
 

 

                                                                                                                                                                                                                                                                                               

                                                                                           

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

CPD S.A. 

Price target: PLN 11.74         Initiating Coverage

          

 

   Rating: BUY   

       

 

   

Company profile

CPD S.A. is a Polish real estate developer, which ope-

rates in the residential and commercial segment.

Website www.cpdsa.pl

Sector Real Estate

Country Poland

ISIN PLCELPD00013

Reuters CPDW.WA

Bloomberg CPD PW

Share information

Last price 5.98

No of shares (m) 39.35

Market cap. (PLNm) 235.34

Market cap. (EURm) 54.82

52-week range PLN 6.42 / PLN 3.31

Average volume 2,648

Performance

4-weeks -0.33%

13-weeks 2.57%

26-weeks 8.73%

52-weeks 49.50%

YTD 44.44%

Shareholder structure

Cooperative Laxey Worldwide 30.68%

Furseka Trading 15.63%

The Value Catalyst Fund PLC 12.10%

QVT Fund LP 11.26%

LP Value Ltd. 6.10%

LP Alternative Fund LP 6.10%

Free float 18.13%

Financial calendar

Q2/17 results September 28, 2017

Analyst

Adrian Kowollik

a.kowollik@eastvalueresearch.com

CPD S.A. (CPD) is a real estate developer, which operates in the 
residential and commercial segment. The company’s focus is on the Polish 

capital Warsaw, however in the past it has also owned offices or warehouses in 

the smaller cities Gdansk, Walbrzych and Lodz. While CPD generates regular 
income in Euros from rent of three office buildings in Warsaw (estimated vacancy 

rate of 15%), the residential properties, which it develops or refurbishes, are for 
sale. In addition, the company owns 71 ha of land in attractive locations that it 

plans to sell to developers of warehouses or shopping malls in the coming years.  
 

CPD’s strategy focuses on the development of its residential URSA 

project in the Warsaw district Ursus, where it owns in total 38.4 ha of 
building parcels. Together with the renowned Polish builder Unibep, the 

company already completed 357 apartments (33 sqm-92 sqm/2-4 rooms) this 
year and is about to construct 385 additional ones by the end of 2018E. CPD is 

actively co-operating with local authorities in the development of its property as 

it wants its project to suit the needs of a modern young urban population. Its 
apartment buildings, which are near parks, public transportation and shopping 

malls, offer excellent broadband infrastructure as well as charging points for e-
cars.  
 

We initiate coverage of CPD with a 12-months PT (50% NNNPV, 50% 

peer group) of PLN 11.74, which implies an upside of 96.3%. We like 
the fact that the company generates regular Euro-denominated rental income 

from commercial properties, but in addition may significantly boost results 

through sales of apartments from the URSA project or its building land. Given its 
attractive assets, a sound balance sheet and an experienced international team, 

the stock’s very low P/BVPS and implied P/E 2017E of 0.5x and 10.3x respectively 
seem not justified. We would also like to emphasize management’s plan to 

distribute most of the profits from the URSA project to shareholders through a 

share buyback of max. 14.3m by year-end 2017E. Risks, which we see, are 
especially (1) deteriorating economic conditions in Poland and (2) increasing 

interest rates from 2018E.  
 

 
 

in PLNm 2015 2016 2017E 2018E 2019E 2020E

Net sales 18.74 20.05 22.20 23.79 25.13 26.59

EBITDA 58.39 11.16 15.26 21.48 22.13 22.81

EBIT 58.17 10.93 15.02 21.23 21.88 22.56

Net income 46.35 -3.83 20.27 25.46 26.15 26.86

EPS 0.74 -0.12 0.58 0.65 0.66 0.68

DPS 0.00 0.00 0.00 0.00 0.00 0.00

Dividend yield 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

RoE 10.84% -0.85% 4.43% 5.31% 5.17% 5.05%

Net gearing 42.41% 26.37% 25.69% 15.43% 10.70% 6.30%

P/FCF neg 3.42x neg 4.34x 7.60x 7.40x

P/Tangible BVPS 0.44x 0.44x 0.45x 0.48x 0.45x 0.43x

P/E 8.08x neg 10.34x 9.24x 9.00x 8.76x
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Investment Case 

• CPD S.A. (CPD) is a real estate developer with 18 years experience on the market, which 

operates in the residential and commercial segment. The company’s focus is on the Polish 

capital Warsaw, however in the past it has also owned offices or warehouses in the smaller 

cities Gdansk, Walbrzych and Lodz. While CPD generates regular income in Euros from 

rent of three office buildings in Warsaw (we estimate the vacancy rate at 15%), the 

residential properties, which it develops or refurbishes, are for sale. In addition, the 

company owns 71 ha of land in attractive locations that it plans to sell to developers of 

warehouses or shopping malls in the coming years.   

• CPD’s strategy focuses on the development of its residential URSA project in the Warsaw 

district Ursus, where it owns in total 38.4 ha of building parcels. Together with the 

renowned Polish builder Unibep, the company already completed 357 apartments (33 sqm-

92 sqm/2-4 rooms) this year and is about to construct 385 additional ones by the end of 

2018E. CPD is actively co-operating with local authorities when it comes to development 

of its property as it wants its project to suit the needs of a modern young urban population. 

Its apartment buildings, which are located near parks, public transaportation and shopping 

malls, offer excellent broadband infrastructure as well as charging points for e-cars.  
 

• According to e.g. Emmerson, the number of completed apartments in Poland reached new 

highs in 2016 as demand was spurred by record-low interest rates and the government 

MdM program, which offers mortgage loans on preferential terms for young first-time 

buyers. The commercial real estate market continues to be positively impacted by robust 

economic growth, relocation of financial institutions to Poland and strong development of 

the business services sector. With 5.5% and >6% respectively, Polish gross rental and 

prime office yields remain at an attractive level.  
 

