes are an integral part of these financial statements. 
 
 

Managing Director  Darius Urbonas    3 November 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko  

  
 3 November 2016 
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Statement of changes in equity  
  

Authorised 
capital 

Share 
premiums 

Own 
shares  

Revaluation reserves Legal reserves 

Other 
reserves 

Retained 
earnings Total Tangible 

assets 
Financial 

assets 
Legal 

reserves 

For 
acquisitions 

of own 
shares 

1. Balance as at 31 December 2014 869  -  - - - 1,303  - - 2,018  4,190  

2. Result of changes in accounting policies - - - - - - - - - - 

3. Result of correcting material errors - - - - - - - - - - 

4. Restated balance as at 31 December 2014 869   -   -   -   -  1,303   -   -  2,018  4,190  

5. Revaluation of tangible assets (result)                - -  - - -      - 
6. Revaluation reserve for derivative financial instruments (result) - - - - (98) - - - - (98) 

7. Acquisition (disposal) of own shares  - - - - - - - - - - 

8. Profit (loss) not recognized in the profit (loss) statement - - - - - - - - - - 

9. Net profit (loss) for the reporting period                 2,325  2,325  

10. Dividends - - - - - - - - - - 

11. Other pay-outs - - - - - - - - - - 

12. Reserves formed - - - - - - - - - - 

13. Used reserves - - - - - - - - - - 

14. Increase (decrease) in share capital or shareholders' 
contributions ( repayment) - - - - - - - - -           -  

15. Other increase (decrease) in authorized capital  - - - - - - - - - - 

16. Contributions to cover losses - - - - - - - - - - 

17. Balance at 31 December 2015 869   -   -   -  (98) 1,303   -   -  4,343  6,417  

(continued on the next page) 
� �
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Statement of changes in equity (continued) 

 
Authorised 

capital 
Share 

premiums 
Own 

shares  

Revaluation reserves Legal reserves 

Other 
reserves 

Retained 
earnings Total Tangible 

assets 
Financial 

assets 
Legal 

reserves 

For 
acquisitions 

of own 
shares 

17. Balance at 31 December 2015 869   -   -   -  (98) 1,303   -   -  4,343  6,417  

18. Revaluation of tangible assets (result) - - - - - - - - - - 

19. Revaluation reserve for derivative financial instruments (result) - - - - (32) - - - -     (32) 

20. Acquisition (disposal) of own shares  - - - - - - - - - - 

21. Profit (loss) not recognized in the profit (loss) statement - - - - - - - - - - 

22. Net profit (loss) for the reporting period - - - - - - - -         791    791  

23. Dividends - - - - - - - - - - 

24. Other pay-outs - - - - - - - - - - 

25. Reserves formed - - - - - - - - - - 

26. Used reserves - - - - - - - - - - 

27. Increase (decrease) in share capital or shareholders' 
contributions (repayment) - - - - - - - - - - 

28. Other increase (decrease) in authorized capital  - - - - - - - - - - 

29. Contributions to cover losses - - - - - - - - - - 

30. Balance as at 30 June 2016 869   -   -   -  (130) 1,303   -   -  5,134  7,176  

 
 
The accompanying explanatory notes are an integral part of these financial statements. 

�
�

Managing Director  Darius Urbonas    3 November 2016 

       
Head of the company in charge of 

accounting  Mariana Portianko  
  

 3 November 2016 
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Cash flow statement  

  Notes 01.01.2016 – 
30.06.2016 

01.01.2015 – 
30.06.2015 

not reviewed 
     

1. Cash flows from operating activities      

1.1. Net profit (loss)                 791  565 

1.2. Depreciation and amortization expenses   - - 

1.3. Elimination of disposal results  of tangible and intangible assets   - - 

1.4. Elimination of financing and investing activities                 259  304 

1.5. Elimination of other non-cash transactions    - - 

1.6. Decrease (increase) in receivables from group companies and associated 
companies 

  - - 

1.7. Decrease (increase) in other receivables after one year                  (20)  

1.8. Decrease (increase) in deferred tax assets   - - 

1.9. Decrease (increase) in inventories, except for the payment of advances    - - 

1.10. Decrease (increase) in advance payments   - - 

1.11. Decrease (increase) in trade receivables                     78  9 

1.12. Decrease (increase) in loans issued to group and associated companies   - - 

1.13. Decrease (increase) in other receivables                    51  65 

1.14. Decrease (increase) in short-term investments    - - 

1.15. Decrease (increase) in deferred expenses and accrued income                    60  67 

1.16. Increase (decrease) in provisions   140 100 

1.17. Increase (decrease) in long-term trade payables and advances received   - - 

1.18. Increase (decrease) in bills and checks payables after one year   - - 

1.19. Increase (decrease) in long-term payables to group and associated 
companies 

  - - 

1.20. Increase (decrease) in current trade payables and advances received                    38  (99) 

1.21. Increase (decrease) in bills and checks payable within one year   - - 

1.22. 
Increase (decrease) in short-term payables to group and associated 
companies 

  
- - 

1.23. Increase (decrease) in corporate income tax liability                     

1.24. Increase (decrease) in employment related liabilities   - - 

1.25. Increase (decrease) in amounts payable and other liabilities                  (42) (25) 

1.26. Increase (decrease) in accrued expenses and deferred income                   (24) 47 

  Net cash flow from operating activities               1,331  1,033 

2. Cash flow from investing activities   
  

2.1. Acquisition of non-current assets, except for investments   - - 

2.2. Disposals of non-current assets, except investments   - - 

2.3. Acquisitions of long term investments 3              (119) (366) 

2.4. Disposals of long term investments   - - 

2.5. Loans granted   - - 

2.6. Loans received   - - 

2.7. Dividends and interest received 
 

                   6  8 

2.8. Cash inflows from other investing activities     - - 

2.9. Cash outflows from other investing activities     - - 

  Net cash flow from investing activities                (113) (358) 

(continued on the next page) 
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Cash flow statement (continued) 

  
Notes 01.01.2016 – 

30.06.2016 

01.01.2015 – 
30.06.2015 

not reviewed 
     

3. Cash flow from financing activities      

3.1. Cash flows related to company's shareholders   - - 

3.1.1. Issue of shares   - - 

3.1.2. Shareholders contributions to cover losses   - - 

3.1.3. Acquisition of own shares   - - 

3.1.4. Dividends paid   - - 

3.2. Cash flows related to other sources of funding            (1,362) (1,715) 

3.2.1. Increase in financial liabilities   - 9,613 

3.2.1.1. Loans received   - 9,613 

3.2.1.2. Bonds issued   - - 

3.2.2. Decrease in financial liabilities             (1,362) (11,328) 

3.2.2.1. Loans repaid                (712) (10,963) 

3.2.2.2. Repurchase issued bonds    - - 

3.2.2.3. Interest paid                (650) (365) 

3.2.2.4. Leasing (financial lease) payments   - - 

3.2.3. Increase in other financing liabilities   - - 

3.2.4. Decrease in other financing liabilities   - - 

3.2.5. Increase in other financing cash flows   - - 

3.2.6. Decrease in other financing cash flows   - - 

  Net cash flow from financing activities             (1,362) (1,715) 

4. Foreign exchange impact on  cash and cash equiva lent balance   - - 

5. Net increase (decrease) in cash flow                (144) (1,040) 

6. Cash and cash equivalents at the beginning of th e period                  958  1,543 

7. Cash and cash equivalents at the end of the peri od                  814  503 

 

The accompanying explanatory notes are an integral part of these financial statements. 

Managing Director  Darius Urbonas    3 November 2016 
       
 

Head of the company in 
charge of accounting  Mariana Portianko  

  

 3 November 2016 
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Notes to the Interim Financial Statements 
 

1 General information 
 

UAB BOF Europa (hereinafter “the Company”) is a limited liability company registered in the Republic of Lithuania. Its 
registered address is: 
 
Gyn� j�  g. 16, 
Vilnius, 
Lithuania. 
 
The Company’s activities comprise real estate transactions, including purchasing, sales and lease of premises. The 
Company was registered on 6 October 2004. 
 
As at 30 June 2016 and 31 December 2015 the sole shareholder of the Company was UAB BOF Europa Holding with 
address at Gyn� j�  st. 16, Vilnius, Lithuania. 
 
Ultimate parent of the Company is Baltic Horizon Fund. Baltic Horizon Fund is a regulated closed-end contractual 
investment fund registered in Estonia on 23 May 2016. Northern Horizon Capital AS is the management company 
(AIFM) of the Fund. Both the Fund and the Management Company are supervised by Estonian Financial Supervision 
Authority. The Fund is currently listed on the Fund List of the Nasdaq Tallinn Stock Exchange. 
 
All the Company’s shares with the nominal value of EUR 28.96 each are ordinary and were fully paid as at 30 June 
2016 and 31 December 2015. 
 
As at 30 June 2016 and 31 December 2015, the Company had 1 employee.  
 
The Company’s management prepared these financial statements on 3 November 2016.  
 
Basis of preparation 
 
The interim financial statements have been prepared in accordance with the Law on Accounting of the Republic of 
Lithuania, which is in effect as at 30 June 2016, the Law on Financial Statements of Entities of the Republic of 
Lithuania and Lithuanian Business Accounting Standards of the Republic of Lithuania (further “BAS”) in effect which 
includes the standards and methodological recommendations drawn up and approved by the relevant authority. 
These interim financial statements have been prepared in accordance to 29 BAS. Statements of balance sheet, profit 
(loss), changes in equity and cash flows were updated to be in compliance with BAS effective starting 1 January 
2016. 
 
These interim financial statements should be read in conjunction with the Company’s last annual financial statements 
as at and for the year ended 31 December 2015. TheseAs allowed by BAS 29, these interim financial statements do 
not include all the information required for complete set of BAS financial statements. However, selected explanatory 
notes are included to explain events and transactions that are significant to an understanding of the changes in the 
Company’s financial position and performance since the last annual financial statements.  
 
Currency of the financial statements 
 
Figures in these financial statements are presented in euro.  
 

2 Summary of significant accounting judgments, estim ates and assumptions 
 
To prepare the financial statements in accordance with BAS, the management needs to make measurements and 
estimates based on the assumptions which had an impact on the application of accounting policies and on the 
reported amounts of assets, liabilities, income and expenses, and disclosure of uncertainties. Future events may 
cause changes in assumptions used to make estimates. The result of changes in the said estimates is reported in the 
financial statements when it is determined. 
 
The accounting policies applied in these interim financial statements are the same as those applied in the Company’s 
financial statements for the year ended 31 December 2015 except for new BAS 32 which came into effect starting 1 
January 2016. 
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Fair value measurements 
 
As from 1 January 2016 the Company measures certain financial instruments such as derivatives, and non-financial 
assets such as investment property, at fair value at the end of each reporting period in accordance to 32 BAS.  
Fair value is the price that would be received to sell an asset or paid to transfer a liability in an ordinary transaction 
between market participants at the measurement date. The fair value measurement is based on the presumption that the 
transaction to sell the asset or transfer the liability takes place either: 
 

�  In the principal market for the asset or liability 
Or 

�  In the absence of a principal market, in the most advantageous market for the asset or liability 
 

The Company must be able to access the principal or the most advantageous market at the measurement date. 
 
The fair value of an asset or a liability is measured using the assumptions that market participants would use when 
pricing the asset or liability, assuming that market participants act in their economic best interest. 
  
A fair value measurement of a non-financial asset takes into account a market participant's ability to generate economic 
benefits by using the asset in its highest and best use or by selling it to another market participant that would use the 
asset in its highest and best use. 
 
The Company uses valuation techniques that are appropriate in the circumstances and for which sufficient data are 
available to measure fair value, maximising the use of relevant observable inputs and minimising the use of 
unobservable inputs significant to the fair value measurement as a whole: 
 

�  Level 1 — Quoted (unadjusted) market prices in active markets for identical assets or liabilities; 
�  Level 2 — Valuation techniques for which the lowest level input that is significant to the fair value measurement 

is directly or indirectly observable; 
�  Level 3 — Valuation techniques for which the lowest level input that is significant to the fair value measurement 

is unobservable. 
 

For assets and liabilities that are recognised in the financial statements on a recurring basis, the Company determines 
whether transfers have occurred between levels in the hierarchy by re-assessing categorisation (based on the lowest 
level input that is significant to the fair value measurement as a whole) at the end of each reporting period. 
 

3  Investment property 
 
Investment property consists of two land plots (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a parking 
lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius), all leased under operating lease 
contracts for periods from 1 to 10 years.�The investment property value is not separated on the Balance Sheet into 
separate groups (land and buildings value) due to the fact that the value of the property is determined based on the 
future cash flows which makes it difficult to determine the investment property value into separate groups. 
 
Changes in the Company’s investment property for the period ended 30 June 2016 are as follows: 
 
Balance at 31 December 2014 35,600 
Acquisitions, including capitalised expenses 366 
Change in fair value 1,244 
Balance at 31 December 2015 37,210 
Acquisitions, including capitalised expenses 119 
Change in fair value - 

Balance at 30 June 2016 37,329 
 
Fair value as at 30 June 2016 and fair value change  for the period 30.06.2016 – 01.01.2016 
 
No external property valuation was performed as at 30 June 2016.�As at 31 December 2015, investment property was 
stated at fair value determined according to valuation report of independent valuator UAB Colliers International 
Advisors. The investment property value as at June 30, 2016 is attributed to the third valuation level based on 32 BAS 
due to the fact that no external valuation has been reflected at period end.   
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As at 30 September 2016, the fair value of the investment property was EUR 38,000 thousand determined by 
independent valuator UAB Colliers International Advisors. Valuation was carried out according to International 
Valuation Standards, RICS valuation standards and corresponding methods applied by local market (Lithuania). 
International Valuation Standards define market value as "the estimated amount for which a property should 
exchange on the date of valuation between a willing buyer and a willing seller in an arm’s-length transaction after 
proper marketing wherein the parties had each acted knowledgeably, prudently, and without compulsion.” The 
Company did not reflect the fair value increase of the property already at the end of 30 June 2016 due to the estimate 
that most of the change in value of the property shall be attributed to Q3 due to the following reasons: 
 

1. The change in income growth should be mostly attributed to Q3 due to the facts stated below : 
 

a. total potential return from Baltic retail investments for full year 2016 and 2017 has become notably 
higher only in Q3 2016. More long-term potential for rental growth. 

b. GDP growth prospects have become better, especially for Lithuania, only in Q3 2016. 
 

2. Europa parking peace agreement was signed only in Q3 (this was not certain back then at June 30, 2016). 
 

Based on the above analysis, management concludes that the change in fair value of investment property in the first 
half of 2016 is insignificant, accordingly no changes in fair value are recognised in Profit (loss) of the reporting period. 

 
As at 30 June 2016, the fair value of investment property is based on fair value of the property as at December 31, 
2015 which was measured according to income method using discounted cash flow approach including capital 
improvements which amounted to 119 thousand EUR during 6 months period ended 2016. The discount rate set by 
valuators was set to 7.525% and exit yield was 7.25%). The average rental growth assumption used was 2.0% and 
the average expense growth was 2.04%. 
 
EUR'000 Discount rate (weighted average capital price) 

E
xi

t y
ie

ld
 

 
6.78% 7.03% 7.28% 7.53% 7.78% 8.03% 8.28% 

6.50% 41,700 40,940 40,200 39,470 38,760 38,070 37,390 

6.75% 40,840 40,090 39,370 38,660 37,970 37,290 36,630 

7.00% 40,030 39,310 38,600 37,910 37,230 36,580 35,930 

7.25% 39,280 38,570 37,880 37,210 36,550 35,910 35,280 

7.50% 38,580 37,890 37,210 36,560 35,910 35,280 34,670 

7.75% 37,920 37,250 36,590 35,940 35,310 34,700 34,100 

8.00% 37,310 36,650 36,000 35,370 34,750 34,150 33,560 

 
 
Fair value change for the period 30.06.2015 – 01.01 .2015 
 
On March 2, 2015 Baltic Horizon Fund (former Baltic Opportunity Fund) acquired Europa property at a value of EUR 
35,787 thousand. Based on independent valuator, the fair value of Europa increased from EUR 35,600 thousand as 
at December 31, 2014 to EUR 37,210 thousand as at December 31, 2015.  
 
The Management did not reflect the fair value increase of the property already at the end of 30 June 2015 due to the 
estimate that most of the change in fair value of the investment property shall be attributed to the second half of the 
year 2015 due to the following reasons: 
 

1. Lease agreements with tenants were signed/renewed/replaced throughout the year relatively evenly during 
quarters 

2. GDP growth in Lithuania became more positive only in the second half of 2015. 
 

Change in fair value of investment property is mainly impacted by the change in discount rate from 7.85% to 7.525% 
which would be more attributable to the second half of 2015.  
 
Based on the above analysis, management concludes that the change in fair value of investment property in the first 
half of 2015 is insignificant, accordingly no changes in fair value are recognised in profit (loss) statement of the period 
ending 30 June 2015. 
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As at 30 June 2015, the fair value of investment property is based on fair value of the property as at December 31, 
2014 which was measured according to income method using discounted cash flow approach. The discount rate set 
by valuators was set to 7.85% and exit yield was 7.25%). The average rental growth assumption used was 2.0% and 
the average expense growth was 2.04%. 
 
The Company pledged the above-mentioned investment property to AB SEB Bankas for a long-term loan (Note 9). 
 
According to the loan agreement with the bank, the Company has the right to dismantle, lease (except for lease under 
market conditions which are favourable to the Company under ordinary business conditions), write-off and sell the 
property only with the prior written consent of the bank.  
 

4  Trade receivables 

   30.06.2016 31.12.2015 

     

Trade receivables, gross   693 771 

Less: impairment allowance for doubtful receivables   (301) (301) 

   392 470 
 

5  Other receivables 
 
On 16 April 2010, the Company signed a leasing contract on the equipment transfer for use in the lessee’s activities. 
The leasing starts on 31 October 2010 and ends on 30 September 2018. Interest rate is 5%. On 13 May 2011, the 
Company signed an amendment to this contract; according to this amendment, the additional leasing payments start 
on 31 May 2011 and end on 30 September 2018. Interest rate is the same as for the main contract, i.e. 5%.  
 
On 30 May 2014, the Company signed a leasing contract amendment on the equipment transfer for use in the 
lessee’s activities. The leasing starts on 15 June 2014 and ends on 30 May 2018. Interest rate is 5%.  
 
Maturities of non-current and current portions of leasing: 
 

   30.06.2016 31.12.2015 

     

2016   170 150 

2017–2019   160 211 
    330  361 
 

6  Cash and cash equivalents 
 
The Company had no cash in hand and all its cash was held at AB SEB Bankas as at 30 June 2016 and 31 
December 2015. As described in Note 9, to secure the repayment of the loan, the Company pledged its funds and 
future inflows to bank accounts. 
 

7  Authorized capital 
 
As at 30 June 2016, the Company’s authorised capital amounted to EUR 869 thousand. The authorised capital 
comprises 30,000 ordinary registered shares with a nominal value of EUR 28.96 each. As at 30 June 2016, all shares 
were fully paid. 
 
Under the Law on Companies of the Republic of Lithuania, a company’s equity shall not be lower than ½ of its share 
capital as indicated in the company’s articles of association. As at 30 June 2016 and 31 December 2015, the 
Company complied with this requirement.  
 

8  Revaluation and other reserves 
 
Legal reserve 
 
Legal reserve is mandatory under the legislation of the Republic of Lithuania. Annual allocation to the legal reserve 
should amount to at least 5% of the net profit until the reserve makes up 10% of the share capital.  
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Revaluation reserve (Reserve for derivative financial instruments) 
 
This reserve comprises value of effective part of derivative instruments as at balance sheet date (interest rate swaps) 
which are used by the Group to hedge the cash flows from interest rate risk. The reserve is accounted for in 
accordance with hedge accounting policy prepared by management as well as BAS 26 Derivative Financial 
Instruments, which sets out hedge accounting. 
 

  30.06.2016  31.12.2015 

Fair value of derivative financial instruments (152) (116) 

Amount of deferred tax on fair value of derivative financial instruments 22 18 

 (130) (98) 
 

9  Loans from credit institutions 
 

 Maturity Effective interest rate  30.06.2016 31.12.2015 

Non-current liabilities     
AB SEB Bank Mar 2018 3M EURIBOR + 1.50% 23,888 24,333

Less current portion   (893) (893)

Total loans from credit institutions   22,995 23,440

    

Current liabilities    

Current portion of non-current loan   893 893

Total current loans from credit institutions   893 893

    

Total    23,888 24,333
 
On 20 December 2004, the Company signed a long-term agreement with AB SEB Bank. The loan was taken to 
refinance loans received from related parties. On 2 March 2015, an amendment was signed to the credit agreement 
amending and revising the agreement signed in 2004: variable interest rate of 3-month EURIBOR + 1.50% margin, 
the loan maturity extended until 2 March 2018. 
 

To secure the fulfilment of obligations under the loan agreement, the Company pledged investment property with the 
value of EUR 37,329 thousand as at 30 June 2016. The Company also pledged all current and future funds (future 
inflows) in all currencies in bank accounts, a demand right to amounts receivable from lessees, where the annual 
turnover  should be EUR 1,500 thousand or higher. 
 
Maximum pledge was set by the agreement by specifying a maximum amount of EUR 7,815 which can be recovered 
by the bank in case of improper fulfilment of the obligations. 
 

The bank’s loan agreement includes certain financial and other covenants which the Company is required to comply 
with in order to secure financing. Based on the financial information as at 30 June 2016, the Company complied with 
these covenants. 
 

10  Derivative financial instruments 
 
The Company has entered into an interest rate swap agreement with SEB bank. The purpose of interest rate swap is 
to hedge against the interest rate risk arising from interest rate fluctuations of the Company’s non-current loans. 
According to the interest rate swap agreement, the Company makes fixed payments to the bank and receives variable 
interest rate payments from the bank.  
 
Change in fair value of interest rate swaps is recognized as effective hedging instrument and in this case any profit or 
loss relating fair value of a hedging instrument is accounted for in the revaluation reserve of derivative financial 
instruments under equity, and not in the profit (loss) statement. In order to ensure application of accounting principles 
for recognition of hedging instruments, based on risk management policy of the Company each derivative financial 
instruments is subject to efficiency test and all related documentation is prepared. 
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Interest rate swap signed by the Company is presented in the table below: 
 

Type of derivative financial instrument  Start date  Maturity date Notional amount
Fair value 

30.06.2016 31.12.2015 
      
Interest rate swap Sep 2015 Mar 2018  19,652 152 116 

Derivative financial instrument liabilities    19,652 152 116 
�
 

11 Sales revenue 
�

   

 
01.01.2016-
30.06.2016 

01.01.2015-
30.06.2015 

not reviewed  

     
Operating lease income   1,367 1,306 

Revenue from resale of utilities and other services   641 554 

   2,008 1,860 
�
Investment property comprises two plots of land (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a 
parking lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius) all leased under 
operating lease contracts. The value of the investment property as at 30 June 2016 is EUR 37,329 thousand.   
 
