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Bulgarian Real Estate Fund AD

Would BREF be the golden egg for value investors?

Q4 2022 Results

e BREF continues to be one of the most stable performers in Q4. The
company’s stock appreciated by 7.07% YTD due to strong fundamentals in its
portfolio that generate steady returns despite the geopolitical hurdles.

e The company reported a revaluation gain of BGN 7.0 min (BGN 574 k a
year ago), which brought total revenue to BGN 8.9 min from BGN 2.6 min in
Q4'21.

e In Q4 EBIT and EBITDA show an increase of almost 280% and 320% YoY
respectively. The primary reason are the revenues coming from sale of properties
together with new leases. Operating expenses have grown up by around 50%.

e BREF reported decrease in Q4’22 rental income to BGN 1.8m (-4.8% YoY),
due to the Mr Bricolage property in Varna being sold in Q222.

e Overall rental revenues increased 12.77% YoY to BGN 7.1 mIn compared
to last year’s Q4 of BGN 6.3 mIn. BREF management has been very active to find
replacements to the main tenants, which they lost in Q4 2021. Because of the
outflow, the occupancy rate at their Kambanite site dropped to 33% by year end.
However, the signings with TEU Bulgaria (shipping and forwarding) and Neterra
(internet service provider, networking and cloud services) increased the
occupancy rate to 55% via 5-year rental agreements.

e During the quarter, BREF received operation permit for the remaining
portion of the office space in Synergy Tower as well as the conference room. The
remaining portions of the property that are yet to receive an operation permit
are the restaurant as well as retail space on the ground floor.

e BREF signed a new 5-year lease agreement with INSAIT at Sofia University
St. Kliment Ohridski in its Synergy Tour office building in Sofia Tech Park and the
total leased area is about 662 sq.m. Now the occupancy rate of the building
reaches 29.39%

e The Company sold 2 of its apartments in Borovets (Sequoia 2) as well as
a garage, which have a total area of 192.76 sq.m.

e Management has provisioned BGN 3.931 min for dividends for 2022 (90%
payout ratio of adj. profit), which corresponds to BGN 0.1134 per share, implying
5.35% dividend yield (last closing price of BGN 2.12)



QARTERLY RESULTS COMPANY DESCRIPTION

Financial Metrics
Total Revenue
Operating expenses
EBIT

Operating Margin
EBITDA

Net profit

Net Margin

Total Assets
Net Debt

FINANCIAL RATIOS

Per share
Number of shares
EPS

DPS

Growth & Activity
Revenue growth
Earnings growth
CAPEX growth
CAPEX/Revenue
Asset Turnover
Working Capital Trnv

Return & Profitability
ROE

ROA

ROIC

EBITDA margin
Operating margin
Net margin

Gearing & Liquidity
Debt-to-Equity

Net Debt to EBITDA
Interest coverage
Cash ratio

Current ratio

Q42021
8563
(2847)
3164
36.9%
3164
3913
45.7%

149432
36718

Q42022
29825
(4315)
12335

41.4%
13261
13261

44.5%

158 589
35164

% Change

248.3%
51.6%
289.9%
4.4%
319.1%
9.9%

-1.2%

6.1%
-4.2%

™
51087
(3817)
15901
31.1%
16835
15766
30.9%

2019 2020 2021 2022*
34641925 34641925 34641925 34641925
0.14 0.08 0.11 0.19
0.10 0.12 0.08 0.05
2019 2020 2021 2022*
0.0% -14.9% 18.4% 248.3%
0.0% -44.4% 40.6% 64.0%
0.0% 0.0% 0.0% 0.0%
7.2% 6.1% 5.4% 19.4%
93.0% 75.6% -301.8% -826.1%
2019 2020 2021 2022*
4.7% 2.6% 3.6% 5.5%
4.2% 2.4% 2.6% 4.0%
4.5% 2.5% 2.8% 4.4%
62.4% 42.2% 46.0% 22.6%
67.7% 42.0% 54.4% 22.6%
58.9% 38.5% 45.7% 21.5%
2019 2020 2021 2022*
0.1 0.1 0.3 0.3
-2.7 1.0 8.9 35
21.0 12.3 6.9 7.7
3.4 0.6 0.2 0.8
3.8 1.2 0.3 0.9

Source: SIS Calculations based on published financial statements
2022* - Calculations are based on the interim report for Q4 2022

"Bulgarian Real Estate Fund" is a real estate investment trust ("REIT")
headquartered in Sofia, Bulgaria. The fund specializes in strategic property
acquisitions and invests exclusively in high performance real estates,
focusing on office space. Its strategy is to acquire, develop, manage and
lease properties that have superb potential for cash-flow growth and capital
appreciation. Bulgarian legislation is favorable to investors, as the Fund is
obliged to distribute at least 90 % of its net income cash flows as dividends.