• CPD’s Q1/17 results were positively impacted by conditional sale agreements as well as 

co-operation contracts relating to land property in the Warsaw district Ursus, sales of 

apartments from this project and revaluation of Euro-denominated bonds. While revenues 

increased by 10.9% to PLN 5.2m, EBIT and net income advanced from PLN 0.9m to PLN 

6.6m and PLN -2.1m to PLN 16m respectively. In full-year 2017E, we expect 10.7% higher 

revenues of PLN 22.2m and due to further sales of apartments in Ursus an EBIT and net 

income of PLN 15m (2016: PLN 10.9m) and PLN 20.3m (PLN -3.8m) respectively. As the 

second part of the URSA project will be completed in H2/18E, we forecast sales of PLN 

23.8m (+7.2% y-o-y), EBIT of PLN 21.2m and net income of PLN 25.5m in full-year 2018E. 

• We initiate coverage of CPD with a 12-months PT (50% NNNAV, 50% peer group) of PLN 

11.74. We like the fact that the company generates regular Euro-denominated rental 

income from commercial properties, but in addition could significantly boost results through 

sales of apartments from the URSA project or its attractive building land. Given its attractive 

assets, a sound balance sheet and an experienced international team, the stock’s very low 

P/BVPS and P/E 2017E of 0.5x and 10.3x seem not justified. We would also like to 

emphasize management’s plan to distribute most of the profits from the URSA project to 

shareholders through a share buyback of max. 14.3m by year-end 2017E. 
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SWOT Analysis 

 

 

 

 

 

 

 

 

 

 

Strengths Weaknesses

- Real estate developer with 18 years of experience on the mar- - Low free float 

ket; commercial and residential properties are located in attra- - IR policy is not the best

ctive locations in Poland and Hungary

- Rental income (in Euro) from three office buildings in the Pol-

ish capital Warsaw; attractive land parcels near major roads

of 71 ha in Poland and Hungary are held for sale

- Strategic focus on a residential project in the Warsaw district

of Ursus; since 2015, CPD has developed the project, which

is targeted at younger urban population, in close co-operation

with local authorities

- Close co-operation with well-known and renowned architects

(e.g. FS&P Arcus) and builders (e.g. Strabag, Eiffage Poland)

- Solid financing structure with net gearing of 7.6% and 92.4%

share of long-term financial debt

- Experienced and international management team; foreign

financial investors own the majority of CPD

Opportunities Threats

- Sales of >380 apartments from the URSA project in the next - Risk relating to increasing interest rates and deteriorating 

years; after completion of 357 apartments in 2017E, CPD economic conditions

will construct 385 additional ones by year-end 2018E - Risks relating to government policy e.g. implementation of

- Distribution of profits from the URSA project through a share "Mieszkanie+", which has the objective to provide younger

buyback of max. 14.3m shares at max. PLN 13.60 per share people with cheap apartments for rent and with an option

by the end of December 2017E to buy; controls relating to the sale of farmland

- Sales of office buildings and land (also of the URSA project) - Loss of key employees

- Continuing strong demand for apartments in Poland due to

increasing incomes, government support for families (500+ 

program) and a lack of 240k-400k apartments per year

- Robust economic growth of >3% per year and attractive 

yields should continue to attract investors to the commercial

property segment; relocations of financial institutions and

a booming business services sector should maintain a strong

demand for rental space in offices
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Valuation 

In order to value CPD, we have decided to to use a weighted average of the Triple NAV (50%), 

which reflects the current value of the company’s real estate, as well as a peer group valuation 

(50%) based on historical results. In our view, a DCF would be too unreliable as it is difficult 

to forecast CPD’s results in the next years. Based on a WACC of 9.2%, our approach results 

in a 12-months PT for the stock of PLN 11.74, which implies a BUY rating.   

 
Below are the key assumptions of our WACC calculation: 

(1) Risk-free rate:  Current yield of Polish long-term government bonds with maturity in  

2037E is 3.5% (Source: www.boerse-stuttgart.de) 

(2) Beta:  Average unlevered beta for companies from the Real Estate (Developers) sector, 

which are based in Emerging Markets, is 0.7x (Source: www.damodaran.com) 

(3) Levered beta:  With a target debt/equity share of 30/70, the levered beta equals 0.94x 

(4) Equity risk premium (Poland):  6.90% (Source: www.damodaran.com) 

 
 
NNNAV calculation 
 

Our approach is based on the methodology of EPRA, the European Public Real Estate 

Association.  

 

 

Source: EPRA, East Value Research GmbH 

 

 

 

 

 

 

 

 

 

 

in PLNm

 Equity (as of 31/03/2017) 486.08

+ Deferred taxes (net) -19.25

+ Market value of derivative instruments 0.73

= EPRA NAV 467.57

- Market value of derivative instruments -0.73

- Market value of off-balance sheet debt 0.00

- Deferred taxes (net) 19.25

= EPRA NNNAV 486.08

: Number of shares outstanding 39.35

=  EPRA NNNAV per share 12.35
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Peer Group  
 

We have compared CPD to six smaller developers, which are listed on the Warsaw Stock 

Exchange.  
 

(1) Archicom S.A.:  Archicom, which is based in Wroclaw, is one of the oldest real estate 

developers in the Polish province of Lower Silesia. Over the last 30 years, the company, 

which has a 18% share in the commercial real estate market in Wroclaw, has realized 150 

projects (apartment and office buildings as well as hotels) and constructed and sold 4,000 

apartments. Currently, Archicom’s project portfolio comprises nine residential projects and 

six office buildings in the wider Wroclaw area. Moreover, the company is also growing its 

operations in Krakow and is expanding into the cities Warsaw, Poznan, Lodz and the Triple 

City (Gdansk, Gdynia and Sopot). Archicom’s land bank corresponds to 2,700 apartments 

and 30k GLA (Gross Leasable Area). In 2016, the company generated sales of PLN 

282.3m.  