The longest lease agreements are effective until 2026. Based on the currently effective agreements, the lessee, 
having agreed with the lessor, is entitled to the extension of lease agreements. 
�

12  Cost of sales 
 

   

 

01.01.2016-
30.06.2016 

01.01.2015-
30.06.2015 

not reviewed  

      
Utilities    (316) (286) 
Repairs and asset maintenance    (265) (186) 
Sales and marketing expenses to clients    (114) (104) 
Property management expenses*    (79) (145) 
Real estate tax    (75) (85) 
Insurance    (5) (7) 
    (854) (813) 
*Based on the agreement, until 30 June 2015 the Company paid property management fee to Northern Horizon Capital A/S. Based 
on the agreement, from 1 July 2015 the Company pays property management fee to UAB BPT Real Estate. 
 
 

13  Interest and similar expenses 
 

   
01.01.2016-
30.06.2016 

01.01.2015-
30.06.2015 

not reviewed  

     
Interest expenses   (267) (310) 

   (267) (310) 

�
�  
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14  Corporate income tax 

    
01.01.2016-
30.06.2016 

01.01.2015-
30.06.2015 

not reviewed 
      
Net result before corporate income tax    931 665
Temporary differences    - -
Permanent differences    - -
Change in fair value (Note 3)    - -
Depreciation of investment property for profit tax purposes    (1,249) (1,241)

Taxable result for the period    (318) (576)
     
     

Components of income tax income (expenses)    

Income tax (expenses) for the reporting period   - -

Deferred tax income (expenses)   (140) (100)
Income tax income (expenses), recognised in the profit 
(loss) statement   (140) (100)

 
      
Deferred tax asset    30.06.2016 31.12.2015 
Tax losses    1,342 1,294 
Impairment allowance for receivables    45 45 
Deferred tax asset on derivative financial instruments    24 18 
Deferred tax asset    1,411 1,357 
Not recognised part of deferred tax asset due to bad debts    (45) (45) 
Net deferred tax asset    1,366 1,312 
      
Deferred tax liability      
Investment property (depreciation and fair value adjustment)    (4,139) (3,951) 
Deferred tax liability    (4,139) (3,951) 
      
Net deferred tax (liability)    (2,773) (2,639) 
 
Deferred income tax was calculated applying the rates, which will be in effect when deferred income tax is intended 
to be realised; i.e. 15% in 2015, and 15% in 2016 and subsequent years. 
 

15  Financial assets and liabilities, and risk mana gement 
�
Credit risk 
 
Credit risks, or the risk of counter-parties default, are controlled by application of appropriate control procedures. The 
Company applies procedures ensuring that lease services are provided only to reliable customers and by entering 
into agreements providing additional guarantees.  
 
The Company does not guarantee the obligations of other parties. The maximum exposure to credit risk is 
represented by the carrying value of each financial asset, including derivative financial instruments, if any, in the 
balance sheet. Accordingly, the Company's management believes that the maximum risk is equal to the amount of 
trade and other receivables, net of the impairment losses recognised as at the balance sheet date. 
 
Interest rate risk 
 
As at 30 June 2016 the Company had borrowings which were subject to variable rates related to EURIBOR and 
created interest rate risk. In 2015 Interest Rate Swap transaction has been signed with maturity date – 2 March 2018. 
Under this contract the Company agrees to exchange, at specified intervals, the difference between fixed and variable 
(3M EURIBOR) rate interest amounts calculated by reference to an agreed-upon notional principal amount. SWAP 
notional amount is EUR 19,652 thousand. 
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Liquidity risk 
 
The Company’s policy is to maintain sufficient cash and cash equivalents or have funding available under credit lines 
in an adequate amount, in order to meet its commitments at a given date in accordance with its strategic plans. The 
Company’s liquidity ratio (total current assets / total amounts payable within one year and current liabilities) and quick 
ratio ((total current assets – inventories) / total amounts payable within one year and current liabilities) were  0.69 as 
at 30 June 2016 (31 December 2015: 0.26). 
 
Short-term liabilities of the Company exceeded current assets as at 30 June 2016. However, the budget for operating 
cash flows for year 2016 and 2017 indicates that the Company will be able to cover current liabilities from existing 
current assets and operating cash flows.  
 
Foreign exchange risk 
 
The Company is not exposed to significant foreign exchange risk, as it carries out transactions in euro. 
�

16  Related party transactions 
 
During the reporting period, the Company entered into transactions with related parties. Those transactions and 
related balances are presented below. Parties are considered to be related if one party has the ability to control the 
other party or exercise significant influence over the other party in making financial or operational decisions. All 
transactions between related parties are priced on an arm’s length basis.  The related parties of the Company with 
transactions in 2016 and 2015 are the following: 
 

�  UAB BOF Europa Holding (the sole shareholder of the Company).  
�  Baltic Property Trust Secura A/S (previous controlling shareholder). The Company received a loan in 2014 

and paid interest to this company. 
�  Northern Horizon Capital A/S (management service provider). The Company purchased management 

services from this company from 1 January 2011 until 2 March 2015. 
�  UAB BPT Real Estate (service provider of asset management and accounting). The Company hires asset 

management services from this company from 2 March 2015. 
 
The Company’s transactions with related parties during the 6 months period ended 30 June 2016 and 2015 were the 
following:  
 

01.01.2016-
30.06.2016 

01.01.2015-
30.06.2015 

not reviewed  
   
UAB BOF Europa Holding  

Interest expenses 67 131
  
Northern Horizon Capital A/S   

Management fees - 37
  
Baltic Property Trust Secura A/S  

Interest expense - 5
  
BPT Real Estate UAB  

Property management fees 114 104
 
The Company’s balances with related parties as at 30 June 2016 and 31 December 2015 were the following:  
 
 30.06.2016 31.12.2015 
UAB BOF Europa Holding  

Intercompany loan outstanding 3,610 3,875
Accrued interest payable 20 403
Dividends payable 579 579
  
BPT Real Estate UAB   
Property management fees payable - 18
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On 28 July 2014, the Company signed a long-term loan agreement for the maximum amount of EUR 12,164 thousand 
with a direct shareholder of the Company, UAB BOF Europa Holding. On 24 March 2016, an amendment was signed 
to the loan agreement amending and revising the agreement signed in 2014. The loan was extended until 31 January 
2018 and the annual interest rate is 4% (fixed). 
 
As at 30 June 2016 and 31 December 2015, amounts payable to related parties comprised dividends of EUR 579 
thousand payable to the Company’s sole shareholder UAB BOF Europa Holding. The Company may pay dividends 
when, based on the conditions set out in the loan agreement with AB SEB Bank, it has complied with the covenants 
set out in the agreement and if after payment the funds remaining at bank accounts comprise at least EUR 200 
thousand. 
 
During 6 months period ended 30 June 2016, the remuneration to the Company’s management amounted to EUR 0.2 
thousand (2015: EUR 0.2 thousand). During 6 months period ended 30 June 2016 and 2015, the management of the 
Company did not receive any loans or guarantees. 
 

17  Contingencies 
�
As at 30 June 2016, there was no on-going litigation, which could materially affect the financial position of the 
Company.  
�
No full tax investigation of the Company for the period from 1 January 2011 until 30 June 2016 has been performed 
by the tax authorities. According to effective tax legislation, the tax authorities may at any time perform investigation of 
the Company’s accounting registers and records for the period of five years preceding the accounting tax period, as 
well as calculate additional taxes and penalties. 
 
In 2012, Vilnius County State Tax Inspectorate performed an analysis of income tax for the period from 1 December 
2008 until 31 December 2010. During the tax investigation, no violations were detected.  
�
The management of the Company is not aware of any circumstances, which would cause calculation of additional tax 
liabilities. 
 

18  Post-balance sheet events 
 
On 24 August 2016, the sole shareholder of BOF Europa UAB initiated the reorganization of BOF Europa Holding 
UAB and BOF Europa UAB by way of a merger: BOF Europa Holding UAB, which will end its activity as a legal entity 
after the reorganization, will be merged to BOF Europa UAB, which will be continuing its and UAB Europa Holding 
activity after the reorganization and will take over assets, rights and obligations of BOF Europa Holding UAB. The 
reorganization shall take place in Q4 2016.  
 
On October 14, 2016 independent valuator UAB Colliers International Advisors determined a fair value of Europa 
investment property as at September 30, 2016. Based on independent valuator, the fair value increased from EUR 
37,210 thousand as at December 31, 2016 to EUR 38,000 thousand as at September 30, 2016. More information on 
the valuation can be found on the note 3. 
 
After the end of the financial year until the approval of these financial statements, there were no other post-balance 
sheet events, which would have material effect on these financial statements or require disclosure.  
 
 
 

Managing Director  Darius Urbonas    3 November 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko  

  
 3 November 2016 
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Company details 
 
 
UAB BOF Europa 
 
Telephone: +370 5 231 3638 
Registration No.: 000980 
Address: Gyn� j�  g. 16, Vilnius 
 
 
Board 
 
Aušra Stankevi� ien�  
Tarmo Karotam 
Nerijus �ebrauskas 
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Darius Urbonas – Managing Director 
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AB SEB Bankas 
�
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ANNUAL REPORT OF UAB BOF EUROPA 

 

YEAR 2015 

 

REPORTING PERIOD COVERED BY THE ANNUAL REPORT 

The annual report is prepared for the year 2015, all figures are presented as at 31 December 2015 unless otherwise 
stated. In this report, UAB BOF Europa can also be referred to as “the Company”. 
 

GENERAL INDORMATION ABOUT THE COMPANY 

Name: UAB BOF Europa (until 19 June 2015 the name of the Company was BPTS Europa) 
Company’s authorised capital: EUR 868,860 
Registration date: 6 October 2004 
Operational period: not limited 
Company code: 300059140 
The Company’s activities comprise real estate transactions, including purchasing, sales and lease of premises  
Address: Gyn� j�  g. 16, Vilnius, the Republic of Lithuania 
Legal-organizational form: limited liability company  
Governing law: law of the Republic of Lithuania 
Country of establishment: the Republic of Lithuania 
 

1. OBJECTIVE REVIEW OF THE COMPANY’S POSITION, ACTIVITY AND DEVELOP MENT, CHARACTERISATION 
OF THE MAIN TYPES OF RISKS AND UNCERTAINTIES FACED BY THE COMPANY  

All shares with the nominal value of EUR 28.96 each are ordinary and were fully paid as at 31 December 2015 and 2014. 
At the time of establishment, the Company’s authorised capital amounted to EUR 2,896 thousand. On 24 December 
2004 the authorised capital was increased to EUR 14,960 thousand, with an additional emission of 516,430 shares. In 
2005, the Company’s authorised capital was reduced by EUR 1,927 thousand eliminating the shares and it amounted to 
EUR 13,033 thousand as at 31 December 2012. Based on the decision of the sole shareholder, on 30 April 2014 the 
Company’s authorised capital was reduced to EUR 868,860 eliminating 420 thousand shares. 

As at 31 December 2015 and 2014, the Company’s shareholders were: 
 

 2015  2014 

 Number of 
shares held 

Ownership 
share  

Number of 
shares held 

Ownership 
share 

UAB BOF Europa Holding (until 19 June 
2015 the name of the company was Baltic 
Property Trust Secura) 30,000 100%  30,000 100% 
Total 30,000 100%  30,000 100% 

As at 31 December 2015, the Company’s assets comprised EUR 39,169 thousand, including the investment property of 
EUR 37,210 thousand, amounts receivable after one year of EUR 211 thousand and current assets of EUR 1,748 
thousand.  
 
The investment property owned by the Company comprised the shopping centre Europa located at Konstitucijos pr. 7A, 
Vilnius, two land plots and ½ parking, located at Konstitucijos pr. 7B and Europos a. 1, Vilnius.  
 
When preparing the financial statements for the year 2015, for its non-current assets the Company used the accounting 
principles requiring the fair value method to be used for the accounting of investment property (leased property) in the 
financial statements, excluding depreciation as required by the provisions of Business Accounting Standard 12. 
 
The Company’s sales in 2015 amounted to EUR 4,043 thousand from operating activities; i.e. from the lease of the 
investment property owned by the Company. The Company’s result for 2015 is net loss of EUR 2,325 thousand. 

 

2. NUMBER OF EMPLOYEES AT THE END OF THE PERIOD 

As at 31 December 2015, the Company had 1 employee. 
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3. INFORMATION ABOUT OWN SHARES ACQUIRED AND TRANSFERRED 

During the reporting period, the Company did not acquire or transfer own shares. 

 
4.  COMPANY’S SUBSIDIARIES 

As at 31 December 2015, the Company had no subsidiaries. 
 

5. INFORMATION ABOUT THE BRANCHES AND REPRESENTATIVE OFFICES O F THE COMPANY 

The Company has no branches or representative offices. 
 

6. IMPORTANT EVENTS, WHICH HAVE OCCURRED AFTER FINANCIAL YEA R-END 

After the end of the financial year until the approval of these financial statements, there were no other post-balance sheet 
events, which would have an effect on these financial statements or require disclosure. 
 

7. INFORMATION ABOUT THE COMPANY’S ACTIVITY PLANS, DEVELOPMENT A ND FORECASTS 

The Company’s vision and strategy: shops and restaurants of well-known brands with unique, luxurious and modern 
design and activity conceptions. The main goal for 2016 is to further strengthen and maintain its position and niche in the 
city’s market by increasing the attractiveness of the shopping centre to customers and potential and current lessees. In 
2016, 25% of overall restaurant zone of Europa will be renovated. The focus will be kept on sales promotion by the 
lessees’ shops, an average 10% growth in turnover is expected. The Company plans to sign and extend several 
strategically important lease agreements on plans to renovate around 10% of overall leasable area and opening of 
several exclusive shops in 2016. The centre’s occupancy rate is expected to be 95% or higher, and annual number of 
customers not below 4 million. 
 

8. WHEN THE COMPANY EMPLOYS FINANCIAL INSTRUMENTS AND WHEN IT IS IMPORTANT FOR THE 
VALUATION OF THE COMPANY’S ASSETS, EQUITY, LIABILITIES, FINANC IAL POSITION AND ACTIVITY 
RESULTS, THE COMPANY DISCLOSES THE OBJECTIVES OF THE FINANCIAL RISK  MANAGEMENT, ITS POLICY 
FOR HEDGING MAJOR TYPES OF FORECASTED TRANSACTIONS FOR WHICH  HEDGE ACCOUNTING IS USED, 
AND COMPANY’S EXPOSURE TO PRICE RISK, CREDIT RISK, LIQUIDITY RISK  AND CASH FLOW RISK 
 
In 2008, the Company signed interest rate swap agreements with AB SEB Bankas. The purpose of these derivatives is to 
hedge against the interest rate risks arising from interest rate fluctuations, which occurred in 2008 when the Company 
received loans with variable interest rates. In 2015, the Company increased the amount of swap to EUR 19,652 
thousand based on the swap agreement signed in 2008. The swap is effective until 2 March 2018.  
 

 

 

 

Managing Director          Darius Urbonas 
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Balance sheet 
  

Notes  
31 December 

2015 
31 December 

2014 
 ASSETS     

A. Non-current asse ts   
I. Intangible non-current assets     
II. Investment property 3  37,210 35,600 
III. Portion of leasing receivable after one year 5  211 342 
IV. Deferred income tax assets 19  - - 

 Total non -current assets    37,421 35,942 
      

B. Current asset s     
I. Inventories, prepayments and contracts in progress     
II. Amounts receivable within one year     

II.1. Trade receivables 4  470 416 
II.2. Receivables from related parties     
II.3. Portion of leasing receivable within one year   150 113 
II.4. Accrued income   137 73 
II.5. Other amounts receivable 5  33 20 

 Total amounts receivable within one year   790 622 
III. Other current assets     
IV. Cash and cash equivalents 6  958 1,543 

 Total current assets    1,748 2,165 
      

� Total assets   39,169 38,107 
      

(continued on the next page) 
�
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Balance sheet (continued) 
  

Notes  
31 December 

2015 
31 December 

2014 
 EQUITY AND LIABILITIES      

C. Shareholders’ equity      
I. Authorised capital 7  869 869 
II. Revaluation reserve of derivative financial instruments (results) 8, 14  (98) - 
III. Legal reserve 8  1,303 1,303 
IV. Retained earnings (losses)   4,343 2,018 

 Total equity    6,417 4,190 
      

D. Grants and subsidies     
   

E. Amounts payable and liabilities   
I. Amounts payable  after one year and non -current liabilities      

I.1. Long-term loans from credit institutions 9  23,440 17,415 
I.2. Long-term loans from related parties 9  - 12,650 
I.3. Advances received 10  135 169 
I.4. Deferred income tax liability 19  2,639 2,084 
I.5. Derivative financial instruments 14  59 - 

� Total amounts payable after one year and non -current 
liabilities   

26,273 32,318 
      

II. Amounts payable within one year and current liabili ties      
II.1. Current portion of long-term loans from credit institutions 9  893 - 
II.2. Short-term loans from related parties 9, 11  4,278 379 
II.3. Prepayments received 10  208 43 
II.4. Trade creditors   251 268 
II.5. Amounts payable to related parties 11  579 579 
II.6. Accrued expenses 12  116 181 
II.7. Other current amounts payable 13  93 144 
II.8. Deferred income   4 5 
II.9 Derivative financial instruments 14  57 - 

 Total amounts payable within one year and current l iabilities    6,479 1,599 
� �     
� Total equity and liabilities   39,169 38,107 
 
The accompanying explanatory notes are an integral part of these financial statements. 
 
 
 

Managing Director  Darius Urbonas    31 March 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko     31 March 2016 
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Income statement 
  Notes  2015 2014 
     

I. Sales 15  4,043 4,032
II. (Cost of) sales 16 (1,713) (1,474)
III. Gross profit   2,330 2,558
IV. Operating (expenses) 17  (116) (400)
V. Operating profit    2,214 2,158
VI. Income (expenses) from other activities – net result  14 -
VII. Income (expenses) from financing and investing activities – net 

result  18 670 (4,126)
VIII. Profit before taxes    2,898 (1,968)
IX. Corporate income tax 19 (573) 289
X. Net profit    2,325 (1,679)
   

The accompanying explanatory notes are an integral part of these financial statements. 
 
 
 

Managing Director  Darius Urbonas    31 March 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko     31 March 2016 
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Statement of changes in equity 
�

 Notes 
Authorised 

capital 

Revaluation 
reserve of 
derivative 
financial 

instruments 
(results) Reserves 

Retained 
earnings 
(losses) Total 

       

Balance at 31 December 2013   13,033 (14) 1,303 4,275 18,597

       
Increase/reduction of authorized 
capital 

 
(12,164) - - - (12,164) 

Approved dividends  - - - (579) (579) 

Transfers to reserves 8 - - - - - 
Fair value reserve of derivative 
financial instruments 8 - 14 - - 14 
Correction of errors of the previous 
periods 8 - - - 1 1 

Net profit (loss) for the year  - - - (1,679) (1,679) 

Balance at 31 December 2014   869 - 1,303 2,018 4,190

       

Approved dividends  - - - - - 

Transfers to/from reserves 8 - - - - - 
Change in fair value of derivative 
financial instruments 8 - (116)   (116) 
Amount of deferred tax on fair value 
of derivative financial instruments 8 - 18 - - 18 
Correction of errors of the previous 
periods 8 - - - - - 

Net profit (loss) for the year  - - - 2,325 2,325 

Balance at 31 December 2015   869 (98) 1,303 4,343 6,417

       
The accompanying explanatory notes are an integral part of these financial statements. 

�
�
�

Managing Director  Darius Urbonas    31 March 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko     31 March 2016 



�

UAB BOF EUROPA, company code 300059140, Gyn � j�  g. 16, Vilnius 

COMPANY’S FINANCIAL STATEMENTS FOR THE YEAR 2015 
(EUR thousand unless otherwise stated) 
 

�

.<�$�
� �
�
�

Cash flow statement 
  Notes  2015 2014 

      
I. Cash flows from  operating activities      

I.1. Net profit (loss)   2,325 (1,679) 
 Reversal of non -cash expenses (income):      

I.2. Change in fair value of investment property 3  (1,244) 3,586 
I.3. Change in impairment allowance of doubtful receivables 4  (1) 35 
I.4. Change in deferred income tax 18  573 (286) 
I.5. Decrease (increase) in accrued income    - (74) 
I.6. Interest expenses 18  590 550 
I.7. Interest (income) 18  (21) (23) 

    2,222 2,109 
 Changes in operating capital:      

I.8. Decrease (increase) of trade receivables    (54) 43 
I.9. Decrease (increase) of prepayments and other receivables    (212) (138) 

I.10. Decrease (increase) of long-term trade receivables    123 3 
I.11. Increase (decrease) of trade debts, other payables, long-term and 

short-term advances received and other current liabilities   
 

(21) 39 
 Net cash flow from operating activities    2,058 2,056 
      

II. Cash flow from investing activities      
II.1. (Acquisition) of investment property 3  (366) (686) 
II.2. Leasing payments   106 172 
II.2. Interest received 18  20 23 

 Net cash flow from investing activities    (240) (491) 
      

III. Cash flow from financing activities      
III.1. Long-term loans (repaid)   (11,475) (772) 
III.2. Short-term loans (repaid)    - (55) 
III.3. Dividends (paid)   - (277) 
III.4. Loans received   9,618 - 
III.5. Interest (paid)   (546) (292) 

 Net cash flow from financing activities    (2,403) (1,396) 
      

IV. Net increase (decrease) in cash flow    (585) 169 
      

V. Cash and cash equivalents at the  beginning of the period    1,543 1,375 
VI. Cash and cash equivalents at the end of the period    958 1,543 

      
The accompanying explanatory notes are an integral part of these financial statements. 

 

Managing Director  Darius Urbonas    31 March 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko     31 March 2016 
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Explanatory notes 
 

1  General information 
 

UAB BOF Europa (hereinafter “the Company”) is a limited liability company registered in the Republic of Lithuania. Its 
registered address is: 
 
Gyn� j�  g. 16, 
Vilnius, 
Lithuania. 
 