FINANCIAL METRICS

Income Statement (BGN th) 2022* 2021 2020 2019
Operating Revenue 7109 7028 7022 7336
Financial Income 22716 1535 211 1166
Total Revenue 29 825 8563 7233 8502
Operating expenses (2349) (2782) (2342) (2438)
EBIT 6730 4662 3035 5755
EBITDA 6738 3939 3055 5303
Net profit 6418 3913 2783 5006
Balance Sheet (BGN th) 2022* 2021 2020 2019
Current assets 12974 3254 6380 24793
Cash & equiv. 11562 1657 3580 22452
Non-current assets 145615 146178 110221 93 860
PP&E and Inv. Properties 145603 146173 110193 93828
Total Assets 158589 149432 116601 118653
Current Liablities 13 669 9780 5528 6512
ST Loans 7 202 4695 1268 1227
Non-current liabilities 27 962 32024 5397 6658
LT Loans 27 962 32024 5396 6641
Total Liabilities 41631 41804 10925 13170
Equity 116958 107628 105676 105483
Net Working Capital (695)  (6526) 852 18281
Total Debt 35164 36719 6 665 7 885
Net Debt 23602 35062 3085 (14567)
Cash Flow Statement (BGN th) 2022* 2021 2020 2019
CF from operations (1102) 6124 4496 4277
CF from investments 15194 (34935) (17595) (7891)
CAPEX (19) - (19) -
Purchase of investments (3253) (35816) (17753) (8467)
CF from financing (4187) 26888 (5773) (4911)
Change in debt (1663) 30452  (1209) (1171)
Paid interest (876) (671) (247) (274)
Paid dividends (1648) (2876) (4301) (3450)
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Disclaimers and Required Disclosures

Sofia International Securities AD is a member of Bulgarian Stock Exchange (BSE) and the Central Depository of Bulgaria. The company provides
brokerage, investment banking, equity research, portfolio management and other services. Sofia International Securities AD is regulated by the
Financial Supervision Commission of Bulgaria.

Analyst Certification

The individuals responsible for the preparation of this report certify that: (1) all of the views and opinions expressed in this report are their own and
reflect their personal views about the issuer(s) and the securities subject of this report, and (2) no part of any analyst’s compensation was, is, or will
be directly or indirectly related to the specific views or recommendations expressed by them in this report.

Regulatory Restrictions

Sofia International Securities is not registered as a broker or dealer with the Securities and Exchange Commission or NASD in the United States of
America and the information may be distributed in the US only to individuals who by acceptance hereof confirm that they represent “major institutional
investors” as defined in Regulation 15a-16 of the Securities Exchange Act of 1934. Notwithstanding this, no publication of Sofia International Securities
AD shall be construed as an offer (or solicitation of an offer) in any jurisdiction in which such offer or solicitation would be illegal.

Financial Interest

Sofia International Securities does not own shares of the company that is subject of this document. The individuals who are responsible for the
preparation of this report own shares of the company that is subject of the report. Sofia International Securities is not a market maker in the securities
that are subject of this document. In the past, Sofia International Securities has provided corporate services to the company that is subject of this
presentation and may seek to provide such and other services in the future. As of the date of this document Sofia International Services provides
brokerage services to the company subject of this document.

Equity Valuation and Risks

The value estimate(s) stated in this report is (are) valid only in light of the valuation methods used to derive this estimation. The use of other or more
comprehensive approaches could result in other estimates of value that could diverge substantially from the results presented herein. With regard to
the above, when making our conclusions about the intrinsic value of the Company’s share capital, we have not considered or evaluated any possible
tax, legal or other effects that might arise from engaging in transaction(s) with the shares of the company. The document should not be regarded by
recipients as a substitute for the exercise of their own independent judgment and they should seek and obtain independent investment advice is
necessary. Any facts and/or information stated in this document are subject to change without notice and Sofia International Securities is not under
any obligation to update or keep current the information contained herein. Any opinions expressed herein are only correct as of the stated date. Past
performance is not indicative of future results. Foreign currency rates of exchange may adversely affect the value, price or income of any security.

Explanation of Equity Research Ratings
Sofia International Securities used the following rating system:

STRONG BUY Target price above current market price by 25% or more

BUY Target price above current market price between 10% and 25%
HOLD Target price in the +/-10% range of the current market price
SELL Target price below current market price between 10% and 25%
STRONG SELL Target price above current market price by 25% or more
General

The report is prepared solely for informational purposes and is not to be construed as a solicitation, recommendation, investment advice or an offer
to buy or sell any securities or related financial instruments. The securities described herein may not be eligible for sale in all jurisdictions or to certain
categories of investors. The document is based on information obtained from sources believed to be reliable but Sofia International Securities do not
warrant its accuracy, nor that it is a complete summary of the securities, markets or developments referred to in the report. This report does not
intend to provide assurance on the value of the company’s shares or on the achievability of the projections, statements and assumptions used by us.
Actual results achieved in future periods might differ substantially from the projected ones because events and circumstances frequently do not occur
as expected. Sofia International Securities accepts no liability whatsoever for any loss or damage of any kind arising out of the use of all or any part of
this report. Additional information will be made available upon request.

Please see important disclosures at the end of this report