 

(2) Soho Development S.A.:  Soho Development, which is based in Warsaw, focuses on the 

construction and development of properties on its existing land bank. Its main investment 

projects are: (1) Soho Factory in Warsaw – 21.5k sqm PU already completed, 15.9k sqm 

PU in realization, c. 74k sqm PU in preparation (2) Fabryka PZU in Warsaw – c. 7k sqm 

PU and c. 10k sqm GLA planned (3) Minska Development in Warsaw – 2.8k sqm PU 

planned for adaptation and (4) Cracovia Property in Krakow – 22.4k sqm PU in realization, 

c. 8k sqm PU planned, c. 20k sqm PU possible in the future. In 2016, Soho Development 

generated revenues of PLN 20.4m. 

 

(3) I2 Development S.A.: i2 Development, which is headquartered in Wroclaw, is a holding 

that has been active in the Polish real estate sector since 2012. The company, which has 

16 residential and six commercial projects, is one of the leaders in the property market in 

the Polish province of Lower Silesia. Currently, i2 Development has >20 projects in 

realization and preparation, which are supposed to be completed by Q1/19E. In 2016, i2 

Development generated total revenues of PLN 93.5m. 

 

(4) Vantage Development S.A.: Vantage Development, which is based in Wroclaw, 

concentrates on the residential and commercial real estate market in Wroclaw and 

Warsaw. In the past years, the company has realized among others the following projects 

in Wroclaw: (1) Centauris and (2) Parkowa Ostoja. Its current portfolio of new projects 

comprises among others (1) Promenady Wroclawskie in Wroclaw – a residential project 

on 15 ha of land (2) Dorzecze Legnickie, which will be completed by the end of 2018E (3)  

Living Point Mokotow in Warsaw (4) Promenady Business Park – an office building with 

90,000 sqm of space and (5) Grona Park in Zielona Park with 4k sqm of retail space. In 

2016, Vantage Development had revenues of PLN 133.3m. 
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(5) Lokum Deweloper S.A.: Lokum Deweloper, which is based in Wroclaw, is one of the three 

largest developers in Wroclaw and since 2016 has also been active in Krakow. Since 2004, 

the company has realized 26 residential and commercial projects (c. 3k units with c. 154k 

sqm) in the center of Wroclaw and suburbs. Currently, the company has 914 units in its 

offering and 1,841 in realization. In 2016, Lokum Deweloper had sales of PLN 189.3m. 

 

(6) Ronson Europe NV: Ronson Europe, which is headquartered in Rotterdam, has been active 

in the Polish residential real estate market for 18 years. Over the last years, it has 

completed 24 projects (e.g. Chill City and Galileo in Poznan, Panoramika I in Szczecin, 

Konstans and Lazurowa Dolina in Warsaw) and currently has 14 in realization: 9 in 

Warsaw, 3 in Wroclaw, 3 in Poznan and 1 in Szczecin. In 2016, Ronson Europe NV 

generated revenues of PLN 484.8m.  

 

 

Source:  Company reports, East Value Research GmbH  

 
 
Price target calculation 
 

 
 

Source:  East Value Research GmbH  

 

 

 

P/BVPS P/E
Net 

debt/EBITDA

Net interest 

cover

Net 

gearing

Company Latest Last FY Last FY Last FY Latest

Archicom S.A. (PLN) 0.93x 9.36x 0.66x 34.81x 8.09%

Soho Development S.A. (PLN) 0.58x 13.62x 0.28x -0.05x 0.11%

i2 Development S.A. (PLN) 0.66x 22.88x 12.90x 2.14x 64.62%

Vantage Development S.A. (PLN) 0.64x 9.09x 6.17x 6.11x 64.33%

Lokum Deweloper S.A. (PLN) 1.33x 6.85x 2.30x 8.74x 36.76%

Ronson Europe NV (PLN) 0.82x 6.90x 2.03x 12.15x 52.46%

Median 0.74x 9.22x 2.16x 7.42x 44.61%

CPD S.A. (PLN) 0.48x neg 10.56x 1.30x 7.55%

Premium/discount -34.59% n.a

Fair value CPD S.A. (PLN) 9.14

Valuation method Fair value Weight

NNNAV 12.35 50%

Peer Group Analysis 9.14 50%

Weighted average (present value) 10.75

In 12-months (PV * (1+WACC)) 11.74
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Recent results  

Revenues and Profitability 
 

In Q1/17, CPD generated revenues of PLN 5.2m, which corresponds to a y-o-y increase of 

10.9%. While “Rents” (“Aquarius”, “Solar” and “Iris” building in Warsaw) and “Services relating 

to rents” (especially administration) accounted for 97.9% of total sales, “Others”, which 

comprise revenues from real estate consulting, made up 2.1%. The increase of sales from rent 

stemmed especially from a lower vacancy rate in the “Iris” office building.  

 

Source: Company information, East Value Research GmbH 

 

 

Source: Company information, East Value Research GmbH 

Between January and March 2017, EBIT reached PLN 6.6m and was thus significantly higher 

than in Q1/16 (PLN 0.9m). The reason was especially much higher other operating income 

(PLN 12.1m vs. PLN 14k in Q1/16), which stemmed from conditional sale agreements as well 

as co-operation contracts relating to land property in the Warsaw district Ursus. Net income 

(PLN 16m vs. PLN -2.1m) was additionally positively impacted by (1) a higher net financial 

result (PLN 8.5m vs. PLN -2.6m), which resulted from FX gains and revaluation of Euro-

denominated bonds (2) a higher result from at-equity investments (PLN 2.9m vs. PLN 446k) 

stemming from the sale of apartments in the URSA Smart City project and (3) a tax refund of 

PLN 1m (tax expense of PLN 326k). The value of investment property declined by PLN 7.7m 

(increase by PLN 193k) as (1) the EUR strengthened and (2) a part of them was moved to 

inventories due to the start of construction of the second stage of the URSA project (URSA 

Park).  