The Company’s activities comprise real estate transactions, including purchasing, sales and lease of premises. The 
Company was registered on 6 October 2004. 
 
As at 31 December 2015 and 2014 the sole shareholder of the Company was UAB BOF Europa Holding with address at 
Gyn� j�  st. 16, Vilnius, Lithuania. 
 
Parent company is BPT Baltic Opportunity Fund (REIF), a close end fund real estate investment fund, which is not a 
legal person, established and acting in accordance with Estonian legislation with registration address at Ravala 5, 10143 
Tallinn, the Republic of Estonia. 
 
All the Company’s shares with the nominal value of EUR 28,96 each are ordinary and were fully paid as at 31 December 
2015 and 2014. At the time of establishment, the Company’s authorised capital amounted to EUR 2,896. On 24 
December 2004 the authorised capital was increased to EUR 14,959 thousand, with an additional emission of 516,430 
shares. In 2005, the Company’s authorised capital was reduced by EUR 1,927 thousand eliminating the shares and it 
amounted to EUR 13,033 thousand as at 31 December 2013 and 2012. Based on the decision of the sole shareholder, 
on 30 April 2014 the Company’s authorised capital was reduced to EUR 869 thousand eliminating 420 thousand shares. 
The Company had no own shares acquired. 
 
As at 31 December 2015 and 2014, the Company had 1 employee.  
 
The Company’s management approved these financial statements on 31 March 2016. The Company’s shareholders 
have a statutory right to either approve these financial statements or not to approve them and require that the new set of 
financial statements be prepared. 
 

2 Summary of significant accounting policies 
 

The main accounting policies followed by the Company when preparing the financial statements for 2015 are as follows: 
 
2.1. Basis of preparation 
 
These financial statements have been prepared in accordance with the Law on Accounting of the Republic of Lithuania, 
which is in effect as at 31 December 2015, the Law on Financial Statements of Entities of the Republic of Lithuania and 
Business Accounting Standards (BAS) in effect which include the standards and methodological recommendations 
drawn up and approved by the Authority of Audit and Accounting. 
 
The accounting policies were consistently applied by the Company in 2015 and are consistent with those used in the 
previous year. 
 
The Company’s financial statements were prepared on a historical cost basis, except for investment property and 
derivative financial instruments, which are carried at fair value. 
 
2.2. Currency of the financial statements 
 
Figures in these financial statements are presented in euro. On 1 January 2015 the Republic of Lithuania joined the euro 
zone and the Lithuanian national currency litas was replaced by the euro. As a result, the Company converted its 
financial accounting into euro as from 1 January 2015. Comparative information of previous financial periods was 
translated into euro using the official exchange rate of LTL 3.4528 to EUR 1. 
  



�

UAB BOF EUROPA 

COMPANY’S FINANCIAL STATEMENTS FOR THE YEAR 2015 
(EUR thousand unless otherwise stated) 
 

 

�

.<���
� �
�
�

2  Summary of significant accounting policies (conti nued) 
 

2.3. Foreign currency 
 

Transactions in foreign currencies are carried at the official currency exchange rate prevailing on the day of the 
transaction. Profit or loss resulting from these transactions and revaluation result of the balance of assets and liabilities in 
foreign currency on the balance sheet date are reported in the income statement. These balances are revaluated at the 
currency exchange rate prevailing on the closing day of the reporting period. 
 
2.4. Use of estimates when preparing the financial statements 
 
To prepare the financial statements in accordance with BAS, the management needs to make measurements and 
estimates based on the assumptions which had an impact on the application of accounting policies and on the reported 
amounts of assets, liabilities, income and expenses, and disclosure of uncertainties. Future events may cause changes 
in assumptions used to make estimates. The result of changes in the said estimates is reported in the financial 
statements when it is determined. 
 
Significant areas in these financial statements which involve estimates are measurement of the fair value of investment 
property, depreciation for corporate income tax purposes, measurement of the fair value of derivative financial 
instruments and impairment of receivables and other assets.  
 
2.5. Investment property 
 
The Company’s investment property comprises investment into buildings, which are held to earn lease income or for 
capital appreciation, rather than for the use in the production or supply of goods or services or for administrative 
purposes; or sale in the ordinary course of business. Based on BAS 12 “Non-current tangible assets”, investment 
property is initially measured at fair value, including expenses of transactions. Subsequently all investment property is 
measured at fair value, which is adjusted each time financial reports are prepared, and is recognized in the income 
statement as income or loss. 
 
Transfers from/to investment property are made only when the purpose of the property has changed. 
 
Repair expenses of financial assets presented at fair value are recognised as expenses in the period when incurred. 
 
2.6. Amounts receivable 
 
Amounts receivable are initially measured at cost. Subsequently, amounts receivable are accounted for at amortised cost 
less impairment losses. 
 
2.7. Cash and cash equivalents 
 
Cash comprises cash in hand and at bank. Cash equivalents comprise short-term and highly liquid investments which 
can be easily converted into a known amount of cash. The term of these investments does not exceed three months and 
the risk of value changes is insignificant. 
  
Cash and cash equivalents reported in the cash flow statement comprise cash in current accounts and other short-term 
highly liquid investments. 
 
2.8. Borrowings 
 
Borrowing costs are expensed as incurred.  
 
Borrowings are initially recognised at cost of proceeds received. They are subsequently carried at amortised cost, the 
difference between net proceeds and redemption value being recognised in profit or loss over the period of the 
borrowings. Borrowings are classified as non-current if the completion of a refinancing agreement before authorisation of 
the financial statements for issue provides evidence that the substance of the liability at the balance sheet date was long-
term. 
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2  Summary of significant accounting policies (conti nued) 
 
2.9. Operating lease 
 
Company as a lessor 
 
Leases in terms of which the lessor assumes a significant part of risks and rewards of ownership are classified as 
operating leases. When the Company acts as a lessor, such assets are recorded in its balance sheet based on the 
similar groups of assets and at the same time stated in different accounts to accumulate information related to such 
activities. Income calculated in accordance with lease agreements is recognised when generated. 
 
Initial costs related to concluding a lease agreement due to the intention to earn income from lease of assets are accrued 
and recognised as expenses over the lease term of the assets. 
 
Increase/decrease in the value of leased assets is recorded applying the same principles as for other items of non-
current assets. 
 
2.10. Finance lease 
 
$�����������������
�
 
Leases in terms of which substantially all the risks and rewards of ownership are transferred to the lessee are leasing 
(finance lease). When assets are held for finances lease (leasing), the present value of lease payments is recognised as 
an amount receivable. The difference between the total value of amounts receivable and their present value is 
recognised as unearned income from financing activities. 
 
The lessor recognises payments received according the finance lease agreement as the repayment of debt (at the 
amount of asset value coverage) and income from financing and investing activities (at the amount of interest) when 
finance leasing is not the primary activity of the lessor. Interest income is recorded on the accrual basis. 
 
2.11. Legal reserve 
 
Following the legislation, annual allocation to the legal reserve should amount to at least 5% of the net profit until the 
reserve makes up 10% of the share capital. The reserve cannot be distributed. 
  
2.12. Dividends 
 
Dividends are recognised as a liability in the period in which they are declared. 
 
2.13. Derivative financial instruments 
 
The Company uses derivative financial instruments for interest rate risk management purposes. Such derivative financial 
instruments are recognised on a transaction date at fair value, which is subsequently remeasured. Derivative financial 
instruments are recognised as financial assets for contracts having a positive fair value; and as financial liabilities for 
contracts with a negative fair value. 
 
Any gains or losses from changes in fair value of derivative financial instruments during the year are directly recognised 
in the income statement. 
  



�

UAB BOF EUROPA 

COMPANY’S FINANCIAL STATEMENTS FOR THE YEAR 2015 
(EUR thousand unless otherwise stated) 
 

 

�

.<�8�
� �
�
�

2  Summary of significant accounting policies (conti nued) 
 

2.14. Hedge accounting 
 
For the purposes of hedge accounting, hedges are classified in two categories: (a) fair value hedges which hedge 
exposure to changes in fair values of a recognised assets or liability, and (b) cash flow hedges which hedge exposure to 
variability in cash flows that is either attributable to a particular risk associated with a recognised asset or liability or a 
forecasted transaction. 
 
In relation to cash flow hedges, which meet the conditions for hedge accounting, the portion of the gain or loss on the 
revaluation of the hedging instrument that is determined to be an effective hedge is recognised initially in equity and the 
ineffective portion is recognised in the income statement. The gains or losses on effective cash flow hedges recognised 
initially in equity are either transferred to the income statement in the period in which the hedged transaction impacts 
profit or loss or in the period of initial assessment of costs of respective assets or equity. 
 
In case of hedge transactions that do not meet the requirements for hedge accounting, any gains or losses from changes 
in fair value of hedged instrument are included in the income statement for that period. 
�
Hedge accounting is terminated when hedging instrument expires, is sold, terminated, executed or if it no longer meets 
the criteria applicable for hedge accounting. Then any accumulated gains or losses from hedging instrument recognised 
in equity are transferred to the income statement. 
 
2.15. Corporate income tax 
 
Income tax is calculated on the income for the year taking into account deferred income tax. Income tax is calculated in 
accordance with Lithuanian statutory requirements on taxation.  
 
With the amendments of the Law on Corporate Income Tax of the Republic of Lithuania coming into effect, corporate 
income tax was set at a rate of 15% for unlimited period. Such rate is also applicable in 2015. 
 
Taxable losses can be carried forward to other reporting periods for unlimited number of periods, except for the losses 
incurred through transfer of securities and (or) derivatives. Such carrying forward is disrupted if the Company changes its 
activities due to which these losses were incurred except when the Company does not continue its activities due to 
reasons which do not depend on the Company itself. Losses incurred through transfer of securities and (or) derivatives 
can be carried forward for 5 years and shall be covered by income from transactions of similar nature. 
 
As of 1 January 2014, only 70% taxable profit of the taxable year can be covered by carried forward tax losses. 
 
Deferred tax reflects net tax effect of temporary differences between the carrying amount of assets and liabilities and 
their tax base. Deferred tax assets and liabilities are valued at tax rate which is expected to be applied for the period 
when the assets will be realized or the liability covered with regard to the tax rates which were accepted or in essence 
accepted on the balance sheet date.  
 
Deferred tax assets are recognised in the balance sheet to the extent the management expects these assets to be 
realized in the near future taking into account forecasts of taxable profit. If it is likely that a portion of deferred tax assets 
is not realized, this portion of the deferred tax assets is not recognised in the financial statements. 
 
Deferred tax asset and liabilities are offset only in case there is an intention to recover deferred tax asset and to cover 
the deferred tax liability. 
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2  Summary of significant accounting policies (conti nued) 
 
2.16. Revenue recognition 
 
Revenue is recognised when it is probable that the Company gets economic benefits related to the transaction and the 
amount of income can be reliably estimated. Sales are recorded net of VAT and discounts. 
 
Lease income 
 
Investment property lease income is stated on a straight-line basis over the lease period. 
 
Lease income reflects rent paid by clients; lease income are stated on a straight-line basis less sales fees over the lease 
period until first possibility to terminate the agreement. 
 
Expense reimbursement income are accounted for separately and are include in the income statement in cases when 
the Company is not acting as intermediary on behalf of a third party and does not receive commission fee for collection of 
income. In all other cases only commission fee is recognized as income of the Group. 
 
2.17. Recognition of expenses 
 
Expenses are recognised in the accounting on an accrual basis and comparison in the reporting period when income in 
relation to the expenses incurred is earned irrespective of the time when the money is spent. In cases when the 
expenses incurred over the reporting period cannot be attributed directly with certain income earned and over the next 
periods those expenses will not generate further income, the expenses are recognised as costs of the period when they 
were incurred.  
 
Amount of expenses is usually valued at the amount of money paid or payable less VAT. In cases when settlement term 
is long and interest not specified, the amount of costs is valued at the amount of settlement discounted by the market 
interest rate. 

 
2.18. Impairment of assets 
 
Financial assets 
 
Financial assets are reviewed for impairment at each balance sheet date. 
 
For financial assets carried at amortised cost, whenever it is probable that the Company will not collect all amounts due 
according to the contractual terms of loans or receivables, an impairment or bad debt loss is recognised in the income 
statement. The reversal of impairment losses previously recognised is recorded when the decrease in impairment loss 
can be justified by an event occurring after the write-down. Such reversal is recorded in the income statement. However, 
the increased carrying amount is only recognised to the extent it does not exceed the amortised cost that would have 
been had the impairment not been recognised. 
 
Other assets 
 
Other assets are reviewed for impairment whenever events or changes in circumstances indicate that the carrying 
amount of an asset may not be recoverable. Whenever the carrying amount of an asset exceeds its recoverable amount, 
an impairment loss is recognised in the income statement. Reversal of impairment losses recognised in prior years is 
recorded when there is an indication that the impairment losses recognised for the asset no longer exist or have 
significantly decreased. The reversal is accounted in the same caption of the income statement as the impairment loss. 
 
2.19. Contingencies 
 
Contingent liabilities are not recognised in the financial statements. They are described in the financial statements except 
when the probability that resources generating economic benefit will be lost is very low.  
 
Contingent assets are not recognised in the financial statements; however, they are described in the financial statements 
when it is likely that they will generate revenue or economic benefit. 
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2  Summary of significant accounting policies (conti nued)  
 
2.20. Post-balance sheet events 
 
Post-balance sheet events which provide additional information on the Company’s standing on the balance sheet date 
(adjusting events) are reported in the financial statements. Non-adjusting post-balance sheet events are described in the 
notes, if significant. 
 
2.21. Offsetting and comparative figures 
 
When preparing the financial statements, assets and liabilities as well as income and expenses are not set-off against 
each another, except when a separate business accounting standard specifically requires for such offsetting. 
 
Comparative figures have been adjusted to correspond to the presentation of the current year, where necessary. 
�

3  Investment property 
 
Investment property comprises two plots of land (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a parking 
lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius) all leased under operating lease 
contracts for periods from 1 to 10 years. 
 
Changes in the Company’s investment property for the year 2015 are as follows: 
 
Balance at 31 December 2013 38,500 
Acquisitions, including capitalized expenses 686 
Change in fair value (3,586) 
Balance at 31 December 2014 35,600 
Acquisitions, including capitalised costs 366 
Change in fair value 1,244 
Balance at 31 December 2015 37,210 
 
As at 31 December 2015 and 2014, investment property was stated at fair value determined according to valuation 
reports of independent valuator UAB Colliers International Advisors. The fair value as at 31 December 2015 is based on 
valuation report issued in January 2016. Valuation was carried out according to International Valuation Standards, RICS 
valuation standards and corresponding methods applied by local market (Lithuania). International Valuation Standards 
define market value as "the estimated amount for which a property should exchange on the date of valuation between a 
willing buyer and a willing seller in an arm’s-length transaction after proper marketing wherein the parties had each acted 
knowledgeably, prudently, and without compulsion.” 
 
The fair value of investment property was measured according to income method using discounted cash flow approach. 
The discount rate set by valuators amounted to 7.525% (2014: 7.85%), and exit yield amounted to 7.25% (2014: 7.00%).  
 
In in 2015, growth rate applied to income amounted to 0–2.4% (2014: 1.0–2.0%). Growth rate applied to expenses in 
different years amounted to 1.30–2.20% (2014: 0–2.5%). 
 
EUR'000 Discount rate (weighted average capital price) 

E
xi

t y
ie

ld
 

 
6.78% 7.03% 7.28% 7.53% 7.78% 8.03% 8.28% 

6.50% 41,700 40,940 40,200 39,470 38,760 38,070 37,390 

6.75% 40,840 40,090 39,370 38,660 37,970 37,290 36,630 

7.00% 40,030 39,310 38,600 37,910 37,230 36,580 35,930 

7.25% 39,280 38,570 37,880 37,210 36,550 35,910 35,280 

7.50% 38,580 37,890 37,210 36,560 35,910 35,280 34,670 

7.75% 37,920 37,250 36,590 35,940 35,310 34,700 34,100 

8.00% 37,310 36,650 36,000 35,370 34,750 34,150 33,560 
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3  Investment property (continued) 
 
The Company pledged the above-mentioned investment property to AB SEB Bankas for a long-term loan (Note 9). 
 
According to the loan agreement with the bank, the Company has the right to dismantle, lease (except for lease under 
market conditions which are favourable to the Company under ordinary business conditions), write-off and sell the 
property only with the prior written consent of the bank.  
 

4  Trade receivables 

   2015 2014 

     

Trade receivables, gross   771 717 

Less: impairment allowance for doubtful receivables   (301) (301) 

   470 416 
 
Change for the year in impairment allowance for doubtful receivables is included in operating expenses. 
 

5  Other amounts receivable and accrued income 
 

   2015 2014 

     

Leasing receivable after one year   211 342 

Long-term portion   211 342 

Leasing receivable within one year   150 113 

Accrued income   137 73 

Overpayments to suppliers   22 12 

Other amounts receivable   11 8 

Less: impairment allowance for doubtful other receivables   - - 
Short-term portion   320 206 
 
On 16 April 2010, the Company signed a leasing contract on the equipment transfer for use in the lessee’s activities. The 
leasing starts on 31 October 2010 and ends on 30 September 2018. Interest rate is 5%. On 13 May 2011, the Company 
signed an agreement to this contract; according to this agreement, the additional leasing payments start on 31 May 2011 
and end on 30 September 2018. Interest rate is the same as for the main contract, i.e. 5%.  
 
On 30 May 2014, the Company signed a leasing contract on the equipment transfer for use in the lessee’s activities. The 
leasing starts on 15 June 2014 and ends on 30 May 2018. Interest rate is 5%.  
 
As at 31 December 2015, the total leasing amounts receivable within one year comprise EUR 150 thousand, the total 
leasing amounts receivable after one year comprise EUR 211 thousand. The total leasing amounts receivable as at 31 
December 2015 comprise EUR 361 thousand. Leasing amounts receivable after one year are included in the balance 
sheet under amounts receivable after one year. 
 
Maturities of non-current and current portions of leasing: 
 

   

31 December 
2015 (value 
coverage) 

31 December 
2014 

(interest) 

     

2016   150 15 

2017–2019   211 11 

    361 26 
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6  Cash and cash equivalents 
 
The Company had no cash in hand and all its cash was held at AB SEB Bankas as at 31 December 2015 and 2014.  
 
As described in Note 9, to secure the repayment of the loan, the Company pledged its funds, investment property and 
future inflows to bank accounts, receivables from lessees, the annual turnover with which should be EUR 1,500 thousand 
or higher. 
 

7  Authorized capital 
 
As at 31 December 2015, the Company’s authorised capital amounted to EUR 869 thousand. The authorised capital 
comprises 30,000 ordinary registered shares with a nominal value of EUR 28.96 each. As at 31 December 2015, all 
shares were fully paid. 
 
Under the Law on Companies of the Republic of Lithuania, a company’s equity shall not be lower than ½ of its share 
capital as indicated in the company’s articles of association. As at 31 December 2015 and 2014, the Company complied 
with this requirement.  
 

8 Revaluation and other reserves 
 
Legal reserve 
 
Legal reserve is mandatory under the legislation of the Republic of Lithuania. Annual allocation to the legal reserve 
should amount to at least 5% of the net profit until the reserve makes up 10% of the share capital.  
 
Revaluation reserve (fair value reserve for derivative financial instruments) 
 
This reserve is comprises value of effective part of derivative instruments as at balance sheet date (interest rate swaps) 
which are used by the Group to hedge the cash flows from interest rate risk and foreign exchange risk. The reserve is 
accounted for in accordance with Guide on Preparation on Accounting and Accountability of the Company and BAS 26 
Derivative Financial Instruments, which sets out hedge accounting. 
 

 
 31 December 

2015 
 31 December 

2014 

Legal reserve 1,303 1,303 

Change in fair value of derivative financial instruments (116) 14 

Amount of deferred tax on fair value of derivative financial instruments 18 - 
 

9  Borrowings 
 
As at 31 December 2015, the Company’s financial liabilities comprised the following: 
 

 
Effective 

interest rate  Maturity 
Amount of 

liability 

(A) AB SEB Bankas loan  1.51% * 02/03/2018 24,333 
(B) UAB BOF Europa Holding loan 4% ** 31/12/2016 4,278 
    28,611 

* Interest rate is variable: 3-month EURIBOR + 1.50% margin. 
** Interest rate is fixed. 
(B) Loan from related parties. 
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9  Borrowings (continued) 
 
As at 31 December 2014, the Company’s financial liabilities comprised the following: 
 

 
Effective 

interest rate  Maturity 
Amount of 

liability 

(A) AB SEB Bankas loan 1.51% * 02/03/2018 17,415 
(C) BOF Europa Holding UAB loan 4% ** 31/12/2019 11,708 
(B) Baltic Property Trust Secura A/S loan 5.5% ** 31/12/2019 1,321 
    30,444 

* Interest rate is variable: 1-month EURIBOR + 1.35% margin. 
** Interest rate is fixed. 
(B) and (C) loan from related parties. 
 
 

(A) On 20 December 2004, the Company signed a long-term agreement with AB SEB Bankas. The loan was taken to 
refinance loans received from UAB BOF Europa Holding and UAB PC Europa. On 2 March 2015, an amendment was 
signed to the credit agreement amending and revising the agreement signed in 2004: variable interest rate of 3-month 
EURIBOR + 1.50% margin, the loan maturity extended until 2 March 2018. 
 

To secure the fulfilment of obligations under the loan agreement, the Company pledged investment property with the fair 
value of EUR 37,210 thousand as at 31 December 2015. The Company also pledged all current and future funds (future 
inflows) in all currencies in bank accounts, a demand right to amounts receivable from lessees, the annual turnover with 
which should be EUR 1,500 thousand or higher. 
 
Maximum pledge was set by the agreement by specifying a maximum amount of EUR 7,815 which can be recovered by 
the bank in case of improper fulfilment of the obligations. 
 

The bank’s loan agreement includes certain financial and other covenants which the Company is required to comply with 
in order to secure financing. Based on the financial information as at 31 December 2015, the Company complied with 
these covenants. 
 

(B) On 28 July 2014, the Company signed a long-term loan agreement for the maximum amount of EUR 12,164 thousand 
with a direct shareholder of the Company, UAB BOF Europa Holding. Annual interest rate is 4% (fixed). The loan shall be 
repaid until 31 December 2016. The loan balance as at 31 December 2015 is EUR 3,875 thousand (2014: EUR 11,510 
thousand), accrued interest – EUR 403 thousand (2014: EUR 198 thousand). 
 