 

 
 
 
 

in PLNm Q1/17 Q1/16

Rent 3.58 3.33

  Share in total sales 68.3% 70.5%

Services relating to rent 1.55 1.29

  Share in total sales 29.6% 27.4%

Others 0.11 0.10

  Share in total sales 2.1% 2.1%

Total sales 5.24 4.73

in PLNm Q1/17 Q1/16

change 

y-o-y

Net sales 5.24 4.73 10.9%

EBIT 6.56 0.86 659.4%

EBIT margin 125.2% 18.3%

Net income 16.04 -2.10 -863.0%

Net margin 306.1% -44.5%
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Balance sheet and Cash flow 
 

As of 31 March 2017, CPD had equity of PLN 486.1m, which corresponded to a share of 64.6% 

in the balance sheet total. The largest position on CPD’s balance sheet was investment 

property (PLN 534.5m), which comprises own/leased land and own buildings for long-term 

rent and/or appreciation.  

At-equity investments (URSA Smart City project) equaled PLN 25.9m and inventories 

(expenses relating to residential property or land, which is being constructed or awaiting 

construction and will later be sold) PLN 22.1m. According to our estimates, working capital 

amounted to PLN -34.6m. As of 31 March 2017, the company had interest-bearing debt of PLN 

175.4m (PLN 35.6m of bonds, PLN 112.2m of bank debt, PLN 27.6m of leasing debt), thereof 

7.6% short-term. Compared to Q1/16, it declined by PLN 35.6m as a part of bonds was 

converted into shares (90 bonds/out of in total 110 for 5.29m shares at PLN 4.38 per share). 

Between January and March 2017, CPD generated an operating cash flow of PLN 40.6m 

(Q1/16: PLN -2.8m), which resulted from a significantly higher net income. While cash flow 

from investing improved to PLN 9.3m (Q1/16: PLN -65k) due to the partial sale of rights in the 

subsidiary 4/113 Gaston Investments Sp. z.o.o S.K., cash flow from financing equaled PLN         

-1.3m (PLN -1.1m). Since January 2017, CPD’s cash position increased by PLN 48.7m to PLN 

138.7m.  
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Financial forecasts  

Revenues and Profitability 
 
Our model reflects CPD’s financial reporting, which shows revenues relating to rent and 

consulting on the top-line, while sales and revaluations of real estate are visible under “other 

operating income”, “result from property sales and revaluations” and “result from at-equity 

investments”.  

 

Below are our detailed assumptions regarding CPD’s sales: 

Rents:  CPD currently generates rental income from three office buildings in Warsaw, which 

together have 25,154 sqm of rental space. All of them are located in the Mokotow district, 

where many companies have their offices due to good access to the metro as well as its 

proximity to the Warsaw city center and the Chopin airport. As unfortunately CPD does not 

provide this data, we have derived the vacancy rate and the average rent per sqm from the 

information provided in its annual report 2016. For the period 2017E to 2020E, we have 

assumed a stable rent per sqm in EUR 13 and FX rate of PLN 4.20 as well as a decline of the 

vacancy rate from 18.8% in 2016 to 13.3% in 2017E and 5.7% by 2020E. The reason is our 

assumption that Poland will develop well in the coming years and Warsaw will continue to 

attract international corporate tenants as the country’s most important political and business 

center. 

 

Services relating to rent: This position reflects administrative fees, which CPD receives in 

relation to its rental activity. After 2017E, when we expect them to reach PLN 7m, we have 

assumed that these fees will increase at a CAGR of c. 9%.  

 

Others: “Others” reflect consulting fees, which CPD receives from international property 

investors that are interested in the Polish market. We have assumed that they will grow in 

2017E by 10% to PLN 960k and afterwards at a CAGR of c. 8%. 

 

Source: East Value Research GmbH 

 
 
 

in PLNm 2017E 2018E 2019E 2020E

Rents 14.28 14.94 15.24 15.53

  Share in total sales 64.3% 62.8% 60.6% 58.4%

  Average vacancy rate 13.3% 9.3% 7.5% 5.7%

  Total rental space 25,154 25,154 25,154 25,154

  Average rent per sqm (EUR) 13 13 13 13

  PLN-EUR 4.20 4.20 4.20 4.20

Services relating to rent 6.96 7.79 8.73 9.77

  Share in total sales 31.3% 32.8% 34.7% 36.8%

Others (real estate consulting) 0.96 1.06 1.16 1.28

  Share in total sales 4.3% 4.4% 4.6% 4.8%

Net sales 22.20 23.79 25.13 26.59

  change y-o-y 10.7% 7.2% 5.6% 5.8%
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Source: East Value Research GmbH 

 

Source: East Value Research GmbH 

 
CAPEX and Working capital 
 

In our model, we have assumed positive cash flow from investing of PLN 67.1m in 2017E-

2019E due to sale of commercial properties as well as completion of apartments in Ursus. Due 

to the transfer of assets from investment property to inventories we have forecast that working 

capital will grow by PLN 49.3m in 2017E, PLN 10.2m in 2018E and 2019E.  

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 

in PLNm 2017E 2018E 2019E 2020E

Net sales 22.20 23.79 25.13 26.59

EBIT 15.02 21.23 21.88 22.56

EBIT margin 67.7% 89.2% 87.1% 84.9%

Net income 20.27 25.46 26.15 26.86

Net margin 91.3% 107.0% 104.1% 101.0%

in PLNm Q1/15 Q2/15 Q3/15 Q4/15 2015 Q1/16 Q2/16 Q3/16 Q4/16 2016 Q1/17

Net sales 4.67 4.37 4.81 4.88 18.74 4.73 4.98 4.93 5.39 20.02 5.24

y-o-y change 18.4% 33.6% 27.2% -45.9% -6.4% 1.2% 13.8% 2.5% 10.4% 6.9% 10.9%

EBIT -8.42 6.93 0.27 59.39 58.17 0.86 3.29 -4.76 11.51 10.90 6.56

EBIT margin -180.1% 158.4% 5.6% 1216.2% 310.5% 18.3% 66.1% -96.7% 213.5% 54.5% 125.2%

Net income 28.72 -29.56 -0.84 -5.38 -7.07 -2.10 -1.57 -3.17 0.51 -6.33 16.04

Net margin 614.6% -675.9% -17.5% -110.2% -37.7% -44.5% -31.5% -64.3% 9.4% -31.6% 306.2%
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Business description 
 

CPD S.A., which is based in Warsaw, is a holding company, which comprises 35 fully-

consolidated subsidiaries and one joint-venture that operate in the area of residential and 

commercial real estate. In terms of their value, c. 99% of the company’s properties are located 

in Warsaw. While CPD determines the investment and marketing strategy of the Group and 

coordinates and monitors the operations of the subsidiaries, the development activity is 

conducted by investment companies that are dependent on Buffy Holdings No1 Ltd. (Cyprus) 

and Lakia Enterprises Ltd. (Cyprus). In the coming years, the Group plans to concentrate on 

maximizing rental income from its commercial properties as well as the development of its 

large-scale residential project in the Warsaw district of Ursus. CPD has been listed on the 

Warsaw Stock Exchange since 2010.  

 

Company history 

1999: Foundation of the limited company Celtic Asset Management Sp. z. o.o. Until 2005, the 

company concentrated on the development and management of a real estate portfolio 

for third-parties in Poland, the Czech Republic, Lithuania, Romania, Hungary and 

Germany. 

 
2005: Celtic Asset Management Sp. z o.o starts activities relating to real estate development 

in co-operation with several funds that are managed by Laxey Partners Ltd. (launches 

and manages hedge and equity funds). Until 2010, the company operates in Poland, 

Montenegro, Hungary, Italy, Belgium, UK, the Netherlands, Germany and Spain. 

 
2007: Consolidation of the capital group under the name Celtic Property Developments S.A. 

(BVI). 

 
2008:  Initial Public Offering of Celtic Property Developments S.A. (BVI) in the Open Market of 

the Frankfurt Stock Exchange.  

 
2010: Initial Public Offering on the Warsaw Stock Exchange.  
 
2014: Celtic Property Developments S.A. becomes CPD S.A.   
 
 Start of construction relating to the residential project URSA Smart City in the Warsaw 

district of Ursus. 
 
2017: Start of construction activity relating to URSA Park in Ursus (second stage of the URSA 

residential project). 
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Overview over CPD’s real estate 
 

 
Source:  Company information, East Value Research GmbH 

 

CPD’s office buildings  
 

In the last years, commercial real estate has been the main area of operations of CPD. In 

2016, the company generated PLN 13.4m from rent (66.7% in total sales) and PLN 5.8m 

(28.9%) from related services, which both stemmed from its office buildings in Warsaw 

Aquarius in ul. Pulczynska as well as Solar and Iris in ul. Cybernetyki. While rental contracts 

are usually Euro-denominated and with fixed, non-terminable duration, CPD’s long-term 

objective relating to both office buildings and warehouses is to sell them to specialized funds 

or individual investors.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Name Type Land 

Available space for 

rent or sale (sqm)

Valuation as of 31 

Dec 2016 (PLN m)

Valuation as of 31 

Dec 2015 (PLN m)

Investment property 532,800 558.71 651.09

URSUS Apartments / offices / services 38.4 ha 507,646 368.65 457.12

SOLAR Offices 3,908 sqm 5,749 31.68 31.58

IRIS Offices 7,449 sqm 14,200 104.85 101.85

AQUARIUS Offices 15,480 sqm 5,205 25.39 26.34

WOLBORZ Logistics park 10 ha n.a 2.00 2.10

Capitalised payments relating to land lease 26.14 32.11

Property for sale Apartments / services 0.97 ha 17,750 13.74 n.a

Inventories (fair value) 18,567 5.47 5.30

LODZ Apartments / offices / services 1,457 sqm 3,506 2.81 2.95

KOSZYKOWA Apartments 744 sqm 454 0.82 0.56

CZOSNOW Land (agro & for construction) 15.2 ha n.a 0.50 0.64

JAKTOROW Agricultural land 2 ha n.a 0.24 0.24

NOWA PIASECZNICA Land for construction 5,639 sqm n.a 0.17 0.12

ALSONEMEDI (HUNGARY) Warehouses / offices 42,495 sqm 14,607 0.91 0.77

Total 577.92 656.39

* appraisel was conducted by Savills Polska Sp. z.o.o; valuation as of 31/12/2016 was lower y-o-y due to the sale of 11/162 Gaston Investments Sp. z.o.o and Blaise Gaston Investments

Sp. z.o.o S.K. for PLN 12m and PLN 70m respectively
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Below is a description of CPD’s office buildings and warehouses: 

 

IRIS office building, ul. Cybernetyki 9, Warsaw:  The IRIS office building has six floors, 14.2k 

sqm of rental space and 233 parking lots. The building is located in the Warsaw district of 

Mokotow, which is very close to the city center. At the end of 2016, the building was fully 

occupied.  

 

  
 

Source:  Google search, East Value Research GmbH 

 

SOLAR office building, ul. Cybernetyki 7B, Warsaw: The B+ class office building with eight 

floors has 5,749 sqm and was built in 1998 (modernized in 2008). At the end of 2016, the 

occupation rate was 75%.  

 

  
 

Source:  Google search, East Value Research GmbH 
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AQUARIUS office building, ul. Polczynska 31a, Warsaw: The complex comprises class B office 

building with five floors and 5,205 sqm, land with allowance for erecting a new class A office 

building with 2,500 sqm and land with 10,000 sqm, on which CPD wants to build an office-

warehouse complex in the future. The office building has quality tenants and an occupation 

rate of 93% (as of 31/12/2016).  

 

 
 

Source:  Google search, East Value Research GmbH 

 

 

Investment parcels 
 

CPD owns the following parcels, which it plans to sell in the coming years: 

 

WOLBÓRZ, province Lodzkie, district Piotrowski: Wolborz is situated c. 122 km from the Polish 

capital Warsaw. CPD has 10 ha of land there in close vicinity of an Auchan distribution center 

and the E67 from Warsaw to Krakow and Katowice. A potential investor may construct logistics 

and distribution centers there with 32,700 sqm. CPD plans to sell the property including a 

construction plan.  