(C) The amount was repaid during 2015. 
 
Maturities of short-term and long-term loans: 

 
 31 December 

2015 
31 December 

2014 

Long-term loans    

Loans from credit institutions  23,440 17,415

Loans from the shareholder  - 12,650

  23,440 30,065
Short -term loans    

Current portion of long-term loans from credit institutions  893 -

Loan from the shareholder  4,278 379

  5,171 379

  28,611 30,444
�

�
10 Prepayments received 

 
As at 31 December 2015 and 2014, received long-term and short-term advances comprised amounts received from 
lessees as a guarantee for fulfilment of their liabilities. These amounts will be offset against final payments under lease 
agreements, the last of which matures in 2026. 
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11 Amounts payable to related parties 
 
As at 31 December 2015, amounts payable to related parties comprised dividends of EUR 579 thousand payable to the 
Company’s sole shareholder UAB BOF Europa Holding (Note 21). The Company may pay dividends when, based on the 
conditions set out in the loan agreement with AB SEB Bankas, it has complied with the covenants set out in the 
agreement and if after payment the funds remaining at bank accounts comprise at least EUR 400 thousand. 
 
As at 31 December 2014, amounts payable to related parties comprised dividends of EUR 579 thousand and 
management fees of EUR 0.3 thousand payable to Northern Horizon Capital A/S (Note 21). 
 

12 Accrued expenses 
�

    2015 2014 

      

Accrued utility expenses    109 174 

Accrued audit expenses    5 5 

Accruals for property valuation costs    2 2 

    116 181 
13 Other short-term amounts payable 

 

    2015 2014 

      

Value added tax payable    47 102 

Payable real estate tax    42 42 

Accrued interest    4 - 

    93 144 
�

14 Derivative financial instruments 
 
The purpose of derivatives is to hedge against the interest rate risks arising from interest rate fluctuations, which 
occurred in 2008 when the Company received loans with variable interest rates. In 2015, the Company increased the 
amount of swap to EUR 19,652 thousand based on the swap agreement signed in 2008. The swap is effective until 2 
March 2018. 
 
Change in fair value of Interest rate swaps is recognized as effective hedging instrument and in this case any profit or 
loss relating fair value of a hedging instrument is accounted for in the revaluation reserve of derivative financial 
instruments under equity, and not in the income statement. In order to ensure application of accounting principles for 
recognition of hedging instruments, based on risk management policy of the Company each derivative financial 
instruments is subject to efficiency test and all related documentation is prepared. 
 
Swaps signed by the Company are presented in the table below: 
 

Type of d erivative financial instrument  Start date  
Contractual 

end date  
Nominal 

value  

Fair value 
31 December 

2015 
31 December 

2014 
      

Interest rate swap 
September 
2015 

March  
2018 19,652 116 - 

Derivative financial instrument liabilities      19,652  116 - 
�
� �
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15 Sales 

      

    2015 2014 

      

Lease income    2,827 2,832 

Revenue from resale of utilities and other services    1,216 1,200 

    4,043 4,032 
�
Investment property comprises two plots of land (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a parking 
lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius) all leased under operating lease 
contracts. The value of the investment property as at 31 December 2015 is EUR 37,210 thousand.   
 
The longest lease agreements are effective until 2026. Based on the currently effective agreements, the lessee, having 
agreed with the lessor, is entitled to the extension of lease agreements. 
�

16 Cost of sales 
 

    2015 2014 

      
Utilities    590 396 
Repairs and asset maintenance    434 409 

Sales and marketing expenses to clients    274 262 
Asset management expenses *    230 223 
Real estate tax    171 171 

Insurance    14 13 
    1,713 1,474 
�
* Based on the agreement, until 30 June 2015 the Company paid asset management fee to Northern Horizon Capital A/S 
(in 2014 this company was renamed, previously BPT Asset Management A/S). Based on the agreement, as of 1 July 
2015 the Company paid asset management fee to UAB BPT Real Estate. 
 
 

17 Operating expenses 
 

    2015 2014 

     

Advisory services   65 43 

Management and performance fee *   37 291 
Change in impairment allowance for doubtful trade receivables and 
expenses related to write-off of bad debts   - 50 

Audit expenses   5 8 

Licence fees   6 6 

Other   3 2 

   116 400 
 
* Until March 2015 the Company payid quarterly management fee calculated from the value of investment property to 
Northern Horizon Capital A/S (in 2014 this company was renamed, previously BPT Asset Management A/S). 
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18 Income (expenses) from financing and investing a ctivities – net result 
 

   2015 2014 

     

Interest income   21 23

Change in fair value (Note 3)   1,244 (3,586)

Interest expenses   (590) (550)

Currency exchange loss   (5) (13)

   670 (4,126)
�

19 Corporate income tax 
 
    2015 2014 
      

Net result before corporate income tax    2,898 (1,968) 
Temporary differences    (399) (612) 

Permanent differences    8 51 

Change in fair value (Note 3)    (1,244) 3,586 

Depreciation of investment property for profit tax purposes    (2,487) (2,483) 

Taxable result for the period    
 

(1,224) 
 

(1,426) 
      

Components of income tax income (expenses)      

Income tax (expenses) for the reporting period    - - 

Deferred tax income (expenses)    (573) 289 
Income tax income (expe nses), recognised in the income 
statement    (573) 289 
Change in deferred tax on derivative financial instruments 
stated directly under equity    18 - 

Change in deferred income tax    (555) 289 
 
Deferred tax asset      
Tax losses    1,294 1,249 
Impairment allowance for receivables    45 45 
Deferred tax asset on derivative financial instruments    18 - 
Deferred tax asset    1,357 1,294 
Not recognised part of deferred tax asset due to bad debts    (45) (45) 
Net deferred tax asset    1,312 1,249 
      
Deferred tax liability      
Investment property (depreciation and fair value adjustment)    (3,951) (3,333) 
Deferred tax liability    (3,951) (3,333) 
      
Net deferred tax (liability)    (2,639) (2,084) 
 
Deferred income tax was calculated applying the rates, which will be in effect when deferred income tax is intended to 
be realised; i.e. 15% in 2014, and 15% in 2015 and subsequent years. 
 
In 2015, the Company transferred EUR 973 thousand of tax loss to the shareholder free of charge. 
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19 Corporate income tax (continued) 
 
The accounted for income tax expenses for the year can be reconciled with the amount of income tax expenses 
calculated applying the effective income tax rate (15% in 2015 and 15% in 2014) for the profit before taxation (EUR 
thousand): 
 

 2015 2014 

   

Income tax, calculated applying 15% rate  (435) 295 

Permanent differences (1) (7) 

Impact of tax losses transferred to related parties (145) - 

Deferred income tax corrections of previous reporting periods 8 1 

   
Income tax income (expenses) recognised in the inco me statement (573)  289 
 

 
20 Financial assets and liabilities, and risk manag ement 

�
Credit risk 
 
Credit risks, or the risk of counter-parties default, are controlled by application of appropriate control procedures. The 
Company applies procedures ensuring that lease services are provided only to reliable customers and by entering into 
agreements providing additional guarantees.  
 
The Company does not guarantee the obligations of other parties. The maximum exposure to credit risk is represented 
by the carrying value of each financial asset, including derivative financial instruments, if any, in the balance sheet. 
Accordingly, the Company's management believes that the maximum risk is equal to the amount of trade and other 
receivables, net of the impairment losses recognised as at the balance sheet date. 
 
Interest rate risk 
 
As at 31 December 2015 the Company had borrowings which were subject to variable rates related to EURIBOR and 
created interest rate risk. In 2015 Interest Rate Swap transaction has been signed with maturity date – 2 March 2018. 
Under this contract the Company agrees to exchange, at specified intervals, the difference between fixed and variable 
(3M EURIBOR) rate interest amounts calculated by reference to an agreed-upon notional principal amount. SWAP 
notional amount is EUR 19,652 thousand. 
�
Liquidity risk 
 
The Company’s policy is to maintain sufficient cash and cash equivalents or have funding available under credit lines in 
an adequate amount, in order to meet its commitments at a given date in accordance with its strategic plans. The 
Company’s liquidity ratio (total current assets / total amounts payable within one year and current liabilities) and quick 
ratio ((total current assets – inventories) / total amounts payable within one year and current liabilities) were 0.26 as at 31 
December 2015 (31 December 2014: 1.35). 
 
Short-term liabilities of the Company exceeded current assets. The ultimate shareholder on the Company BPT Baltic 
Opportunity Fund (REIF) confirmed in its letter of 23 March 2016 that it will take all the necessary measures, if needed, 
to ensure the Company’s ability to continue as a going concern for at least 12 months from the balance sheet date. 
 
Foreign exchange risk 
 
The Company is not exposed to significant foreign exchange risk, as it carries out transactions in euro. 
� �



�

UAB BOF EUROPA 

COMPANY’S FINANCIAL STATEMENTS FOR THE YEAR 2015 
(EUR thousand unless otherwise stated) 
 

 

�

.<$8�
� �
�
�

21 Related party transactions 
 
The parties are considered related when one party has the possibility to control the other one or have significant 
influence over the other party in making financial and operating decisions. The related parties of the Company with 
transactions in 2015 and 2014 are the following: 
 

�  UAB BOF Europa Holding (the sole shareholder of the Company). The Company has dividends payable. 
�  Baltic Property Trust Secura A/S (previous controlling shareholder). The Company received a loan in 2014 and 

paid interest to this company (Notes 9 and 11). 
�  Northern Horizon Capital A/S (management service provider). The Company purchased management services 

from this company from 1 January 2011 until 2 March 2015 (Notes 11, 15 and 16). 
�  UAB BPT Real Estate (service provider of asset management and accounting). The Company hires asset 

management services from this company from 2 march 2015 (Note 15). 
 
The Company’s transactions with related parties in 2015 and balances as at 31 December 2015 were the following:  

 
 Amounts 

receivable and 
other assets 

Amounts 
payable and 

other liabilities  Expenses Income Accruals 

     

UAB BOF Europa Holding - 4,857 205 - - 

UAB BPT Real Estate  18 230  

Northern Horizon Capital A/S - - 37 - - 

Baltic Property Trust Secura A/S - - 5 - - 

 - 4,857 247 - - 
 
Amounts payable of UAB BOF Europa Holding are comprised of loans and payable interests, and expenses are the 
interest expenses. 
 
 
The Company’s transactions with related parties in 2014 and balances as at 31 December 2014 were the following:  
 
 Amounts 

receivable and 
other assets 

Amounts 
payable and 

other liabilities  Expenses Income Accruals 

     

UAB BOF Europa Holding - 12 287 198 2 - 

Northern Horizon Capital A/S - - 518 - - 

Baltic Property Trust Secura A/S - 1 321 63 - - 

 - 13 608 779  2 - 
 
Amounts payable of BOF Europa Holding and Baltic Property Trust Secura A/S are comprised of loans and payable 
interest, and expenses are the interest expenses. 
 
In 2015, the remuneration of the Company’s management amounted to EUR 0.4 thousand (2014: EUR 0.4 thousand). In 
2015 and 2014 the management of the Company did not receive any loans or guarantees; no other payments or property 
transfers were made or accrued. 
 

22  Post-balance sheet events 
 
After the end of the financial year until the approval of these financial statements, there were no other post-balance sheet 
events, which would have an effect on these financial statements or require disclosure. Draft appropriation of profit was 
not yet prepared as at the date of approval of these financial statements. 
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23  Contingencies 
�
UAB BOF Europa was in on-going litigation with AB Hanner regarding the amount of receivables and payables with this 
company. As at 31 December 2015 UAB BOF Europa accounted for a receivable of EUR 121 thousand and payable of 
EUR 81 thousand to AB Hanner, which included counterclaims between the parties but excluded claimed additional 
interest and litigation costs.  
 
As at 31 December 2015, there was no other on-going litigation, which could materially affect the consolidated financial 
position of the Group.  
�
No full tax investigation of the Company for the period from 1 January 2011 until 31 December 2015 has been performed 
by the tax authorities. According to effective tax legislation, the tax authorities may at any time perform investigation of 
the Company’s accounting registers and records for the period of five years preceding the accounting tax period, as well 
as calculate additional taxes and penalties. 
 
In 2012, Vilnius County State Tax Inspectorate performed an analysis of income tax for the period from 1 December 
2008 until 31 December 2010. During the tax investigation, no violations were detected.  
 
The management of the Company is not aware of any circumstances, which would cause calculation of additional tax 
liabilities.  
 
 
 

Managing Director  Darius Urbonas    31 March 2016 
       

Head of the company in 
charge of accounting  Mariana Portianko     31 March 2016 

 
�
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Independent Auditor’s Report 
�
To the Shareholder of UAB BPTS Europa 
 
Report on the Financial Statements 
 
We have audited the accompanying financial statements of UAB BPTS Europa (“the Company”), which comprise the 
balance sheet as at 31 December 2014, the statements of income, changes in equity and cash flows for the year then 
ended, and notes, comprising a summary of significant accounting policies and other explanatory information, as set out 
on pages 6–23. 
 
Management’s Responsibility for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of these financial statements in accordance with 
Business Accounting Standards of the Republic of Lithuania, and for such internal control as management determines is 
necessary to enable the preparation of the financial statements that are free from material misstatement, whether due to 
fraud or error. 
 
Auditor’s Responsibility 
 
Our responsibility is to express an opinion on these financial statements based on our audit. We conducted our audit in 
accordance with International Standards on Auditing. Those standards require that we comply with ethical requirements 
and plan and perform the audit to obtain reasonable assurance about whether the financial statements are free from 
material misstatement. 
An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the financial 
statements. The procedures selected depend on the auditor’s judgement, including the assessment of the risks of 
material misstatement of the financial statements, whether due to fraud or error. In making those risk assessments, the 
auditor considers internal control relevant to the entity’s preparation and fair presentation of the financial statements in 
order to design audit procedures that are appropriate in the circumstances, but not for the purpose of expressing an 
opinion on the effectiveness of the entity’s internal control. An audit also includes evaluating the appropriateness of 
accounting policies used and the reasonableness of accounting estimates made by management, as well as evaluating 
the overall presentation of the financial statements. 
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinion. 
 
Opinion 
 
In our opinion, the financial statements give a true and fair view of the financial position of UAB BPTS Europa as at 31 
December 2014, and of its financial performance and its cash flows for the year then ended in accordance with Business 
Accounting Standards of the Republic of Lithuania. 
 
Report on Other Legal and Regulatory Requirements 
 
Furthermore, we have read the annual report of UAB BPTS Europa for the year ended 31 December 2014, set out on 
pages 4–5 of the financial statements, and have not identified any material inconsistencies between the financial 
information included in the annual report and the financial statements of UAB BPTS Europa for the year ended 31 
December 2014. 
 
On behalf of KPMG Baltics, UAB 

 

 

Eero Kaup   
Audit Partner 

Vilnius, the Republic of Lithuania 
18 May 2015  

 

 

Rokas Kasperavi� ius   
Partner pp 
Certified Auditor 
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ANNUAL REPORT OF UAB BPTS EUROPA 

 

YEAR 2014 

 

REPORTING PERIOD COVERED BY THE ANNUAL REPORT 

The annual report is prepared for the year 2014, all figures are presented as at 31 December 2014 unless otherwise 
stated. In this report, UAB BPTS Europa can also be referred to as “the Company”. 
 

GENERAL INDORMATION ABOUT THE COMPANY 

Name: UAB BPTS Europa 
Company’s authorised capital: LTL 3,000 thousand 
Registration date: 6 October 2004 
Operational period: not limited 
Company code: 300059140 
The Company’s activities comprise real estate transactions, including purchasing, sales and lease of premises  
Address: Gyn� j�  g. 16, Vilnius, the Republic of Lithuania 
Legal-organizational form: limited liability company  
Governing law: law of the Republic of Lithuania 
Country of establishment: the Republic of Lithuania 
 

1. OBJECTIVE REVIEW OF THE COMPANY’S POSITION, ACTIVITY AND DEVELOP MENT, CHARACTERISATION 
OF THE MAIN TYPES OF RISKS AND UNCERTAINTIES FACED BY THE COMPANY  

All shares with the nominal value of LTL 100 each are ordinary and were fully paid as at 31 December 2014 and 2013. At 
the time of establishment, the Company’s authorised capital amounted to LTL 10 thousand. On 24 December 2004 the 
authorised capital was increased to LTL 51,653 thousand, with an additional emission of 516,430 shares. In 2005, the 
Company’s authorised capital was reduced by LTL 6,653 thousand eliminating the shares and it amounted to LTL 45,000 
thousand as at 31 December 2012. Based on the decision of the sole shareholder, on 30 April 2014 the Company’s 
authorised capital was reduced to LTL 3,000 thousand eliminating 420 thousand shares. 

As at 31 December 2014 and 2013, the Company’s shareholders were: 
 

 2014  2013 

 Number of 
shares held 

Ownership 
share  

Number of 
shares held 

Ownership 
share 

UAB Baltic Property Trust Secura 30,000 100%  450,000 100% 
Total 30,000 100%  450,000 100% 

As at 31 December 2014, the Company’s assets comprised LTL 131,576 thousand, including the investment property of 
LTL 122,920 thousand, amounts receivable after one year of LTL 1,182 thousand and current assets of LTL 7,474 
thousand.  
 
The investment property owned by the Company comprised the shopping centre Europa located at Konstitucijos pr. 7A, 
Vilnius, two land plots and ½ parking, located at Konstitucijos pr. 7B and Europos a. 1, Vilnius.  
 
When preparing the financial statements for the year 2014, for its non-current assets the Company used the accounting 
principles requiring the fair value method to be used for the accounting of investment property (leased property) in the 
financial statements, excluding depreciation as required by the provisions of Business Accounting Standard 12. 
 
The Company’s sales in 2014 amounted to LTL 13,920 thousand from operating activities; i.e. from the lease of the 
investment property owned by the Company. The Company’s result for 2014 is net loss of LTL 5,799 thousand. 

 

2. NUMBER OF EMPLOYEES AT THE END OF THE PERIOD 

As at 31 December 2014, the Company had 1 employee. 
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3. INFORMATION ABOUT OWN SHARES ACQUIRED AND TRANSFERRED 

During the reporting period, the Company did not acquire or transfer own shares. 

 
4.  COMPANY’S SUBSIDIARIES 

As at 31 December 2014, the Company had no subsidiaries. 
 

5. INFORMATION ABOUT THE BRANCHES AND REPRESENTATIVE OFFICES O F THE COMPANY 

The Company has no branches or representative offices. 
 

6. IMPORTANT EVENTS, WHICH HAVE OCCURRED AFTER FINANCIAL YEA R-END 

On 9 February 2015 Baltic Property Trust Secura A/S (“the Seller”) signed a Share Sales and Purchase Agreement with 
Northern Horizon Capital AS (on behalf of BPT Baltic Opportunity Fund, “the Buyer”). The Seller sold the shares of UAB 
Baltic Property Trust, which is the shareholder of UAB BPTS Europa. Accordingly, the investment property of UAB BPTS 
Europa was also included into the sale transaction. The transaction was completed on 2 March 2015. In the opinion of 
the local management, Northern Horizon Capital AS is a related party of UAB BPTS Europa. 

After the end of the financial year until the approval of these financial statements, there were no other post-balance sheet 
events, which would have an effect on these financial statements or require disclosure. 
 

7. INFORMATION ABOUT THE COMPANY’S ACTIVITY PLANS, DEVELOPMENT A ND FORECASTS 

The Company’s vision and strategy: shops and restaurants of well-known brands with unique, luxurious and modern 
design and activity conceptions. The main goal for 2015 is to further strengthen and maintain its position and niche in the 
city’s market by increasing the attractiveness of the shopping centre to customers and potential and current lessees. 
Also, the goal is to focus on sales promotion by the lessees’ shops, an average 10% growth in turnover is expected. The 
Company plans to sign and extend several strategically important lease agreements on the opening of several exclusive 
shops in 2015. The centre’s occupancy rate is expected to be 95% or higher, and annual number of customers not below 
4 million. 
 

8. WHEN THE COMPANY EMPLOYS FINANCIAL INSTRUMENTS AND WHEN IT IS IMPORTANT FOR THE 
VALUATION OF THE COMPANY’S ASSETS, EQUITY, LIABILITIES, FINANC IAL POSITION AND ACTIVITY 
RESULTS, THE COMPANY DISCLOSES THE OBJECTIVES OF THE FINANCIAL RISK  MANAGEMENT, ITS POLICY 
FOR HEDGING MAJOR TYPES OF FORECASTED TRANSACTIONS FOR WHICH  HEDGE ACCOUNTING IS USED, 
AND COMPANY’S EXPOSURE TO PRICE RISK, CREDIT RISK, LIQUIDITY RISK  AND CASH FLOW RISK 
 
In 2008, the Company signed interest rate swap agreements with AB SEB Bankas. The purpose of these derivatives is to 
hedge against the interest rate risks arising from interest rate fluctuations, which occurred in 2008 when the Company 
received loans with variable interest rates. In 2011, the Company increased the amount of swap to LTL 65,451 thousand 
based on the swap agreement signed in 2008. The swap is effective until 31 January 2014.  
 

 

Authorised person          Mariana Portianko 
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Balance sheet 
  

Notes  
31 December 

2014 
31 Decemb er 

2013 
 ASSETS     

A. Non-current assets    
I. Intangible non-current assets   - - 
II. Investment property 3  122,920 132,933 
III. Amounts receivable after one year 5  1,182 1,277 
 Total non -current assets    124,102 134,210 
      

B. Current asset s     
I. Inventories, prepayments and contracts in progress   - - 
II. Amounts receivable within one year     

II.1. Trade receivables 4  1,435 1,705 
II.2. Receivables from related parties   - - 
II.3. Other amounts receivable 5  711 482 

 Total amounts receivable within one year   2,146 2,187 
III. Other current assets   - - 
IV. Cash and cash equivalents 6  5,328 4,746 

 Total current assets    7,474 6,933 
      

� Total assets    131,576 141,143 
      

(continued on the next page) 
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Balance sheet (continued) 
  

Notes  
31 December 

2014 
31 December 

2013 
 EQUITY AND LIABILITIES      

C. Shareholders’ equity      
I. Authorised capital 7  3,000 45,000 
II. Revaluation reserve (results) 8  - (50) 
III. Reserves 8  4,500 4,500 
IV. Retained earnings (losses)   6,969 14,762 

 Total equity    14,469 64,212 
      

D. Grants and subsidies   - - 
   

E. Amounts payable and liabilities   

I. Amounts payable after one year and non-current l iabilities     
I.1. Long-term loans 9  103,809 3,936 
I.2. Advances received 10  583 583 
I.3. Deferred income tax liability 19  7,194 8,183 
I.4. Derivative financial instruments 14  - - 

 Total amounts payable after one year and non -current 
liabilities   

111,586 12,702 
      

II. Amounts payable within one year and current liab ilities      
II.1. Current portion of long-term loans 9  - 60,727 
II.2. Short-term loans 9  - - 
II.3. Advances received 10  148 157 
II.4. Trade creditors   927 1,777 
II.5. Amounts payable to related parties 11  3,309 988 
II.6. Accruals 12  625 108 
II.7. Other current amounts payable 13  496 406 
II.8. Deferred income   16 7 
II.9. Derivative financial instruments 14  - 59 

 Total amounts payable within one year and current l iabilities    5,521 64,229 
� �     
� Total equity and liabilities    131,576 141,143 
 
The accompanying explanatory notes are an integral part of these financial statements. 
 
 

Authorised person  Mariana Portianko    18 May 2015 
       

Head of the company in 
charge of accounting  Justina �enovait �      18 May 2015 
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Income statement 
  Notes  2014 2013 
     

I. Sales 15  13,920 16,033
II. (Cost of) sales 16 (5,086) (6,791)
%%%#�Gross profit    8,834 9,242
IV. Operating (expenses) 17  (1,384) (925)
V. Operating profit    7,450 8,317
VI. Income (expenses) from other activities – net result  (3) (1)
VII. Income (expenses) from financing and investing activities – net 

result  18 (14,244) (10,728)
VIII. Profit from ordinary activities    (6,797) (2,412)
IX. Extraordinary gains   - -
X. Extraordinary losses   - -
XI. Profit before t axes   (6,797) (2,412)
XII. Corporate income tax 19 998 358
XIII. Net profit    (5,799) (2,054)

   
The accompanying explanatory notes are an integral part of these financial statements. 
 
 

Authorised person  Mariana Portianko    18 May 2015 
       

Head of the company in 
charge of accounting  Justina �enovait �      18 May 2015 
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Statement of changes in equity 
 

 Notes 
Authorised 

capital 

Revaluation 
reserve 
(results) Reserves 

Retained 
earnings 
(losses) Total 

       

Balance at 31 December 2012   45,000 (719) 4,500 16,816 65,597

       

Approved dividends  - - - - - 

Transfers to reserves 8 - - - - - 
Fair value reserve of derivative 

financial instruments, negative 
change 8 - 669 - - 669 

Net profit (loss) for the year  - - - (2,054) (2,054) 

Balance at 31 December 2013   45,000 (50) 4,500 14,762 64,212

       
Increase/reduction of authorised 
capital 

 
(42,000) - - - (42,000) 

Approved dividends  - - - (2,000) (2,000) 

Transfers to/from reserves 8 - 50 - - 50 
Fair value reserve of derivative 

financial instruments, negative 
change 8 - - - - - 

Correction of errors of the previous 
periods 8 - - - 6 6 

Net profit (loss) for the year  - - - (5,799) (5,799) 

Balance at 31 December 2014   3,000 0 4,500 6,969 14,469

       
The accompanying explanatory notes are an integral part of these financial statements. 

�
�

Authorised person  Mariana Portianko    18 May 2015 
       

Head of the company in 
charge of accounting  Justina �enovait �      18 May 2015 
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Cash flow statement 
  Notes  2014 2013 

      
I. Cash flows from operating activities      

I.1. Net profit (loss)   (5,799) (2,054) 
 Reversal of non -cash expenses (income):      

I.2. Change in fair value of investment property 3  12,383 8,787 
I.3. Change in impairment allowance of doubtful receivables 4  120 (10) 
I.4. Change in deferred income tax 19  (989) (241) 
I.5. Decrease (increase) in accrued income    (252) 106 
I.6. Interest expenses 18  1,900 2,001 
I.7. Interest (income) 18  (80) (87) 

    7,283 8,502 
 Changes in operating capital:      

I.8. Decrease (increase) of trade receivables    149 (275) 
I.9. Decrease (increase) of prepayments and other receivables    115 15 

I.10. Decrease (increase) of long-term trade receivables    9 302 
I.11. Increase (decrease) of trade debts, other payables, long-term and 

short-term advances received and other current liabilities   
 

134 1,834 
 Net cash flow from operating activities    7,690 10,378 
      

II. Cash flow from i nvesting activities      
II.1. (Acquisition) of non-current assets 3  (2,370) (17) 
II.2. Interest received   81 87 

 Net cash flow from investing activities    (2,289) 70 
      

III. Cash flow from financing activities      
III.1. Long-term loans (repaid)   (2,664) (3,378) 
III.2. Short-term loans (repaid)    (190) - 
III.3. Dividends (paid)   (956) (2,673) 
III.4. Loans received   - - 
III.5. Interest (paid)   (1,009) (1,724) 

 Net cash flow from financing activities    (4,819) (7,775) 
      

IV. Net incr ease (decrease) in cash flow    582 2,673 
      

V. Cash and cash equivalents at the beginning of the p eriod    4,746 2,073 
VI. Cash and cash equivalents at the end of the period    5,328 4,746 

      
The accompanying explanatory notes are an integral part of these financial statements. 

Authorised person  Mariana Portianko    18 May 2015 
       

Head of the company in 
charge of accounting  Justina �enovait �      18 May 2015 
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Explanatory notes 
 

1  General information 
 

UAB BPTS Europa (hereinafter “the Company”) is a limited liability company registered in the Republic of Lithuania. Its 
registered address is: 
 
Gyn� j�  g. 16, 
Vilnius, 
Lithuania. 
 
The Company’s activities comprise real estate transactions, including purchasing, sales and lease of premises. The 
Company was registered on 6 October 2004. 
 

As at 31 December 2014 and 2013 the sole shareholder of the Company was UAB Baltic Property Trust Secura. 
 
All the Company’s shares with the nominal value of LTL 100 each are ordinary and were fully paid as at 31 December 
2014 and 2013. At the time of establishment, the Company’s authorised capital amounted to LTL 10 thousand. On 24 
December 2004 the authorised capital was increased to LTL 51,653 thousand, with an additional emission of 516,430 
shares. In 2005, the Company’s authorised capital was reduced by LTL 6,653 thousand eliminating the shares and it 
amounted to LTL 45,000 thousand as at 31 December 2013 and 2012. Based on the decision of the sole shareholder, on 
30 April 2014 the Company’s authorised capital was reduced to LTL 3,000 thousand eliminating 420 thousand shares. 
The Company had no own shares acquired. 
 
As at 31 December 2014 and 2013, the Company had 1 employee.  
 
The Company’s management approved these financial statements on 18 May 2015. The Company’s shareholders have 
a statutory right to either approve these financial statements or not to approve them and require that the new set of 
financial statements be prepared. 
 

2  Summary of significant accounting policies 
 

The main accounting policies followed by the Company when preparing the financial statements for 2014 are as follows: 
 
2.1. Basis of preparation 
�
These financial statements have been prepared in accordance with the Law on Accounting of the Republic of Lithuania, 
which is in effect as at 31 December 2014, the Law on Financial Statements of Entities of the Republic of Lithuania and 
Business Accounting Standards (BAS) in effect which include the standards and methodological recommendations 
drawn up and approved by the Authority of Audit and Accounting. 
 
The accounting policies were consistently applied by the Company in 2014 and are consistent with those used in the 
previous year. 
 
The Company’s financial statements were prepared on a historical cost basis, except for investment property and 
derivative financial instruments, which are carried at fair value. 
 
2.2. Currency of the financial statements 
 

Figures in these financial statements are presented in litas. 
 
Starting from 2 February 2002, the Lithuanian litas was pegged to euro at the rate of LTL 3.4528 for EUR 1, and the 
exchange rates in relation to other currencies were set daily by the Bank of Lithuania. On 1 January 2015, the Republic 
of Lithuania joined the Eurozone and its national currency litas was replaced by the euro (Note 22). 
 
2.3. Foreign currency 
 

Transactions in foreign currencies are carried at the official currency exchange rate prevailing on the day of the 
transaction. Profit or loss resulting from these transactions and revaluation result of the balance of assets and liabilities in 
foreign currency on the balance sheet date are reported in the income statement. These balances are revaluated at the 
currency exchange rate prevailing on the closing day of the reporting period. 
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2  Summary of significant accounting policies (conti nued) 
 
2.4. Use of estimates when preparing the financial statements 
 
To prepare the financial statements in accordance with BAS, the management needs to make measurements and 
estimates based on the assumptions which had an impact on the application of accounting policies and on the reported 
amounts of assets, liabilities, income and expenses, and disclosure of uncertainties. Future events may cause changes 
in assumptions used to make estimates. The result of changes in the said estimates is reported in the financial 
statements when it is determined. 
 
Significant areas in these financial statements which involve estimates are measurement of the fair value of investment 
property, depreciation for corporate income tax purposes, measurement of the fair value of derivative financial 
instruments and impairment of receivables and other assets.  
 
2.5. Investment property 
 
The Company’s investment property comprises investment into buildings, which are held to earn lease income or for 
capital appreciation, rather than for the use in the production or supply of goods or services or for administrative 
purposes; or sale in the ordinary course of business. Based on BAS 12 “Non-current tangible assets”, investment 
property is initially measured at fair value, including expenses of transactions. Subsequently all investment property is 
measured at fair value, which, among other things, reflects the proceeds from short-term lease and reasonable 
assumptions, which show the market approach on the assumptions made by knowing and willing parties on income from 
future lease considering current market conditions. 
 
Transfers from/to investment property are made only when the purpose of the property has changed. 
 
The impact of changes in fair value during the year is included in the income statement. 
 
Repair expenses of financial assets presented at fair value are recognised as expenses in the period when incurred. 
 
2.6. Amounts receivable 
 
Amounts receivable are initially measured at cost. Subsequently, amounts receivable are accounted for at amortised cost 
less impairment losses. 
 
2.7. Cash and cash equivalents 
 
Cash comprises cash in hand and at bank. Cash equivalents comprise short-term and highly liquid investments which 
can be easily converted into a known amount of cash. The term of these investments does not exceed three months and 
the risk of value changes is insignificant. 
  
Cash and cash equivalents reported in the cash flow statement comprise cash in current accounts and other short-term 
highly liquid investments. 
 
2.8. Borrowings 
 
Borrowing costs are expensed as incurred.  
 
Borrowings are initially recognised at cost of proceeds received. They are subsequently carried at amortised cost, the 
difference between net proceeds and redemption value being recognised in profit or loss over the period of the 
borrowings. Borrowings are classified as non-current if the completion of a refinancing agreement before authorisation of 
the financial statements for issue provides evidence that the substance of the liability at the balance sheet date was long-
term. 
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2  Summary of significant accounting policies (conti nued) 
 
2.9. Operating lease 
 
Company as a lessor 
 
Leases in terms of which the lessor assumes a significant part of risks and rewards of ownership are classified as 
operating leases. When the Company acts as a lessor, such assets are recorded in its balance sheet based on the 
similar groups of assets and at the same time stated in different accounts to accumulate information related to such 
activities. Income calculated in accordance with lease agreements is recognised when generated. In those cases when 
the Company grants the lessee additional discounts or covers part of its expenses, the lease income over the period of 
lease or promotion is reduced by these amounts.  
 
Initial costs related to concluding a lease agreement due to the intention to earn income from lease of assets are accrued 
and recognised as expenses over the lease term of the assets. Depreciation of assets leased out, except for investment 
property carried at fair value, is calculated using the same accounting policy that the Company applies to other assets of 
the same group. 
 
Increase/decrease in the value of leased assets is recorded applying the same principles as for other items of non-
current assets. 
 
Lease deposits  
 
Deposits are initially accounted for at fair value. The fair value of deposits is established based on the prevailing interest 
rate of a similar loan, considering the reliability of a lessor and depending on other facts and circumstances, and other 
additional guarantees granted to the lessee. The difference of the deposits value exceeding the fair value is accounted 
for as prepaid lease expenses (income) and is amortised on a straight-line basis over the lease period. Deposit interest is 
accounted for using the effective interest rate (EIR) method. 
 
2.10. Finance lease 
 
$�����������������
�
 
Leases in terms of which substantially all the risks and rewards of ownership are transferred to the lessee are leasing 
(finance lease). When assets are held for finances lease (leasing), the present value of lease payments is recognised as 
an amount receivable. The difference between the total value of amounts receivable and their present value is 
recognised as unearned income from financing activities. 
 
The lessor recognises payments received according the finance lease agreement as the repayment of debt (at the 
amount of asset value coverage) and income from financing and investing activities (at the amount of interest) when 
finance leasing is not the primary activity of the lessor. Interest income is recorded on the accrual basis. 
 
2.11. Legal reserve 
 
Following the legislation, annual allocation to the legal reserve should amount to at least 5% of the net profit until the 
reserve makes up 10% of the share capital. The reserve cannot be distributed. 
  
2.12. Dividends 
 
Dividends are recognised as a liability in the period in which they are declared. 
 
2.13. Derivative financial instruments 
 
The Company uses derivative financial instruments for interest rate risk management purposes. Such derivative financial 
instruments are recognised on a transaction date at fair value, which is subsequently remeasured. Derivative financial 
instruments are recognised as financial assets for contracts having a positive fair value; and as financial liabilities for 
contracts with a negative fair value. 
 
Any gains or losses from changes in fair value of derivative financial instruments during the year are directly recognised 
in the income statement. 
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2  Summary of significant accounting policies (conti nued) 
 
2.14. Hedge accounting 
 
For the purposes of hedge accounting, hedges are classified in two categories: (a) fair value hedges which hedge 
exposure to changes in fair values of a recognised assets or liability, and (b) cash flow hedges which hedge exposure to 
variability in cash flows that is either attributable to a particular risk associated with a recognised asset or liability or a 
forecasted transaction. 
 
In relation to cash flow hedges, which meet the conditions for hedge accounting, the portion of the gain or loss on the 
revaluation of the hedging instrument that is determined to be an effective hedge is recognised initially in equity and the 
ineffective portion is recognised in the income statement. The gains or losses on effective cash flow hedges recognised 
initially in equity are either transferred to the income statement in the period in which the hedged transaction impacts 
profit or loss or in the period of initial assessment of costs of respective assets or equity. 
 
In case of hedge transactions that do not meet the requirements for hedge accounting, any gains or losses from changes 
in fair value of hedged instrument are included in the income statement for that period. 
�
Hedge accounting is terminated when hedging instrument expires, is sold, terminated, executed or if it no longer meets 
the criteria applicable for hedge accounting. Then any accumulated gains or losses from hedging instrument recognised 
in equity are transferred to the income statement. 
 
2.15. Corporate income tax 
 
Income tax is calculated on the income for the year taking into account deferred income tax. Income tax is calculated in 
accordance with Lithuanian statutory requirements on taxation.  
 
A standard income tax rate applicable to the companies of the Republic of Lithuania was 15% in 2014 and 2013. With 
the amendments of the Law on Corporate Income Tax of the Republic of Lithuania coming into effect, corporate income 
tax was set at a rate of 15% for unlimited period. Such rate is also applicable in 2015. 
 
Taxable losses can be carried forward to other reporting periods for unlimited number of periods, except for the losses 
incurred through transfer of securities and (or) derivatives. Such carrying forward is disrupted if the Company changes its 
activities due to which these losses were incurred except when the Company does not continue its activities due to 
reasons which do not depend on the Company itself. Losses incurred through transfer of securities and (or) derivatives 
can be carried forward for 5 years and shall be covered by income from transactions of similar nature. 
 
Deferred taxes are calculated based on the balance sheet liabilities method. Deferred tax reflects net tax effect of 
temporary differences between the carrying amount of assets and liabilities and their tax base. Deferred tax assets and 
liabilities are valued at tax rate which is expected to be applied for the period when the assets will be realized or the 
liability covered with regard to the tax rates which were accepted or in essence accepted on the balance sheet date.  
 
Deferred tax assets are recognised in the balance sheet to the extent the management expects these assets to be 
realized in the near future taking into account forecasts of taxable profit. If it is likely that a portion of deferred tax assets 
is not realized, this portion of the deferred tax assets is not recognised in the financial statements. 
 
2.16. Revenue recognition 
 
Revenue is recognised when it is probable that the Company gets economic benefits related to the transaction and the 
amount of income can be reliably estimated. Sales are recorded net of VAT and discounts. 
 
Lease income 
 
Investment property lease income is stated on a straight-line basis over the lease period. 
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2  Summary of significant accounting policies (conti nued)  
 

2.17. Recognition of expenses 
 
Expenses are recognised in the accounting on an accrual basis and comparison in the reporting period when income in 
relation to the expenses incurred is earned irrespective of the time when the money is spent. In cases when the 
expenses incurred over the reporting period cannot be attributed directly with certain income earned and over the next 
periods those expenses will not generate further income, the expenses are recognised as costs of the period when they 
were incurred.  
 
Amount of expenses is usually valued at the amount of money paid or payable less VAT. In cases when settlement term 
is long and interest not specified, the amount of costs is valued at the amount of settlement discounted by the market 
interest rate.�

 
2.18. Impairment of assets 
 
Financial assets 
 
Financial assets are reviewed for impairment at each balance sheet date. 
 
For financial assets carried at amortised cost, whenever it is probable that the Company will not collect all amounts due 
according to the contractual terms of loans or receivables, an impairment or bad debt loss is recognised in the income 
statement. The reversal of impairment losses previously recognised is recorded when the decrease in impairment loss 
can be justified by an event occurring after the write-down. Such reversal is recorded in the income statement. However, 
the increased carrying amount is only recognised to the extent it does not exceed the amortised cost that would have 
been had the impairment not been recognised. 
 
Other assets 
 
Other assets are reviewed for impairment whenever events or changes in circumstances indicate that the carrying 
amount of an asset may not be recoverable. Whenever the carrying amount of an asset exceeds its recoverable amount, 
an impairment loss is recognised in the income statement. Reversal of impairment losses recognised in prior years is 
recorded when there is an indication that the impairment losses recognised for the asset no longer exist or have 
significantly decreased. The reversal is accounted in the same caption of the income statement as the impairment loss. 
 
2.19. Contingencies 
 
Contingent liabilities are not recognised in the financial statements. They are described in the financial statements except 
when the probability that resources generating economic benefit will be lost is very low.  
 
Contingent assets are not recognised in the financial statements; however, they are described in the financial statements 
when it is likely that they will generate revenue or economic benefit. 
 
2.20. Post-balance sheet events 
 
Post-balance sheet events which provide additional information on the Company’s standing on the balance sheet date 
(adjusting events) are reported in the financial statements. Non-adjusting post-balance sheet events are described in the 
notes, if significant. 
 
2.21. Offsetting and comparative figures 
 
When preparing the financial statements, assets and liabilities as well as income and expenses are not set-off against 
each another, except when a separate business accounting standard specifically requires for such offsetting. 
 
Comparative figures have been adjusted to correspond to the presentation of the current year, where necessary. 
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3  Investment property 
 
Investment property comprises two plots of land (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a parking 
lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius) all leased under operating lease 
contracts for periods from 1 to 10 years. 
 
Changes in the Company’s investment property for the year 2014 are as follows: 
 
Balance at 31 December 2013 132,933 
Acquisitions, including capitalised costs 2,370 
Change in fair value (12,383) 
Balance at 31 December 2014 122,920 
 
As at 31 December 2014 and 2013, investment property was stated at fair value determined according to valuation 
reports of independent valuator UAB Colliers International Advisors. The fair value as at 31 December 2014 is based on 
valuation report issued in January 2015. Valuation was carried out according to International Valuation Standards, RICS 
valuation standards and corresponding methods applied by local market (Lithuania). International Valuation Standards 
define market value as "the estimated amount for which a property should exchange on the date of valuation between a 
willing buyer and a willing seller in an arm’s-length transaction after proper marketing wherein the parties had each acted 
knowledgeably, prudently, and without compulsion.” 
 
The fair value of investment property was measured according to income method using discounted cash flow approach. 
The discount rate set by valuators amounted to 7.85% (2013: 7.65%), and exit yield amounted to 7% (2013: 7.25%). 
Growth rate applied to income and expenses in different years amounted to 2.5% (2013: 2.2–4.8%). 
 
The Company pledged the above-mentioned investment property to AB SEB Bankas for a long-term loan (Note 9). 
 
According to the loan agreement with the bank, the Company has the right to dismantle, lease (except for lease under 
market conditions which are favourable to the Company under ordinary business conditions), write-off and sell the 
property only with the prior written consent of the bank.  
 

4  Trade receivables 

   2014 2013 

     

Trade receivables, gross   2,529 2,625 

Less: impairment allowance for doubtful receivables   (1,094) (920) 

   1,435 1,705 
 
Change for the year in impairment allowance for doubtful receivables is included in operating expenses. 
 

5  Other amounts receivable 
 

   2014 2013 

     

Leasing receivable after one year   1,182 1,277 

Leasing receivable within one year   389 302 

Accrued income   252 - 

Overpayments to suppliers   31 173 

Other amounts receivable   39 7 

Less: impairment allowance for doubtful other receivables   - - 

   1,893 1,759 
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5  Other amounts receivable (continued) 
 
On 16 April 2010, the Company signed a leasing contract on the equipment transfer for use in the lessee’s activities. The 
leasing starts on 31 October 2010 and ends on 30 September 2018. Interest rate is 5%. On 13 May 2011, the Company 
signed an agreement to this contract; according to this agreement, the additional leasing payments start on 31 May 2011 
and end on 30 September 2018. Interest rate is the same as for the main contract, i.e. 5%.  
 
On 30 May 2014, the Company signed a leasing contract on the equipment transfer for use in the lessee’s activities. The 
leasing starts on 15 June 2014 and ends on 30 May 2018. Interest rate is 5%.  
�
As at 31 December 2014, the total leasing amounts receivable within one year comprise LTL 389 thousand, the total 
leasing amounts receivable after one year comprise LTL 1,182 thousand. The total leasing amounts receivable as at 31 
December 2014 comprise LTL 1,571 thousand. Leasing amounts receivable after one year are included in the balance 
sheet under amounts receivable after one year. 
 
Maturities of non-current and current portions of leasing: 
 

   

31 December  
2014 (value 
coverage) 

31 December 
2013 

(interest) 

     

2015   389 302 

2016–2018   1,182 1,277 

   1,571 1,579 
 
 

6  Cash and cash equivalents 
 
The Company had no cash in hand and all its cash was held at AB SEB Bankas as at 31 December 2014 and 2013.  
 