 

CZOSNÓW, province Mazowieckie, district Nowodworski: Czosnow is c. 34.5 km away from 

Warsaw on the S7 express road to Gdansk. The property was bought by CPD through the 

acquisition of 100% in Antigo Investments Sp. z.o.o. and has in total 15.2 ha.  

 

JAKTORÓW, province Mazowieckie, district Grodziski: Jaktorow is c. 46.2 km from Warsaw and 

located near the A2 highway to Poznan and Berlin. CPD bought 3.2 ha as part of the acquisition 

of 100% in Antigo Investments Sp. z o.o. The company still owns 20.4k sqm of the property.  

 

NOWA PIASECZNICA, province Mazowieckie, district Sochaczew:  Nowa Piasecznica is located 

59.6 km from Warsaw near the A2 highway to Berlin. CPD bought 1.5 ha as part of the 

acquisition of 100% in Antigo Investments Sp. z o.o. There are still 6.2k sqm available for sale.  
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ALSONEMEDI, Hungary:  The property of 42,495 sqm, which is situated c. 20 km south of 

Budapest, was bought by CPD in 2009. CPD plans to sell the land to an investor willing to 

construct a warehouse there.  

 

Residential properties  
 

According to its management, residential properties will be the focus of CPD in the coming 

years. The company targets both the upper-end, the medium and the basic segment of the 

market. Below is a list of its residential assets:  
 

 
UL. LEGIONOW 18, Srodmiescie district (City center), LODZ: Lodz, which is situated 136 km 

from Warsaw, is the third-largest Polish city with c. 700k inhabitants. CPD owns an older 

building there with 3,506 sqm of living space on a parcel of 0.1457 ha. The building is situated 

close ul. Piotrowska, the main and most beautiful shopping street in Lodz. CPD plans to 

modernize the building with the intention to sell apartments and service space in the future.  

 

According to Emmerson Evaluation, the median price per square meter for older apartments 

in the Srodmiescie district in Lodz was PLN 3,208 in 2016.  

 

UL. KOSZYKOWA 69, Srodmiescie district (City center), WARSAW:  The property is an older 

building with four floors, 14 apartments & service space plus wing. After modernizing the 

building, CPD sold all apartments in 2011. The company still owns the wing, which it will 

modernize in the coming years.  

 

According to Emmerson Evaluation, the median price per sqm for older apartments in the 

Srodmiescie district in Warsaw was PLN 9,930 in 2016.  

 

 
 

Source:  Google search, East Value Research GmbH 
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URSA SMART CITY & URSA PARK, Ursus district, WARSAW:  Between 2006 and 2015, CPD 

bought with equity and debt >60 ha of land, which had previously belonged to the insolvent 

Tractor Factory Ursus. The objective was to realize a multi-functional urban project, which is 

consistent with the local development plan. The newly-constructed facilities are supposed to 

include most-modern broadband IT infrastructure (incl. free phone calls within the residential 

complex and free WiFi on the patio) and eco-solutions such as charging points for electric cars 

or photovoltaics. Ursus is a district of Warsaw with 58.2k inhabitants and good connections to 

public transport (train, tram, busses). It is located c. 12 km from the city center and 11 km 

from the main Chopin Airport. In order to develop the area around its property and increase 

its attractiveness, CPD made some parts of its land available to local authorities for free in 

order to develop e.g. an eco/recreational park, new roads or an educational complex 

(kindergarten, school, sports hall).    

 

In September 2014, CPD initiated Phase I and II of the URSA Smart City project, which 

comprised the construction of 357 apartments (40-80 sqm) on an area of 1.1 ha. The project, 

which is located on the crossing of ul. Hennela and ul. Dyrekcyjna close to a large shopping 

mall and the train station Ursus, was conducted in co-operation with the listed construction 

group Unibep S.A. CPD started selling the apartments from Phase I in December 2015 and 

until today has sold 100% of them. Also, all the debt financing, which was raised for financing 

of the project, has been paid back. The company expects that it will be able to book the profits 

from Phase II by the end of 2017E. 

 

In February 2017, CPD initiated the second stage of the URSA project called URSA Park. The 

5 ha area, which is situated next to the first stage in ul. Dyrekcyjna, covers 1.3 ha, on which 

the company will construct three 7 floor buildings (22k sqm living space and 385 33 sqm-92 

sqm apartments). URSA Park is scheduled for completion by Q4/18E. 

 

According to Emmerson Evaluation, the median price per sqm for new apartments in the Ursus 

district was PLN 6,306 in 2016.   

 

 
 

Source: Company information, East Value Research GmbH 
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Financing strategy and realization of projects 
 

CPD finances its real estate projects by equity, bonds and bank debt. The financing is organised 

either by the holding CPD S.A. or the respective subsidiaries. Over the last years, CPD has 

established very good relationships with most of the major banks in Poland. In terms of project 

realization, the company works together with well-known and renowned architects (e.g. 

DIM’84, FS&P Arcus), project and construction companies (Strabag, Eiffage Poland, Unibep). 

 

 

Management 

Elzbieta Wiczkowska (CEO):  Mrs Elzbieta Wiczkowska has been CEO of CPD S.A. since 2013. 

She graduated with a degree in Medicine from the Medical Academy in Szczecin. Moreover, 

she completed an MBA at the University of Illinois in Urbana-Champaign (USA), the Advanced 

Management Program at IESE Barcelona – Universidad de Navarra as well as the ACCA (The 

Association of Chartered Certified Accountants) qualification. 

 
Colin Kingsnorth (Member of the Board): Mr Colin Kingsnorth has been Member of the Board 

since 2015. Mr Kingsnorth graduated with a Bachelor’s degree in Economics from the 

University of East London UEL. He is a member of the UK Society of Investment Professionals.  