As described in Note 9, to secure the repayment of the loan, the Company pledged its funds, investment property and 
future inflows to bank accounts, receivables from lessees, the annual turnover with which should be EUR 1,500 thousand 
or higher. 
 

7  Capital 
 
In 2014, the Company’s authorised capital decreased by LTL 42,000 thousand and amounted to LTL 3,000 thousand as 
at 31 December 2014. The authorised capital comprises 30,000 ordinary registered shares with a nominal value of LTL 
100 each. As at 31 December 2014, all shares were fully paid. After the reduction of the authorised capital, a liability to 
the shareholder was recognised and recorded as a loan. 
 
Under the Law on Companies of the Republic of Lithuania, a company’s equity shall not be lower than ½ of its share 
capital as indicated in the company’s articles of association. As at 31 December 2014 and 2013, the Company complied 
with this requirement.  
 

8  Revaluation and other reserves 
 
Legal reserve 
 
Legal reserve is mandatory under the legislation of the Republic of Lithuania. Annual allocation to the legal reserve 
should amount to at least 5% of the net profit until the reserve makes up 10% of the share capital.  
 
Revaluation reserve (fair value reserve for derivative financial instruments) 
 
As at 31 December 2014, the Company did not have revaluation reserve, as it did not use derivative financial 
instruments. 
 

 31 December 2014  

Legal reserve 4,500 
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9  Borrowings 

 
As at 31 December 2014, the Company’s financial liabilities comprised the following: 
 

 
Effective 

interest rate  Maturity 
Amount of 

liability 

(A) AB SEB Bankas loan  1.51% * 02/03/2018 60,131 
(B) Baltic Property Trust Secura A/S loan 5.5% ** 31/12/2019 3,936 
(C) Baltic Property Trust Secura UAB loan 4% ** 31/12/2016 39,742 
    103,809 

* Interest rate is variable: 1-month EURIBOR + 1.4% margin. 
** Interest rate is fixed. 
 

(C) On 20 December 2004, the Company signed a long-term agreement with AB SEB Bankas for the amount of LTL 77,688 
thousand (EUR 22,500 thousand). The loan was taken to refinance loans received from UAB Baltic Property Trust 
Secura and UAB PC Europa. On 29 January 2014, an amendment was signed to the credit agreement amending and 
revising the agreement signed in 2004: variable interest rate of 1-month EURIBOR + 1.35% margin, the loan maturity 
extended until 31 January 2015 (on 2 March 2015 the loan maturity was extended until 2 March 2018). 
 

To secure the fulfilment of obligations under the loan agreement, the Company pledged investment property with the fair 
value of LTL 122,920 thousand (EUR 35,600 thousand) as at 31 December 2014. The Company also pledged all current 
and future funds (future inflows) in all currencies in bank accounts, a demand right to amounts receivable from lessees, 
the annual turnover with which should be EUR 1,500 thousand or higher, and land plots located at Konstitucijos pr. 7B 
and Europos a. 1. The agreement was appended by a maximum pledge of LTL 18,080 thousand (EUR 5,236 thousand). 
 

The balance of this loan as at 31 December 2014 was LTL 60,133 thousand (EUR 17,416 thousand). The total 
outstanding loan amount is denominated in euro. 
 

(D) On 26 January 2010, the Company signed a long-term loan agreement for the amount of EUR 1,900 thousand with an 
indirect shareholder of the Company, Baltic Property Trust Secura A/S. Annual interest rate is 5.5% (fixed). The loan 
shall be repaid in equal instalments (20%) within 5 years from 1 January 2015 until 31 December 2019. The loan balance 
as at 31 December 2014 is LTL 4,561 thousand (EUR 1,321 thousand), including accrued interest of LTL 625 thousand 
(EUR 181 thousand). According to the loan agreement with AB SEB Bankas, the loan received from the shareholder is 
subordinated to the bank’s loan. 
 

(E) On 28 July 2014, the Company signed a long-term loan agreement for the amount of EUR 12,164 thousand with a direct 
shareholder of the Company, UAB Baltic Property Trust Secura. Annual interest rate is 4% (fixed). The loan shall be 
repaid until 31 December 2016. The loan balance as at 31 December 2014 is LTL 40,425 thousand (EUR 11,708 
thousand), including accrued interest of LTL 683 thousand (EUR 198 thousand). 
 

The bank’s loan agreement includes certain financial and other covenants which the Company is required to comply with 
in order to secure financing. Based on the financial information as at 31 December 2014, the Company complied with 
these covenants. 
 
Maturities of short-term and long-term loans: 

 
 31 December 

2014 
31 December 

2013 

Long-term loans    

Loans from credit institutions  60,131 -

Loans from the shareholder  43,678 3,936

  103,809 3,936
Short -term loans    

Current portion of long-term loans from credit institutions  - 60,319

Current portion of long-term loan from shareholder  - 408

  - 60,727

  103,809 64,663
�
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10  Advances received 

As at 31 December 2014 and 2013, received long-term and short-term advances comprised amounts received from 
lessees as a guarantee for fulfilment of their liabilities. These amounts will be offset against final payments under lease 
agreements, the last of which matures in 2024. 
 

11 Amounts payable to related parties 
 
As at 31 December 2014, amounts payable to related parties comprised dividends of LTL 2,000 thousand and interest of 
LTL 683 thousand payable to the Company’s sole shareholder UAB Baltic Property Trust Secura, interest of LTL 625 
thousand payable to AS Baltic Property Trust Secura and management fees of LTL 1 thousand payable to Northern 
Horizon Capital A/S (Note 21). The Company may pay dividends when, based on the conditions set out in the loan 
agreement with AB SEB Bankas, it has complied with the covenants set out in the agreement for at least two consecutive 
quarters and if after payment the funds remaining at bank accounts comprise at least LTL 1,500 thousand. As at 31 
December 2013, the Company complied with the conditions allowing the payment of part of dividends. As at 31 
December 2014, the Company also complied with these conditions. 
 
As at 31 December 2013, amounts payable to related parties comprised dividends of LTL 956 thousand payable to the 
Company’s sole shareholder UAB Baltic Property Trust Secura and management fees of LTL 32 thousand payable to 
Northern Horizon Capital A/S (Note 21). 
 

12 Accruals 
�

    2014 2013 

      

Accrued utility expenses    601 44 

Accrued audit expenses    16 16 

Accruals for property valuation costs    8 8 

Interest accruals for derivative financial instruments    - 40 

    625 108 
13 Other short-term amounts payable 

 

    2014 2013 

      

Value added tax payable    350 288 

Payable real estate tax    145 117 

Payable remuneration    1 1 

    496 406 
�

14 Derivative financial instruments 
 
In 2008, the Company signed interest rate swap agreements with AB SEB Bankas. The purpose of these derivatives is to 
hedge against the interest rate risks arising from interest rate fluctuations, which occurred in 2008 when the Company 
received loans with variable interest rates. In 2011, the Company increased the amount of swap to LTL 65,451 thousand 
based on the swap agreement signed in 2008. The swap is effective until 31 January 2014. 
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15 Sales 

     

    2014 2013 

      

Lease income    9,778 11,300 

Revenue from resale of utilities and other services    4,142 4,733 

    13,920 16,033 
�
Investment property comprises two plots of land (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a parking 
lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius) all leased under operating lease 
contracts. The value of the investment property as at 31 December 2014 is LTL 122,920 thousand.   
 
The longest lease agreements are effective until 2024. Based on the currently effective agreements, the lessee, having 
agreed with the lessor, is entitled to the extension of lease agreements. 
�

16 Cost of sales 
 

    2014 2013 

      
Repairs and asset maintenance    1,405 1,513 
Utilities    1,369 2,706 
Sales and marketing expenses to clients    906 1,303 
Asset management expenses *    771 767 
Real estate tax    590 471 
Insurance    45 31 
    5,086 6,791 
�
* Based on the agreement, the Company paid asset management fee to Northern Horizon Capital A/S (in 2014 this 
company was renamed, previously BPT Asset Management A/S). 
 

17 Operating expenses 
 

    2014  2013 

     

Management and performance fee*   1,006 699 
Change in impairment allowance for doubtful trade receivables and 
expenses related to write-off of bad debts   174 (24) 

Advisory services   67 197 

Audit expenses   27 27 

Other   110 26 

   1,384 925 
 
* The Company pays quarterly management fee calculated from the value of investment property to Northern Horizon 
Capital A/S (in 2014 this company was renamed, previously BPT Asset Management A/S). 
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18 Income (expenses) from financing and investing a ctivities – net result 
 

   2014 2013 

     

Interest income   80 87

Change in fair value (Note 3)   (12,383) (8,787)

Interest expenses   (1,900) (2,001)

Currency exchange loss   (41) (27)

   (14,244) (10,728)
�

19 Corporate income tax 
 
    2014 2013 
      

Net result before corporate income tax    (6,797) (2,412) 
Temporary differences    1,696 196 

Permanent differences    175 (10) 
Realisation of tax losses    - - 

Taxable result for the period    
 

(4,926) (2,226) 
      

Components of income tax income (expenses)      

Income tax (expenses) for the reporting period    - - 

Deferred tax income (expenses)    998 358 
Income tax income (expenses), recognised in the inc ome 

statement    998 358 
 
Deferred tax asset      
Tax losses    4,351 3,607 
Impairment allowance for receivables    116 98 
Adjustment to asset value    1,857 - 
Deferred tax asset on derivative financial instruments    - 9 
Deferred tax asset    6,324 3,714 
Not recognised part of deferred tax asset    (154) (136) 
Net deferred tax asset    6,170 3,578 
      
Deferred tax liability      
Investment property (depreciation and fair value adjustment)    (13,364) (11,761) 
Deferred tax liability    (13,364) (11,761) 
      
Net deferred tax (liability)    (7,194) (8,183) 
 
Deferred income tax was calculated applying the rates, which will be in effect when deferred income tax is intended to 
be realised; i.e. 15% in 2013, 15% in 2014 and 15% in 2015 and subsequent years. 
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19 Corporate income tax (continued)  
 
The accounted for income tax expenses for the year can be reconciled with the amount of income tax expenses 
calculated applying the effective income tax rate (15% in 2014 and 15% in 2013) for the profit before taxation (LTL 
thousand): 
 

 2014 2013 

   

Income tax, calculated applying the main rate  1,019 362 

Permanent non-deductible differences (26) 1 

Adjustments of the previous year, specification of tax loss base - - 

Decrease, increase in realisable value - - 

Other changes 5 (5) 

   
Income tax income (expenses) recognised in the inco me statement 998  358 
 

20 Financial assets and liabilities, and risk manag ement 
�
Credit risk 
 
Credit risks, or the risk of counter-parties default, are controlled by application of appropriate control procedures. The 
Company applies procedures ensuring that lease services are provided only to reliable customers and by entering into 
agreements providing additional guarantees.  
 
The Company does not guarantee the obligations of other parties. The maximum exposure to credit risk is represented 
by the carrying value of each financial asset, including derivative financial instruments, if any, in the balance sheet. 
Accordingly, the Company's management believes that the maximum risk is equal to the amount of trade and other 
receivables, net of the impairment losses recognised as at the balance sheet date. 
 
Interest rate risk 
 
The Company’s loan from bank bears variable interest rate. To hedge against interest rate risk, interest rate swap 
contract was signed with AB SEB Bankas. No changes occurred in 2014. 
 
The loan from AB SEB Bankas matured and interest rate swap agreement on fixed interest expired on 31 January 2014. 
The loan was extended until 2 March 2018 applying variable interest rates. Had the interest rate changed by 1 
percentage point as at 31 December 2014, the impact on the income statement would have been LTL 601 thousand. 
�
Liquidity risk 
 
The Company’s policy is to maintain sufficient cash and cash equivalents or have funding available under credit lines in 
an adequate amount, in order to meet its commitments at a given date in accordance with its strategic plans. The 
Company’s liquidity ratio (total current assets / total amounts payable within one year and current liabilities) and quick 
ratio ((total current assets – inventories) / total amounts payable within one year and current liabilities) were 1.35 as at 31 
December 2014 (31 December 2013: 0.11). 
 
Foreign exchange risk 
 
The Company is not exposed to significant foreign exchange risk, as it carries out transactions in LTL and EUR, and the 
LTL exchange rate is pegged to EUR. 
� �
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21 Related party transactions 
 
The parties are considered related when one party has the possibility to control the other one or have significant 
influence over the other party in making financial and operating decisions. The related parties of the Company in 2014 
and 2013 are the following: 
 

�  UAB Baltic Property Trust Secura (sole shareholder of the Company). The Company owns to the shareholder. 
The debt arose due to the Company’s declared dividends of LTL 2,000 thousand, loan and interest of LTL 
39,742 thousand (Notes 9 and 11). 

�   Baltic Property Trust Secura A/S (controlling shareholder). The Company received a loan and pays interest to 
this company (Notes 9 and 11). 

�  Northern Horizon Capital A/S (management service provider). The Company has purchased management 
services from this company since 1 January 2011 (Notes 11, 16 and 17). 

 
The Company’s transactions with related parties in 2014 and balances as at 31 December 2014 were the following:  

 
 Amounts 

receivable and 
other assets 

Amounts 
payable and 

other liabilities  Expenses Income Accruals 

     

UAB Baltic Property Trust Secura - 42,425 684 8 - 

Northern Horizon Capital A/S - 1 1,788 - - 

Baltic Property Trust Secura A/S - 4,561 216 - - 

 - 46,987 2,688 8 - 
 
 
The Company’s transactions with related parties in 2013 and balances as at 31 December 2013 were the following:  
 
 Amounts 

receivable and 
other assets 

Amounts 
payable and 

other liabilities  Expenses Income Accruals 

     

UAB Baltic Property Trust Secura - 956 - - - 

Northern Horizon Capital A/S - 32 1,445 - - 

Baltic Property Trust Secura A/S - 4,344 237 - - 

 - 5,332 1,682 - - 
 
In 2014, the remuneration of the Company’s management amounted to LTL 2 thousand (2013: LTL 2 thousand). In 2014 
and 2013 the management of the Company did not receive any loans or guarantees; no other payments or property 
transfers were made or accrued. 
 

22 Post-balance sheet events 
 
On 1 January 2015, the Republic of Lithuania joined the euro area and the Lithuanian national currency litas was 
replaced by the euro. As a result, UAB BPTS Europa converted its financial accounting to euros as from 1 January 2015 
and the financial statements for subsequent years will be prepared and presented in euros. Future comparative 
information will be translated into euros using the official exchange rate of LTL 3.4528 to EUR 1. 
 
On 9 February 2015 Baltic Property Trust Secura A/S (“the Seller”) signed a Share Sales and Purchase Agreement with 
Northern Horizon Capital AS (on behalf of BPT Baltic Opportunity Fund, “the Buyer”). The Seller sold the shares of UAB 
Baltic Property Trust, which is the shareholder of UAB BPTS Europa. Accordingly, the investment property of UAB BPTS 
Europa was also included into the sale transaction. The transaction was completed on 2 March 2015. In the opinion of 
the local management, Northern Horizon Capital AS is a related party of UAB BPTS Europa. 
 
After the end of the financial year until the approval of these financial statements, there were no other post-balance sheet 
events, which would have an effect on these financial statements or require disclosure. Draft appropriation of profit was 
not yet prepared as at the date of approval of these financial statements. 



�

UAB BPTS EUROPA, company code 300059140, Gyn � j�  g. 16, Vilnius 

COMPANY’S FINANCIAL STATEMENTS FOR THE YEAR 2014 
(LTL thousand unless otherwise stated) 
 

 

�

%<$5�
� �
�
�

 
23 Contingencies 

 
No full tax investigation of the Company for the period from 1 January 2010 until 31 December 2014 has been performed 
by the tax authorities. According to effective tax legislation, the tax authorities may at any time perform investigation of 
the Company’s accounting registers and records for the period of five years preceding the accounting tax period, as well 
as calculate additional taxes and penalties. 
 
In 2012, Vilnius County State Tax Inspectorate performed an analysis of income tax for the period from 1 December 
2008 until 31 December 2010. During the tax investigation, no violations were detected.  
 
The management of the Company is not aware of any circumstances, which would cause calculation of additional tax 
liabilities. 
�
�
�
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Independent Auditor’s Report 
 
To the Shareholder of UAB BPTS Europa 
 
Report on the Financial Statements 
 
We have audited the accompanying financial statements of UAB BPTS Europa (“the Company”), which comprise the 
balance sheet as at 31 December 2013, the statements of income, changes in equity and cash flows for the year then 
ended, and notes, comprising a summary of significant accounting policies and other explanatory information, as set out 
on pages 7–24. 
 
Management’s Responsibility for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of these financial statements in accordance with 
Business Accounting Standards of the Republic of Lithuania, and for such internal control as management determines is 
necessary to enable the preparation of the financial statements that are free from material misstatement, whether due to 
fraud or error. 
 
Auditor’s Responsibility 
 
Our responsibility is to express an opinion on these financial statements based on our audit. We conducted our audit in 
accordance with International Standards on Auditing. Those standards require that we comply with ethical requirements 
and plan and perform the audit to obtain reasonable assurance about whether the financial statements are free from 
material misstatement. 
 
An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the financial 
statements. The procedures selected depend on the auditor’s judgement, including the assessment of the risks of 
material misstatement of the financial statements, whether due to fraud or error. In making those risk assessments, the 
auditor considers internal control relevant to the entity’s preparation and fair presentation of the financial statements in 
order to design audit procedures that are appropriate in the circumstances, but not for the purpose of expressing an 
opinion on the effectiveness of the entity’s internal control. An audit also includes evaluating the appropriateness of 
accounting policies used and the reasonableness of accounting estimates made by management, as well as evaluating 
the overall presentation of the financial statements. 
 
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our qualified 
audit opinion. 
 
Basis for Qualified Opinion 
 
The Company’s investment property was carried in the balance sheet at the fair value of LTL 141.7 million as at 31 
December 2012. The fair value was estimated by the independent valuator in the valuation report issued on 24 January 
2013. We were unable to obtain sufficient audit evidence that certain valuation assumptions used in the report had been 
appropriate in the current market conditions. The fair value of investment property as at 31 December 2013 has an 
impact to revaluation amount recognised in the income statement for 2013. Accordingly, we were unable to determine 
whether any adjustments might be necessary to expenses from financing and investing activities and net result for the 
year ended 31 December 2013. 
 
Qualified Opinion 
 
In our opinion, except for the possible effect of the matter referred to in the Basis for Qualified Opinion paragraph, the 
financial statements give a true and fair view of the financial position of UAB BPTS Europa as at 31 December 2013, and 
of its financial performance and its cash flows for the year then ended in accordance with Business Accounting 
Standards of the Republic of Lithuania. 
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Report on Other Legal and Regulatory Requirements 
 
Furthermore, we have read the annual report of UAB BPTS Europa for the year ended 31 December 2013, set out on 
pages 5–6 of the financial statements, and have not identified any material inconsistencies between the financial 
information included in the annual report and the financial statements of UAB BPTS Europa for the year ended 31 
December 2013. 
 
On behalf of KPMG Baltics, UAB 
 
 
 
 
Eero Kaup   
Audit Partner 
 
 
Vilnius, the Republic of Lithuania 
18 April 2014  

Rokas Kasperavi� ius   
Partner pp 
Certified Auditor 
 

 

�



UAB BPTS EUROPA, company code 300059140, Gyn � j�  g. 16, Vilnius 

COMPANY’S ANNUAL REPORT 
(LTL thousand unless otherwise stated) 
 

�

?<8�
� �
�
�

 

ANNUAL REPORT OF UAB BPTS EUROPA 

 

YEAR 2013 

 

REPORTING PERIOD COVERED BY THE ANNUAL REPORT 

The annual report is prepared for the year 2013, all figures are presented as at 31 December 2013 unless otherwise 
stated. In this report, UAB BPTS EUROPA can also be referred to as “the Company”. 
 

GENERAL INDORMATION ABOUT THE COMPANY 

Name: UAB BPTS EUROPA 
Company’s authorised capital: LTL 45,000 thousand 
Registration date: 6 October 2004 
Operational period: not limited 
Company code: 300 059 140 
The Company’s activities comprise real estate transactions, including purchasing, sales and lease of premises  
Address: Gyn� j�  g. 16, Vilnius, the Republic of Lithuania 
Legal-organizational form: limited liability company  
Governing law: law of the Republic of Lithuania 
Country of establishment: the Republic of Lithuania 
 

1. OBJECTIVE REVIEW OF THE COMPANY’S POSITION, ACTIVITY AND DEVELOP MENT, CHARACTERISATION 
OF THE MAIN TYPES OF RISKS AND UNCERTAINTIES FACED BY THE COMPANY  

All shares with the nominal value of LTL 100 each are ordinary and were fully paid as at 31 December 2013 and 2012. At 
the time of establishment, the Company’s authorised capital amounted to LTL 10 thousand. On 24 December 2004 the 
authorised capital was increased to LTL 51,653 thousand, with an additional emission of 516,430 shares. In 2005, the 
Company’s authorised capital was reduced by LTL 6,653 thousand eliminating the shares and it amounted to LTL 45,000 
thousand as at 31 December 2012. 

As at 31 December 2013 and 2012, the Company’s shareholders were: 
 

 2013  2012 

 Number of 
shares held 

Ownership 
share  

Number of 
shares held 

Ownership 
share 

UAB Baltic Property Trust Secura 450,000 100%  450,000 100% 
Total 450,000 100%  450,000 100% 

 

As at 31 December 2013, the Company’s assets comprised LTL 141,143 thousand, including the investment property of 
LTL 132,933 thousand, amounts receivable after one year of LTL 1,277 thousand and current assets of LTL 6,933 
thousand.  
 
The investment property owned by the Company comprised the shopping centre Europa located at Konstitucijos pr. 7A, 
Vilnius, two land plots and ½ parking, located at Konstitucijos pr. 7B and Europos a. 1, Vilnius.  
 
When preparing the financial statements for the year 2013, for its non-current assets the Company used the accounting 
principles requiring the fair value method to be used for the accounting of investment property (leased property) in the 
financial statements, excluding depreciation as required by the provisions of Business Accounting Standard 12. 
 
The Company’s sales in 2013 amounted to LTL 16,033 thousand from operating activities; i.e. from the lease of the 
investment property owned by the Company. The Company’s result for 2013 is net loss of LTL 2,054 thousand. 

 

2. NUMBER OF EMPLOYEES AT THE END OF THE PERIOD 

As at 31 December 2013, the Company had 1 employee. 
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3. INFORMATION ABOUT OWN SHARES ACQUIRED AND TRANSFERRED 

During the reporting period, the Company did not acquire or transfer own shares. 

 
4.  COMPANY’S SUBSIDIARIES 

As at 31 December 2013, the Company had no subsidiaries. 
 

5. INFORMATION ABOUT THE BRANCHES AND REPRESENTATIVE OFFICES O F THE COMPANY 

The Company has no branches or representative offices. 
 

6. IMPORTANT EVENTS, WHICH HAVE OCCURRED AFTER FINANCIAL YEA R-END 

No such events occurred. 
 

7. INFORMATION ABOUT THE COMPANY’S ACTIVITY PLANS, DEVELOPMENT A ND FORECASTS 

The Company’s vision is to be a reliable partner for lessees in real estate sector in Lithuania. The Company intends to 
broaden its marketing strategy seeking to increase the number of consumers and to raise awareness of the shopping 
centre Europa. In the next financial year, the Company plans to focus more on the feasibility study of lessees. In 2014, 
the Company will continue the investment management of this shopping centre. 
 

8. WHEN THE COMPANY EMPLOYS FINANCIAL INSTRUMENTS AND WHEN IT IS IMPORTANT FOR THE 
VALUATION OF THE COMPANY’S ASSETS, EQUITY, LIABILITIES, FINANC IAL POSITION AND ACTIVITY 
RESULTS, THE COMPANY DISCLOSES THE OBJECTIVES OF THE FINANCIAL RISK  MANAGEMENT, ITS POLICY 
FOR HEDGING MAJOR TYPES OF FORECASTED TRANSACTIONS FOR WHICH  HEDGE ACCOUNTING IS USED, 
AND COMPANY’S EXPOSURE TO PRICE RISK, CREDIT RISK, LIQUIDITY RISK  AND CASH FLOW RISK 
 
In 2008, the Company signed interest rate swap agreements with AB SEB Bankas. The purpose of these derivatives is to 
hedge against the interest rate risks arising from interest rate fluctuations, which occurred in 2008 when the Company 
received loans with variable interest rates. In 2011, the Company increased the amount of swap to LTL 65,451 thousand 
based on the swap agreement signed in 2008.   

Based on the interest rate swap agreements, the Company shall make fixed interest rate payments to the bank and shall 
receive variable interest rate payments from the bank. These interest rate swaps are carried at fair value as at 31 
December 2013 as measured by AB SEB Bankas. 

As the Company’s loan payments comply with the payments of variable interest rates part under the interest rate swap 
agreements, the Company accounted for these swaps as an effective hedge of cash flows and disclosed the change of 
the fair value of this derivative under the respective equity reserve. 

The details of interest rate swaps are presented below: 
 

Derivative financial 
instruments  

Transaction 
start date  

Transaction 
end date  

Curr-
ency  

Fixed 
interest 
rate, % 

Variable 
interest rate  

Transaction 
amount 

(EUR 
thousand)  

Transaction 
amount 

(LTL 
thousand)  

Fair value 
(LTL 

thousand)  
         

Interest rate swap – 
negative value - liability 

12/09/2011 31/01/2014 EUR 1.36 EURIBOR 
1-month 

18,956 65,451 (59) 

 

 

 

Manager of the Company  Darius Urbonas 

 



UAB BPTS EUROPA, company code 300059140, Gyn � j�  g. 16, Vilnius 

COMPANY’S FINANCIAL STATEMENTS FOR THE YEAR 2013 
(LTL thousand unless otherwise stated) 
 

�

?<9�
� �
�
�

Balance sheet 
  

Notes  
31 December 

2013 
31 December 

2012 
 ASSETS     

A. Non-current assets    
I. Intangible non-current assets   - - 
II. Investment property 3  132,933 141,703 
III. Amounts receivable after one year 5  1,277 1,579 
 Total non -current assets    134,210 143,282 
      

B. Current a ssets      
I. Inventories, prepayments and contracts in progress   - - 
II. Amounts receivable within one year     

II.1. Trade receivables 4  1,705 1,420 
II.2. Receivables from related parties   - - 
II.3. Other amounts receivable 5  482 603 

 Total amounts receivable within one year   2,187 2,023 
III. Other current assets   - - 
IV. Cash and cash equivalents 6  4,746 2,073 

 Total current assets    6,933 4,096 
      

� Total assets    141,143 147,378 
      

(continued on the next page) 
�
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Balance sheet (continued) 
  

Notes  
31 December 

2013 
31 December 

2012 
 EQUITY AND LIABILITIES      

C. Shareholders’ equity      
I. Authorised capital 7  45,000 45,000 
II. Revaluation reserve (results) 8  (50) (719) 
III. Reserves 8  4,500 4,500 
IV. Retained earnings (losses)   14,762 16,816 

 Total equity    64,212 65,597 
      

D. Grants and subsidies   - - 
   

E. Amounts payable and liabilities   

I. Amounts payable after one year and non-current l iabilities     
I.1. Long-term loans 9  3,936 65,591 
I.2. Advances received 10  583 634 
I.3. Deferred income tax liability 19  8,183 8,424 
I.4. Derivative financial instruments 14  - 64 

�
Total amounts payable after one year and non -current 
liabilities   

12,702 74,713 
      

II. Amounts payable within one year and cu rrent liabilities      
II.1. Current portion of long-term loans 9  60,727 2,450 
II.2. Short-term loans 9  - - 
II.3. Advances received 10  157 96 
II.4. Trade creditors   1,777 2,266 
II.5. Amounts payable to related parties 11  988 1,111 
II.6. Accruals 12  108 87 
II.7. Other current amounts payable 13  406 269 
II.8. Deferred income   7 7 
II.9. Derivative financial instruments 14  59 782 

 Total amounts payable within one year and current l iabilities    64,229 7,068 
� �     
� Total equity and liabilities    141,143 147,378 
 
The accompanying explanatory notes are an integral part of these financial statements. 
 
 

Managing Director  Darius Urbonas    18 April 2014 
       

Head of the company in 
charge of accounting  Inga Saverait�      18 April 2014 
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Income statement 
  Notes  2013 2012 
     

I. Sales 15  16,033 15,888
II. (Cost of) sales 16 (6,791) (7,087)
III. Gross profit    9,242 8,801
IV. Operating (expenses) 17  (925) (857)
V. Operating profit    8,317 7,944
VI. Income (expenses) from other activities – net result  (1) 52
VII. Income (expenses) from financing and investing activities – net 

result  18 (10,728) (41,627)
VIII. Profit from ordinary activities    (2,412) (33,631)
IX. Extraordinary gains   
X. Extraordinary losses   
XI. Profit before taxes    (2,412) (33,631)
XII. Corporate income tax 19 358 4,947
XIII. Net profit    (2,054) (28,684)

   
The accompanying explanatory notes are an integral part of these financial statements. 
 
 

Managing Director  Darius Urbonas    18 April 2014 
       

Head of the company in 
charge of accounting  Inga Saverait�      18 April 2014 
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Statement of changes in equity 
�

 Notes 
Authorised 

capital 

Revaluation 
reserve 
(results) Reserves 

Retained 
earnings 
(losses) Total 

       

Balance at 31 December 2011   45,000 (644) 4,500 45,500 94,356

       

Approved dividends  - - - - - 

Transfers to reserves 8 - - - - - 
Fair value reserve of derivative 

financial instruments, negative 
change 8 - (75) - - (75) 

Net profit (loss) for the year  - - - (28,684) (28,684) 

Balance at 31 December 2012   45,000 (719) 4,500 16,816 65,597

       

Approved dividends  - - - - - 

Transfers to reserves 8 - - - - - 
Fair value reserve of derivative 

financial instruments, negative 
change 8 - 669 - - 669 

Net profit (loss) for the year  - - - (2,054) (2054) 

Balance at 31 December 2013   45,000 (50) 4,500 14,762 64,212

       
The accompanying explanatory notes are an integral part of these financial statements. 

�
�

Managing Director  Darius Urbonas    18 April 2014 
       

Head of the company in 
charge of accounting  Inga Saverait�      18 April 2014 
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Cash flow statement 
  Notes  2013 2012 

      
I. Cash flows from operating activities      

I.1. Net profit (loss)   (2,054) (28,684) 
 Reversal of non -cash expenses (income):      

I.2. Change in fair value of investment property 3  8,787 39,563 
I.3. Change in impairment allowance of doubtful receivables 4  (10) (32) 
I.4. Change in deferred income tax 19  (241) (4,959) 
I.5. Decrease (increase) in accrued income    106 (106) 
I.6. Interest expenses 18  2,001 2,139 
I.7. Interest (income) 18  (87) (108) 

    8,502 7,813 
 Changes in operating capital:      

I.8. Decrease (increase) of trade receivables    (275) (325) 
I.9. Decrease (increase) of prepayments and other receivables    15 (98) 

I.10. Decrease (increase) of long-term trade receivables    302 288 
I.11. Increase (decrease) of trade debts, other payables, long-term and 

short-term advances received and other current liabilities   
 

(1,834) 143 
 Net cash flow from operating activities    6,710 7,821 
      

II. Cash f low from investing activities      
II.1. (Acquisition) of non-current assets 3  (17) (1,030) 
II.2. Interest received   87 108 

 Net cash flow from investing activities    70 (922) 
      

III. Cash flow from financing activities      
III.1. Long-term loans (repaid)   (3,378) (2,279) 
III.2. Short-term loans (repaid)    - - 
III.3. Dividends (paid)   - (2,763) 
III.4. Loans received   - - 
III.5. Interest (paid)   (1,724) (2,298) 

 Net cash flow from financing activities    (5,102) (7,340) 
      

IV. Net inc rease (decrease) in cash flow    2,673 (441) 
      

V. Cash and cash equivalents at the beginning of the p eriod    2,073 2,514 
VI. Cash and cash equivalents at the end of the period    4,746 2,073 

      
The accompanying explanatory notes are an integral part of these financial statements. 

Managing Director  Darius Urbonas    18 April 2014 
       

Head of the company in 
charge of accounting  Inga Saverait�      18 April 2014 
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Explanatory notes 
 

1  General information 
 
UAB BPTS Europa (hereinafter “the Company”) is a limited liability company registered in the Republic of Lithuania. Its 
registered address is: 
 
Gyn� j�  g. 16, 
Vilnius, 
Lithuania. 
 
The Company’s activities comprise real estate transactions, including purchasing, sales and lease of premises. The 
Company was registered on 6 October 2004. 
 

As at 31 December 2013 and 2012 the sole shareholder of the Company was UAB Baltic Property Trust Secura. 
 
All the Company’s shares with the nominal value of LTL 100 each are ordinary and were fully paid as at 31 December 
2013 and 2012. At the time of establishment, the Company’s authorised capital amounted to LTL 10 thousand. On 24 
December 2004 the authorised capital was increased to LTL 51,653 thousand, with an additional emission of 516,430 
shares. In 2005, the Company’s authorised capital was reduced by LTL 6,653 thousand eliminating the shares and it 
amounted to LTL 45,000 thousand as at 31 December 2013 and 2012. The Company had no own shares acquired. 
 
As at 31 December 2013 and 2012, the Company had 1 employee.  
 
The Company’s management approved these financial statements on 18 April 2014. The Company’s shareholders have 
a statutory right to either approve these financial statements or not to approve them and require that the new set of 
financial statements be prepared. 
 

2  Summary of significant accounting policies 
 
The main accounting policies followed by the Company when preparing the financial statements for 2013 are as follows: 
 
2.1. Basis of preparation 
 
These financial statements have been prepared in accordance with the Law on Accounting of the Republic of Lithuania, 
which is in effect as at 31 December 2013, the Law on Financial Statements of Entities of the Republic of Lithuania and 
Business Accounting Standards (BAS) in effect which include the standards and methodological recommendations 
drawn up and approved by the Authority of Audit and Accounting. 
 
The accounting policies were consistently applied by the Company in 2013 and are consistent with those used in the 
previous year. 
 
The Company’s financial statements were prepared on a historical cost basis, except for investment property and 
derivative financial instruments, which are carried at fair value. 
 
2.2. Currency of the financial statements 
 
All amounts in these financial statements are presented in the national currency of the Republic of Lithuania – the litas. 
The Company’s functional currency is the litas. 
 
Starting from 2 February 2002, the Lithuanian litas is pegged to euro at the rate of LTL 3.4528 for EUR 1, and the 
exchange rates in relation to other currencies are set daily by the Bank of Lithuania. 
 
2.3. Foreign currency 
 
Transactions in foreign currencies are carried at the official currency exchange rate prevailing on the day of the 
transaction. Profit or loss resulting from these transactions and revaluation result of the balance of assets and liabilities in 
foreign currency on the balance sheet date are reported in the income statement. These balances are revaluated at the 
currency exchange rate prevailing on the closing day of the reporting period. 
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2  Summary of significant accounting policies (conti nued) 
 

2.4. Use of estimates when preparing the financial statements 
 
To prepare the financial statements in accordance with BAS, the management needs to make measurements and 
estimates based on the assumptions which had an impact on the application of accounting policies and on the reported 
amounts of assets, liabilities, income and expenses, and disclosure of uncertainties. Future events may cause changes 
in assumptions used to make estimates. The result of changes in the said estimates is reported in the financial 
statements when it is determined. 
 
Significant areas in these financial statements which involve estimates are measurement of the fair value of investment 
property, depreciation for corporate income tax purposes, measurement of the fair value of derivative financial 
instruments and impairment of receivables and other assets.  
 
2.5. Investment property 
 
The Company’s investment property comprises investment into buildings, which are held to earn lease income or for 
capital appreciation, rather than for the use in the production or supply of goods or services or for administrative 
purposes; or sale in the ordinary course of business. Based on BAS 12 “Non-current tangible assets”, investment 
property is initially measured at fair value, including expenses of transactions. Subsequently all investment property is 
measured at fair value, which, among other things, reflects the proceeds from short-term lease and reasonable 
assumptions, which show the market approach on the assumptions made by knowing and willing parties on income from 
future lease considering current market conditions. 
 
Transfers from/to investment property are made only when the purpose of the property has changed. 
 
The impact of changes in fair value during the year is included in the income statement. 
 
Repair expenses of financial assets presented at fair value are recognised as expenses in the period when incurred. 
 
2.6. Amounts receivable 
 
Amounts receivable are initially measured at cost. Subsequently, amounts receivable are accounted for at amortised cost 
less impairment losses. 
 
2.7. Cash and cash equivalents 
 
Cash comprises cash in hand and at bank. Cash equivalents comprise short-term and highly liquid investments which 
can be easily converted into a known amount of cash. The term of these investments does not exceed three months and 
the risk of value changes is insignificant. 
  
Cash and cash equivalents reported in the cash flow statement comprise cash in current accounts and other short-term 
highly liquid investments. 
 
2.8. Borrowings 
 
Borrowing costs are expensed as incurred.  
 
Borrowings are initially recognised at cost of proceeds received. They are subsequently carried at amortised cost, the 
difference between net proceeds and redemption value being recognised in profit or loss over the period of the 
borrowings. Borrowings are classified as non-current if the completion of a refinancing agreement before authorisation of 
the financial statements for issue provides evidence that the substance of the liability at the balance sheet date was long-
term. 
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2  Summary of significant accounting policies (conti nued)  
 
2.9. Operating lease 
 
Company as a lessor 
 
Leases in terms of which the Company assumes substantially all the risks and rewards of ownership are classified as 
operating leases. When the Company acts as a lessor, such assets are recorded in its balance sheet based on the 
similar groups of assets and at the same time stated in different accounts to accumulate information related to such 
activities. Income calculated in accordance with lease agreements is recognised when generated. In those cases when 
the Company grants the lessee additional discounts or covers part of its expenses, the lease income over the period of 
lease or promotion is reduced by these amounts.  
 
Initial costs related to concluding a lease agreement due to the intention to earn income from lease of assets are accrued 
and recognised as expenses over the lease term of the assets. Depreciation of assets leased out, except for investment 
property carried at fair value, is calculated using the same accounting policy that the Company applies to other assets of 
the same group. 
 
Increase/decrease in the value of leased assets is recorded applying the same principles as for other items of non-
current assets. 
 
Lease deposits  
 
Deposits are initially accounted for at fair value. The fair value of deposits is established based on the prevailing interest 
rate of a similar loan, considering the reliability of a lessor and depending on other facts and circumstances, and other 
additional guarantees granted to the lessee. The difference of the deposits value exceeding the fair value is accounted 
for as prepaid lease expenses (income) and is amortised on a straight-line basis over the lease period. Deposit interest is 
accounted for using the effective interest rate (EIR) method. 
 
2.10. Finance lease 
 
Company as a lessor 
 
Leases in terms of which substantially all the risks and rewards of ownership are transferred to the lessee are leasing 
(finance lease). When assets are held for finances lease (leasing), the present value of lease payments is recognised as 
an amount receivable. The difference between the total value of amounts receivable and their present value is 
recognised as unearned income from financing activities. 
 
The lessor recognises payments received according the finance lease agreement as the repayment of debt (at the 
amount of asset value coverage) and income from financing and investing activities (at the amount of interest) when 
finance leasing is not the primary activity of the lessor. Interest income shall be recorded on the accrual basis. 
 
2.11. Legal reserve 
 
Following the legislation, annual allocation to the legal reserve should amount to at least 5% of the net profit until the 
reserve makes up 10% of the share capital. The reserve cannot be distributed. 
  
2.12. Dividends 
 
Dividends are recognised as a liability in the period in which they are declared. 
 
2.13. Derivative financial instruments 
 
The Company uses derivative financial instruments for interest rate risk management purposes. Such derivative financial 
instruments are recognised on a transaction date at fair value, which is subsequently remeasured. Derivative financial 
instruments are recognised as financial assets for contracts having a positive fair value; and as financial liabilities for 
contracts with a negative fair value. 
 
Any gains or losses from changes in fair value of derivative financial instruments during the year are directly recognised 
in the income statement. 
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2  Summary of significant accounting policies (conti nued) 
 

2.14. Hedge accounting 
 
For the purposes of hedge accounting, hedges are classified in two categories: (a) fair value hedges which hedge 
exposure to changes in fair values of a recognised assets or liability, and (b) cash flow hedges which hedge exposure to 
variability in cash flows that is either attributable to a particular risk associated with a recognised asset or liability or a 
forecasted transaction. 
 
In relation to cash flow hedges, which meet the conditions for hedge accounting, the portion of the gain or loss on the 
revaluation of the hedging instrument that is determined to be an effective hedge is recognised initially in equity and the 
ineffective portion is recognised in the income statement. The gains or losses on effective cash flow hedges recognised 
initially in equity are either transferred to the income statement in the period in which the hedged transaction impacts 
profit or loss or in the period of initial assessment of costs of respective assets or equity. 
 
In case of hedge transactions that do not meet the requirements for hedge accounting, any gains or losses from changes 
in fair value of hedged instrument are included in the income statement for that period. 
�
Hedge accounting is terminated when hedging instrument expires, is sold, terminated, executed or if it no longer meets 
the criteria applicable for hedge accounting. Then any accumulated gains or losses from hedging instrument recognised 
in equity are transferred to the income statement. 
 
2.15. Corporate income tax 
 
Income tax is calculated on the income for the year taking into account deferred income tax. Income tax is calculated in 
accordance with Lithuanian statutory requirements on taxation.  
 
A standard income tax rate applicable to the companies of the Republic of Lithuania was 15% in 2013 and 2012. With 
the amendments of the Law on Corporate Income Tax of the Republic of Lithuania coming into effect, corporate income 
tax was set at a rate of 15% for unlimited period. Such rate is also applicable in 2014. 
 
Taxable losses can be carried forward to other reporting periods for unlimited number of periods, except for the losses 
incurred through transfer of securities and (or) derivatives. Such carrying forward is disrupted if the Company changes its 
activities due to which these losses were incurred except when the Company does not continue its activities due to 
reasons which do not depend on the Company itself. Losses incurred through transfer of securities and (or) derivatives 
can be carried forward for 5 years and shall be covered by income from transactions of similar nature. 
 
Deferred taxes are calculated based on the balance sheet liabilities method. Deferred tax reflects net tax effect of 
temporary differences between the carrying amount of assets and liabilities and their tax base. Deferred tax assets and 
liabilities are valued at tax rate which is expected to be applied for the period when the assets will be realized or the 
liability covered with regard to the tax rates which were accepted or in essence accepted on the balance sheet date.  
 
Deferred tax assets are recognised in the balance sheet to the extent the management expects these assets to be 
realized in the near future taking into account forecasts of taxable profit. If it is likely that a portion of deferred tax assets 
is not realized, this portion of the deferred tax assets is not recognised in the financial statements. 
 
2.16. Revenue recognition 
 
Revenue is recognised when it is probable that the Company gets economic benefits related to the transaction and the 
amount of income can be reliably estimated. Sales are recorded net of VAT and discounts. 
 
Lease income 
 
Investment property lease income is stated on a straight-line basis over the lease period. 
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2  Summary of significant accounting policies (conti nued) 
 
2.17. Recognition of expenses 
 
Expenses are recognised in the accounting on an accrual basis and comparison in the reporting period when income in 
relation to the expenses incurred is earned irrespective of the time when the money is spent. In cases when the 
expenses incurred over the reporting period cannot be attributed directly with certain income earned and over the next 
periods those expenses will not generate further income, the expenses are recognised as costs of the period when they 
were incurred.  
 
Amount of expenses is usually valued at the amount of money paid or payable less VAT. In cases when settlement term 
is long and interest not specified, the amount of costs is valued at the amount of settlement discounted by the market 
interest rate. 

 
2.18. Impairment of assets 
 
Financial assets 
 
Financial assets are reviewed for impairment at each balance sheet date. 
 
For financial assets carried at amortised cost, whenever it is probable that the Company will not collect all amounts due 
according to the contractual terms of loans or receivables, an impairment or bad debt loss is recognised in the income 
statement. The reversal of impairment losses previously recognised is recorded when the decrease in impairment loss 
can be justified by an event occurring after the write-down. Such reversal is recorded in the income statement. However, 
the increased carrying amount is only recognised to the extent it does not exceed the amortised cost that would have 
been had the impairment not been recognised. 
 
Other assets 
 
Other assets are reviewed for impairment whenever events or changes in circumstances indicate that the carrying 
amount of an asset may not be recoverable. Whenever the carrying amount of an asset exceeds its recoverable amount, 
an impairment loss is recognised in the income statement. Reversal of impairment losses recognised in prior years is 
recorded when there is an indication that the impairment losses recognised for the asset no longer exist or have 
significantly decreased. The reversal is accounted in the same caption of the income statement as the impairment loss. 
 