Iwona Makarewicz (Member of the Board): Mrs Iwona Makarewicz has been Member of the 

Board of CPD since 2015. She graduated with a Master’s degree from SGH (Main School of 

Trade) in Warsaw. Moreover, she completed post-graduate degrees in Property Appraisal and 

Management at the Sheffield Hallam University in UK and in Property Valuation at the Technical 

University in Warsaw. Mrs Makarewicz is a member of the Royal Insitute of Chartered 

Surveyours and a licenced real estate agent. 

John Purcell (Member of the Board): Mr John Purcell has been Member of CPD’s Board since 

2015. He started his career at Savills and Cushman & Wakefield. Subsequently, he was Team 

Leader of the real estate team and as such in charge of purchasing, sales and management 

of a portfolio worth PLN 1bn. At Lend Lease REI UBS and UBS Global Asset Management, he 

participated in the creation of an European real estate platform and managed the European 

UBS Flagship Open Ended Fund. At UBS, he was also member of the investment committee of 

UBS Global Asset Management Real Estate. 

Waldemar Majewski (Member of the Board): Mr Waldemar Majewski has been Member of 

CPD’s Board since 2016. Mr Majewski graduated with an Engineer’s degree in Construction 

Engineering at the Technical University in Poznan.  
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Market environment 

Factors impacting the Polish real estate market 
 

Over the last years, the Polish real estate market has strongly benefitted from robust economic 

growth, low interest rates (currently, the NBP reference rate equals 1.5%, which is the lowest 

since 1990) and growing incomes. While yearly GDP growth has amounted to 3% on average 

over the last six years, it is forecast to reach between 3.3% and 4% in 2017E-2019E. Average 

salaries, which since 2011 have increased at a CAGR of 3.1%, are additionally positively 

impacted by the new “500+” program for families with children (families with lower incomes 

receive PLN 500 per month for each child, those with higher salaries only if they have two or 

more kids). 

  

GDP growth in Poland 2011-2019E 
 

  
 

Source: The World Bank, Polish Central Bank NBP, East Value Research GmbH 
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Average salary in Poland 2011-Q2 2017 (in PLN) 
 

  
 

Source: Central Statistical Office GUS, East Value Research GmbH 

 

Residential segment  
 

Given a lack of investment alternatives due to record-low interest rates as well as a 

government-sponsored program for young people willing to buy their first apartment 

(“Mieszkanie dla Mlodych”), the Polish market for residential real estate has developed very 

rapidly over the last six years. Between 2011 and 2016, the number of sold apartments in the 

six largest metro areas (Warsaw, Krakow, Poznan, Wroclaw, Triple City, Lodz) has increased 

from 29.9k to 62k (CAGR of 15.7%). At 26%, y-o-y growth of apartment sales in Warsaw was 

the second-largest in Poland in 2016 after Wroclaw with 28% (Source: Reas).  

 

Number of sold apartments in Poland 2011-2016 

 

 
Source: Emmerson Evaluation, East Value Research GmbH 
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The high demand is reflected in the price chart, especially of building parcels and new 

apartments in Warsaw.   

 

BCN price index – Apartment sales 
 

  
 

Source: Puls Biznesu, Bankier.pl, Cenatorium, East Value Research GmbH 

 

BCN price index – Apartment sales (Warsaw) 
 

  
 

Source: Puls Biznesu, Bankier.pl, Cenatorium, East Value Research GmbH 
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BCN price index – Sales of building parcels 
 

 
  

Source: Puls Biznesu, Bankier.pl, Cenatorium, East Value Research GmbH 

 

The central bank NBP estimates that in 2016 60% of all apartment purchases were conducted 

without debt financing, many of which with the objective to rent. According to Global Property 

Guide, rental yields in the Polish residential segment are still significantly more attractive than 

e.g. in Germany, Russia or UK. Moreover, despite the growth in the number of completed 

apartments, there is still significant catch-up potential as research firms and the Polish 

government reckon that real estate developers should sell 240k-400k apartments per year if 

Poland wanted to reach Western standards.  

 

Gross rental yields in selected European countries 

 
 

Source:  Global Property Guide, East Value Research GmbH 
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Commercial segment  
 

According to Cushman & Wakefield (C&W), the Polish office market remains on track to record 

another year of strong growth, the main reason being strong economic growth. While after a 

very good 2016 the supply of new office space is expected to reach levels similar to annual 

average in 2012-2015 in Warsaw, regional cities will likely see record-breaking supply volumes 

in 2017E. The demand side benefits from relocations of financial institutions following the UK’s 

decision to exit the EU (Warsaw) as well as a growing business services sector (regional cities 

e.g. Krakow and Warsaw). In general, the supply is expected to tighten in Warsaw the next 

year due to increasing vacancy rates, but to rebound in 2019E. On the other hand, regional 

cities are expected to see a steady and dynamic growth in the coming years.  

With a supply of 5m sqm, the Polish capital Warsaw is Europe’s 20th largest office property 

market. In 2016, developers completed more than 400,000 sqm of new space in the capital 

city, which boosted the average vacancy rate by 1.9% y-o-y to 14.2%. In total, there is 

currently 5.2m sqm of office space available in Warsaw, with 720k sqm being additionally 

under construction.  

 

Between January and June 2017, the largest commercial real estate projects, which were 

delivered in Poland, were Business Garden Phase 3-7 (54,800 sqm), EQlibrium in Warsaw 

(9,900 sqm), Nowa Fabryczna in Lodz (19,400 sqm), Astris in Krakow (13,000 sqm) and Ethos 

in Warsaw (12,100 sqm refurbishment). 