2.19. Contingencies 
 
Contingent liabilities are not recognised in the financial statements. They are described in the financial statements except 
when the probability that resources generating economic benefit will be lost is very low.  
 
Contingent assets are not recognised in the financial statements; however, they are described in the financial statements 
when it is likely that they will generate revenue or economic benefit. 
 
2.20. Post-balance sheet events 
 
Post-balance sheet events which provide additional information on the Company’s standing on the balance sheet date 
(adjusting events) are reported in the financial statements. Non-adjusting post-balance sheet events are described in the 
notes, if significant. 
 
2.21. Offsetting and comparative figures 
 
When preparing the financial statements, assets and liabilities as well as income and expenses are not set-off against 
each another, except when a separate business accounting standard specifically requires for such offsetting. 
 
Comparative figures have been adjusted to correspond to the presentation of the current year, where necessary. 
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3� Investment property 
 
Investment property comprises two plots of land (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a parking 
lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius) all leased under operating lease 
contracts for periods from 1 to 10 years. 
 
Changes in the Company’s investment property for the year 2013 are as follows: 
 
Balance at 31 December 2012 141,703 
Acquisitions, including capitalised costs 17 
Change in fair value (8,787) 
Balance at 31 December 2013 132,933 
 
As at 31 December 2013 and 2012, investment property was stated at fair value determined according to valuation 
reports of independent valuator UAB Colliers International Advisors. The fair value as at 31 December 2013 is based on 
valuation report issued in January 2014. Valuation was carried out according to International Valuation Standards, RICS 
valuation standards and corresponding methods applied by local market (Lithuania). International Valuation Standards 
define market value as "the estimated amount for which a property should exchange on the date of valuation between a 
willing buyer and a willing seller in an arm’s-length transaction after proper marketing wherein the parties had each acted 
knowledgeably, prudently, and without compulsion.” 
 
The fair value of investment property was measured according to income method using discounted cash flow approach. 
The discount rate set by valuators amounted to 7.65%, and exit yield amounted to 7.25%. Growth rate applied to income 
and expenses in different years amounted to 2.2–4.8%. 
 
The Company pledged the above-mentioned investment property to AB SEB Bankas for a long-term loan (Note 9). 
 
According to the loan agreement with the bank, the Company has the right to dismantle, lease (except for lease under 
market conditions which are favourable to the Company under ordinary business conditions), write-off and sell the 
property only with the prior written consent of the bank.  
 

4  Trade receivables 

   2013 2012 

     

Trade receivables, gross   2,625 2,350 

Less: impairment allowance for doubtful receivables   (920) (930) 

   1,705 1,420 
 
Change for the year in impairment allowance for doubtful receivables is included in operating expenses. 
 

5  Other amounts receivable 
 

   2013 2012 

     

Leasing receivable after one year   1,277 1,579 

Leasing receivable within one year   302 288 

Accrued income   - 106 

Overpayments to suppliers   173 41 

Other amounts receivable   7 168 

   1,759 2,182 
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5  Other amounts receivable (continued) 
�
On 16 April 2010, the Company signed a leasing contract on the equipment transfer for use in the lessee’s activities. The 
leasing starts on 31 October 2010 and ends on 30 September 2018. Interest rate is 5%. On 13 May 2011, the Company 
signed an agreement to this contract; according to this agreement, the additional leasing payments start on 31 May 2011 
and end on 30 September 2018. Interest rate is the same as for the main contract, i.e. 5%. As at 31 December 2013, the 
total leasing amounts receivable within one year comprise LTL 302 thousand, the total leasing amounts receivable after 
one year comprise LTL 1,277 thousand. The total leasing amounts receivable as at 31 December 2013 comprise LTL 
1,579 thousand. Leasing amounts receivable after one year are included in the balance sheet under amounts receivable 
after one year. 
�
�
Maturities of non-current and current portions of leasing: 
 

   

31 December 
2013 (value 
coverage) 

31 December 
2013 

(interest) 

     

2014   302 87 

2015–2018   1,277 153 

   1,579 240 
 
 

6  Cash and cash equivalents 
 
The Company had no cash in hand and all its cash was held at AB SEB Bankas as at 31 December 2013 and 2012.  
 
As described in Note 9, to secure the repayment of the loan, the Company pledged its funds and future inflows to bank 
accounts, receivables from lessees, the annual turnover with which should be LTL 5,179 thousand (EUR 1,500 
thousand) or higher. 
 

7  Capital 
 
In 2013, the Company’s share capital remained unchanged. As at 31 December 2013 and 2012 it amounted to LTL 
45,000 thousand. The share capital comprises 450,000 ordinary registered shares with a nominal value of LTL 100 each. 
As at 31 December 2013, all shares were fully paid.  
 
Under the Law on Companies of the Republic of Lithuania, a company’s equity shall not be lower than ½ of its share 
capital as indicated in the company’s articles of association. As at 31 December 2013 and 2012, the Company complied 
with this requirement.  
 

8  Revaluation and other reserves 
 
Legal reserve 
 
Legal reserve is mandatory under the legislation of the Republic of Lithuania. Annual allocation to the legal reserve 
should amount to at least 5% of the net profit until the reserve makes up 10% of the share capital.  
 
Revaluation reserve (fair value reserve for derivative financial instruments) 
 
This reserve reflects the fair value of the effective part of derivative financial instruments (interest rate swaps), the cash 
flows used by the Company to hedge against interest rate risk as at the reporting date. The reserve is accounted for on 
the basis of the Company’s Accounting and Financial Reporting Preparation Manual and BAS 26 “Derivative financial 
instruments”, which establishes hedge accounting. 
 

 31 December 2013  

Legal reserve 4,500 

Revaluation reserve (fair value reserve for derivative financial instruments) (50) 
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9 Borrowings 
 
As at 31 December 2013, the Company’s financial liabilities comprised the following: 
 

 
Effective 

interest rate  Maturity 
Amount of 

liability 

AB SEB Bankas loan  1.51% * 31/01/2014 60,319 
Baltic Property Trust Secura A/S loan 5.5% ** 31/12/2019 4,344 
    64,663 

* Interest rate is variable: 1-month EURIBOR + 1.4% margin. 

** Interest rate is fixed. 
 
On 20 December 2004, the Company signed a long-term agreement with AB SEB Bankas for the amount of LTL 77,688 
thousand (EUR 22,500 thousand). The loan was taken to refinance loans received from UAB Baltic Property Trust 
Secura and UAB PC Europa. On 12 August 2011, an amendment was signed to the credit agreement amending and 
revising the agreement signed in 2004: variable interest rate of 1-month EURIBOR + 1.4% margin, the loan maturity 
extended until 31 January 2014. On 29 January 2014, the Company signed an amendment to the credit agreement and 
extended the maturity until 31 January 2015. 
 
To secure the fulfilment of obligations under the loan agreement, the Company pledged investment property with the fair 
value of LTL 132,933 thousand as at 31 December 2013. The Company also pledged all current and future funds (future 
inflows) in all currencies in bank accounts, a demand right to amounts receivable from lessees, the annual turnover with 
which should be LTL 5,179 thousand (EUR 1,500 thousand) or higher, and land plots located at Konstitucijos pr. 7B and 
Europos a. 1. 
 
The balance of this loan as at 31 December 2013 was LTL 60,319 thousand (EUR 17,470 thousand). The total 
outstanding loan amount is denominated in euro. 
 
On 26 January 2010, the Company signed a long-term loan agreement for the amount of LTL 6,560 thousand (EUR 
1,900 thousand) with an indirect shareholder of the Company, Baltic Property Trust Secura A/S. Annual interest rate is 
5.5% (fixed). The loan shall be repaid in equal instalments (20%) within 5 years from 1 January 2015 until 31 December 
2019. The loan balance as at 31 December 2013 is LTL 4,344 thousand (EUR 1,258 thousand), including accrued 
interest of LTL 408 thousand (EUR 118 thousand). According to the loan agreement with AB SEB Bankas, the loan 
received from the shareholder is subordinated to the bank’s loan. 
 
The bank’s loan agreement includes certain financial and other covenants which the Company is required to comply with 
in order to secure financing. Based on the financial information as at 31 December 2013, the Company complied with 
these covenants. 
 
Maturities of short-term and long-term loans: 

 
 31 December 

2013 
31 December 

2012 

Long-term loans    

Loans from credit institutions  - 60,274

Loans from the shareholder  3,936 5,317

  3,936 65,591
Short -term loans    

Current portion of long-term loans from credit institutions  60,319 2,279

Current portion of long-term loan from shareholder  408 171

  60,727 2,450

  64,663 68,041
�

�
10 Advances received 

 
As at 31 December 2013 and 2012, received long-term and short-term advances comprised amounts received from 
lessees as a guarantee for fulfilment of their liabilities. These amounts will be offset against final payments under lease 
agreements, the last of which matures in 2024. 
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11 Amounts payable to related parties 
 
As at 31 December 2013, amounts payable to related parties comprised dividends of LTL 956 thousand payable to the 
Company’s sole shareholder UAB Baltic Property Trust Secura and management fees of LTL 32 thousand payable to 
BPT Asset Management A/S (Note 21). The Company may pay dividends when, based on the conditions set out in the 
loan agreement with AB SEB Bankas, it has complied with the covenants set out in the agreement for at least two 
consecutive quarters and if after payment the funds remaining at bank accounts comprise at least LTL 1,500 thousand. 
As at 31 December 2012, the Company complied with the conditions allowing the payment of part of dividends; 
therefore, in 2012, dividends for the amount of LTL 2,763 thousand were paid. As at 31 December 2013, the Company 
also complied with these conditions. 
 
As at 31 December 2012, amounts payable to related parties comprised dividends of LTL 956 thousand payable to the 
Company’s sole shareholder UAB Baltic Property Trust Secura and management fees of LTL 155 thousand payable to 
BPT Asset Management A/S (Note 21). 
 

12 Accruals 
 

    2013 2012 

      

Interest accruals for derivative financial instruments    40 46 

Accrued audit expenses    16 28 

Accruals for property valuation costs    8 10 

Accrued utility expenses    44 3 

    108 87 
13 Other short-term amounts payable 

 

    2013 2012 

      

Value added tax payable    288 152 

Payable real estate tax    117 117 

Payable remuneration    1 - 

    406 269 
�

14 Derivative financial instruments 
 
In 2008, the Company signed interest rate swap agreements with AB SEB Bankas. The purpose of these derivatives is to 
hedge against the interest rate risks arising from interest rate fluctuations, which occurred in 2008 when the Company 
received loans with variable interest rates. In 2011, the Company increased the amount of swap to LTL 65,451 thousand 
based on the swap agreement signed in 2008.   

Based on the interest rate swap agreements, the Company shall make fixed interest rate payments to the bank and shall 
receive variable interest rate payments from the bank. These interest rate swaps are carried at fair value as at 31 
December 2013 as measured by AB SEB Bankas. 

As the Company’s loan payments comply with the payments of variable interest rates part under the interest rate swap 
agreements, the Company accounted for these swaps as an effective hedge of cash flows and disclosed the change of 
the fair value of this derivative under the respective equity reserve. 

The details of interest rate swaps are presented below: 

Derivative financial 
instruments  

Transaction 
start date  

Transaction 
end date  

Curr-
ency  

Fixed 
interest 
rate, % 

Variable 
interest rate  

Transaction 
amount 

(EUR 
thousand)  

Transaction 
amount 

(LTL 
thousand)  

Fair value 
(LTL 

thousand)  
         
Interest rate swap – 

negative value - liability 12/09/2011 31/01/2014 EUR 1.36 
EURIBOR 

1-month 18,956 65,451 (59) 
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15 Sales 

     

    2013 2012 

      

Lease income    11,300 10,736 

Revenue from resale of utilities and other services    4,733 5,152 

    16,033 15,888 
�
Investment property comprises two plots of land (Konstitucijos pr. 7B, Vilnius and Europos a. 1, Vilnius), ½ of a parking 
lot (Konstitucijos pr. 7B, Vilnius) and a shopping centre (Konstitucijos pr. 7A, Vilnius) all leased under operating lease 
contracts. The value of the investment property as at 31 December 2013 is LTL 132,933 thousand.   
 
The longest lease agreements are effective until 2020. Based on the currently effective agreements, the lessee, having 
agreed with the lessor, is entitled to the extension of lease agreements. 
�

16 Cost of sales 
 

    2013 2012 

      
Utilities    2,706 2,974 
Repairs and asset maintenance    1,513 1,585 
Sales and marketing expenses to clients    1,303 1,273 
Asset management expenses *    767 750 
Real estate tax    471 472 
Insurance    31 33 
    6,791 7,087 
�
* Based on the agreement, the Company paid asset management fee to BPT Asset Management A/S. 
 

17 Operating expenses 
 

    2013  2012 

     

Management and performance fee*   699 585 

Advisory services   189 214 

Audit expenses   27 27 

Asset valuation costs   5 10 

Bank fees   3 4 

Salaries and social security   2 2 

Change in impairment allowance for doubtful trade receivables   (24) (12) 

Other   24 27 

   925 857 
 
* The Company pays quarterly management fee calculated from the value of investment property to BPT Asset 
Management A/S. 
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18 Income (expenses) from financing and investing a ctivities – net result 
 

   2013 2012 

     

Interest income   87 108

Change in fair value (Note 3)   (8,787) (39,563)

Interest expenses   (2,001) (2,139)

Currency exchange loss   (27) (33)

   (10,728) (41,627)
19 Corporate income tax 

 
    2013 2012 
      

Net result before corporate income tax    (2,412) (33,631) 
Temporary differences    196 30,643 

Permanent differences    (10) (33) 
Realisation of tax losses    - - 

Taxable result for the period    (2,226) (3,021) 
      

Components of income tax income (expenses)      

Income tax (expenses) for the reporting period    - - 

Deferred tax income (expenses)    358 4,947 
Income tax income (expenses), recognised in the income 

statement    358 4,947 
 
Deferred tax asset      
Tax losses    3,607 3,278 
Impairment allowance for receivables    98 102 

Deferred tax asset on derivative financial instruments    9 127 
Deferred tax asset    3,714 3,507 
Not recognised part of deferred tax asset    (136) (140) 
Net deferred tax asset    3,578 3,367 
      
Deferred tax liability      
Investment property (depreciation and fair value adjustment)    (11,761) (11,791) 
Deferred tax liability    (11,761) (11,791) 
      
Net deferred tax (liability)    (8,183) (8,424) 
 
Change in deferred income tax related to the revaluation of derivative financial instruments and accounted for in equity 
amounted to LTL 118 thousand in 2013. 
 
Deferred income tax was calculated applying the rates, which will be in effect when deferred income tax is intended to 
be realised; i.e. 15% in 2012, 15% in 2013 and 15% in 2014 and subsequent years. 
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19 Corporate income tax (continued) 
 
The accounted for income tax expenses for the year can be reconciled with the amount of income tax expenses 
calculated applying the effective income tax rate (15% in 2013 and 15% in 2012) for the profit before taxation (LTL 
thousand): 
 

 2013 2012 

   

Income tax income (expenses), calculated applying the main rate  362 5,045 

Permanent non-deductible differences 1 5 

Adjustments of the previous year, specification of tax loss base - (103) 

Decrease, increase in realisable value - (4) 

Other changes (5) 4 

   

Income tax income (expenses) recognised in the income statement 358 4,947 
 

20 Financial assets and liabilities, and risk manag ement 
�
Credit risk 
 
Credit risks, or the risk of counter-parties default, are controlled by application of appropriate control procedures. The 
Company applies procedures ensuring that lease services are provided only to reliable customers and by entering into 
agreements providing additional guarantees.  
 
The Company does not guarantee the obligations of other parties. The maximum exposure to credit risk is represented 
by the carrying value of each financial asset, including derivative financial instruments, if any, in the balance sheet. 
Accordingly, the Company's management believes that the maximum risk is equal to the amount of trade and other 
receivables, net of the impairment losses recognised as at the balance sheet date. 
 
Interest rate risk 
 
The Company’s loan from bank bears variable interest rate. To hedge against interest rate risk, interest rate swap 
contract was signed with AB SEB Bankas. No changes occurred in 2013. 
�
Liquidity risk 
 
The Company’s policy is to maintain sufficient cash and cash equivalents or have funding available under credit lines in 
an adequate amount, in order to meet its commitments at a given date in accordance with its strategic plans. The 
Company’s liquidity ratio (total current assets / total amounts payable within one year and current liabilities) and quick 
ratio ((total current assets – inventories) / total amounts payable within one year and current liabilities) were 0.11 as at 31 
December 2013 (31 December 2012: 0.58). 
 
Foreign exchange risk 
 
The Company is not exposed to significant foreign exchange risk, as it carries out transactions in LTL and EUR, and the 
LTL exchange rate is pegged to EUR. 
�

21 Related party transactions 
 
The parties are considered related when one party has the possibility to control the other one or have significant 
influence over the other party in making financial and operating decisions. The related parties of the Company in 2013 
and 2012 are the following: 
 

�  UAB Baltic Property Trust Secura (sole shareholder of the Company). The Company owns to the shareholder. 
The debt arose due to the Company’s declared dividends of LTL 8,800 thousand, LTL 5,081 thousand of which 
was paid in 2008 and LTL 2,763 thousand in 2012 (Note 11). 

�   Baltic Property Trust Secura A/S (controlling shareholder). The Company received a loan and pays interest to 
this company (Notes 9 and 11). 

�  BPT Asset Management A/S (management service provider). The Company has purchased management 
services from this company since 1 January 2011 (Notes 11, 16 and 17). 
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21 Related party transactions (continued) 
 
The Company’s transactions with related parties in 2013 and balances as at 31 December 2013 were the following:  
 
 Amounts 

receivable and 
other assets 

Amounts 
payable and 

other liabilities  Expenses Income Accruals 

     

UAB Baltic Property Trust Secura - 956 - - - 

BPT Asset Management A/S - 32 1,445 - - 

Baltic Property Trust Secura A/S - 4,344 237 - - 

 - 5,332 1,682 - - 
 
The Company’s transactions with related parties in 2012 and balances as at 31 December 2012 were the following:  
 
 Amounts 

receivable and 
other assets 

Amounts 
payable and 

other liabilities  Expenses  Income Accruals 

     

UAB Baltic Property Trust Secura - 956 - - - 

BPT Asset Management A/S 161 155 1,331 - - 

Baltic Property Trust Secura A/S - 5,488 293 - - 

 161 6,599 1,624 - - 
 
 
In 2013, the remuneration of the Company’s management amounted to LTL 2 thousand (2012: LTL 2 thousand). In 2013 
and 2012 the management of the Company did not receive any loans or guarantees; no other payments or property 
transfers were made or accrued. 
 

22 Post-balance sheet events 
 
After the end of the financial year until the approval of these financial statements, there were no post-balance sheet 
events, which would have an effect on these financial statements or require disclosure. Draft appropriation of profit was 
not yet prepared as at the date of approval of these financial statements. 
 

23 Going concern 
 
As at 31 December 2013, the Company’s current liabilities exceeded its current assets by LTL 57,296 thousand (as at 31 
December 2012: LTL 2,972 thousand). On 29 January 2014, the Company signed an amendment to the loan agreement 
extending the loan repayment maturity until 31 January 2015. As at 31 December 2013, the balance of the loan 
amounted to LTL 60,319 thousand.  
 

24 Contingencies 
 
No full tax investigation of the Company for the period from 1 January 2008 until 31 December 2013 has been performed 
by the tax authorities. According to effective tax legislation, the tax authorities may at any time perform investigation of 
the Company’s accounting registers and records for the period of five years preceding the accounting tax period, as well 
as calculate additional taxes and penalties. 
 
In 2012, Vilnius County State Tax Inspectorate performed an analysis of income tax for the period from 1 December 
2008 until 31 December 2010. During the tax investigation, no violations were detected.  
 
The management of the Company is not aware of any circumstances, which would cause calculation of additional tax 
liabilities. 
�
�
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October 31, 2016�
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�	���	 1609-6991-01/HT	
 
 
DTZ Kinnisvaraekspert (hereinafter referred to as Valuer) was mandated to carry out valuation services 
based on agreement dated at September 23, 2016. 
   
Pursuant to the agreement mentioned above, DTZ Kinnisvaraekspert performed the valuation of Market 
Value of the real property at Paldiski Road 80, Tallinn. 
   
Following to the Client request, the purpose of current paper is to add an Executive Summary to the 
Valuation Report No. 1609-6991-01/HT prepared at September 30, 2016. 
  

Executive Summary 

1 Client Northern Horizon Capital AS 

2 Valuer DTZ Kinnisvaraekspert (Kinnisvaraekspert OÜ, Reg No 
10708639) 

3 Subject Property Office property (Reg No 2269901) 

4 Address Paldiski Road 80, Tallinn 

5 Owner OÜ BH G4S (reg. no. 14065606) 

6 Cadastral code of the land lot 78406:601:0010 

7 Land tenure Freehold 

8 Standards applied IVS (2013), EVS 875 (National Standards) 

9 Valuation method Discounted Cash Flow (DCF) 

10 Inspection date September 28, 2016 
� �



�

4<1�
�
�
�

11 Value date September 30, 2016 

12 Date of valuation report September 30, 2016 

13 Agreement September 23, 2016 

14 Land lot 8,200 m2 

15 Office building, closed net area 8,363 m² 

16 Market Value 16,800,000 € (sixteen million eight  hundred thousand) 

 

Note to valuation result 

The market value does not include VAT.   

 

Valuation Clauses 

Valuer has acted independently and all the data in the valuation is veracious and presented without influence 
from third parties. The valuation is valid on the assumption that the data and information presented to us is 
veracious and all conditions of validity of the valuation are fulfilled. The valuation experts are not responsible 
for the wrong data that is presented to us and for the correctness of what we had no possibility to check or 
there was no grounded need for that. 

All conditions, assumptions and limiting factors listed in the valuation report are an integral part of the report. 
Valuation result should be considered only in the context of the valuation report as a whole. 

 

 

Compiled by: 

 
Aivar Tomson, MRICS  

Vice-Director 
Member of the Estonian 
Real Estate Appraisers Association 
Certified Appraiser (certificate 095313) 
 
�
� �

DTZ Kinnisvaraekspert 
Ahtri 6A 
10151 Tallinn, Eesti 
tel +372 512 9188 

www.dtz.ee 
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