 

Prime office rents and gross yields in major Polish cities 
 

 
 

Source: Cushman & Wakefield, East Value Research GmbH 

 

 
 

Source: Cushman & Wakefield, East Value Research GmbH 

 

 

per sqm 

(in EUR)

change 

y-o-y 5y CAGR

Q2 

2017 10y High 10y Low

Warsaw 23.75 -1.00% -2.20% 5.25 7.00 5.25

Krakow 14.50 0.00% -0.70% 6.25 8.50 6.25

Wroclaw 14.00 -3.40% -1.40% 6.50 8.50 6.00

Gdansk 14.00 3.70% 0.00% 7.00 8.50 6.75

Katowice 13.50 -1.80% 0.00% 7.50 8.80 6.50

Poznan 14.00 0.00% -1.40% 7.00 8.50 6.25

Lodz 13.50 5.90% 0.80% 7.25 8.50 6.50

Szczecin 14.00 3.70% 1.50% 8.50 9.25 6.75

Prime office rents Prime gross office yields

Build stock 

(sqm)

Availability 

(sqm)

Vacancy 

rate

Under 

construction 

(sqm)

Warsaw 5,161,100 715,800 13.90% 720,000

Krakow 992,200 91,800 9.30% 110,700

Wroclaw 873,100 73,950 8.50% 132,000

Gdansk 645,500 50,050 7.80% 122,500

Katowice 458,900 58,100 12.70% 24,200

Poznan 443,300 54,250 12.20% 17,000

Lodz 397,500 23,900 6.00% 136,900
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Future prospects of the Polish real estate market 
 

While in Poland there are too few apartments (240k-400k per year) available and demand for 

commercial space remains high due to a fast-growing economy, there are significant risk 

factors, which could negatively impact market development in the next few years:  

 

1) Expiry of the “Mieszkanie dla Mlodych” program  
 

The MdM program, which offers young people preferential rates if they want to buy their 

first apartment, will expire in 2018E, but will likely boost apartment sales this year. For 

2017E, the volume of available MdM funds equals PLN 300m.  

 

2) Likely increase of interest rates in 2018E 
 

In July 2017, the inflation rate in Poland was 1.7%, with a positive trend. The Central 

Bank NBP expects 1.9% inflation in whole 2017E, 2% in 2018E and 2.5% in 2019E. 

 

3) Government-sponsored program “Mieszkanie+” 
 

In the coming years, the Polish government plans to construct 2.5k-3k apartments in order 

to provide affordable living space for rent with an option to buy in the future. It has already 

signed Letters-of-Intent for 15k apartments in 56 districts and started construction of 180 

in the Polish city of Biala Podlaska. The government wants to charge a rent of PLN 10-20 

per sqm, which is c. 20% less than market rates. Thus, there is a risk that “Mieszkanie+” 

will urge many private developers and investors from the market. 

 

4) Required downpayment of 20% 
 

The required downpayment was increased at the beginning of 2017E and could urge many 

buyers, who do not have enough equity, from the market.  

 

5) New rules relating to the purchase of agricultural land 
 

 According to a new law, investors, who would like to buy agricultural land in Poland, must 

be farmers themselves (through respective education and five years of practical 

experience). As the sale of farmland is much more difficult now, banks are not willing to 

grant loans, which are secured by that kind of assets.  
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Profit and loss statement 
 

 

 

 

 

 

 

 

 

 

in PLNm 2015 2016 2017E 2018E 2019E 2020E

Net sales 18.74 20.05 22.20 23.79 25.13 26.59

Cost of goods sold -3.50 -2.05 -4.02 -4.31 -4.55 -4.81

Gross profit 15.24 18.00 18.18 19.48 20.58 21.77

Other operating incme 5.51 3.01 12.50 9.00 8.50 8.00

Result from property sales and revaluations 59.39 2.10 -7.00 2.00 2.50 3.00

Property maintenance -9.29 -7.21 -3.06 -3.28 -3.46 -3.65

Administration costs -11.21 -7.99 -8.85 -9.48 -10.01 -10.60

Sales and marketing expenses -0.33 -0.43 -0.51 -0.55 -0.58 -0.61

Result from at-equity investments -0.91 3.68 4.00 4.30 4.60 4.90

EBITDA 58.39 11.16 15.26 21.48 22.13 22.81

Depreciation & Amortization -0.22 -0.24 -0.24 -0.25 -0.25 -0.26

EBIT 58.17 10.93 15.02 21.23 21.88 22.56

Net financial result -4.75 -8.43 10.00 10.20 10.40 10.60

EBT 53.42 2.50 25.02 31.43 32.28 33.16

Income taxes -7.07 -6.33 -4.75 -5.97 -6.13 -6.30

Net income / loss 46.35 -3.83 20.27 25.46 26.15 26.86

Diluted EPS 0.74 -0.12 0.58 0.65 0.66 0.68

DPS 0.00 0.00 0.00 0.00 0.00 0.00

Share in total sales

Net sales 100.00 % 100.00 % 100.00 % 100.00 % 100.00 % 100.00 %

Cost of goods sold -18.68 % -10.23 % -18.10 % -18.10 % -18.10 % -18.10 %

Gross profit 81.32 % 89.77 % 81.90 % 81.90 % 81.90 % 81.90 %

Other operating incme 29.43 % 15.02 % 56.31 % 37.83 % 33.83 % 30.09 %

Result from property sales and revaluations 316.99 % 10.47 % -31.53 % 8.41 % 9.95 % 11.28 %

Property maintenance -49.58 % -35.95 % -13.80 % -13.78 % -13.76 % -13.74 %

Administration costs -59.85 % -39.85 % -39.85 % -39.85 % -39.85 % -39.85 %

Sales and marketing expenses -1.78 % -2.13 % -2.30 % -2.30 % -2.30 % -2.30 %

Result from at-equity investments -4.86 % 18.36 % 18.02 % 18.08 % 18.31 % 18.43 %

EBITDA 311.67 % 55.68 % 68.74 % 90.28 % 88.07 % 85.81 %

Depreciation & Amortization -1.17 % -1.18 % -1.08 % -1.03 % -1.00 % -0.96 %

EBIT 310.50 % 54.50 % 67.66 % 89.25 % 87.08 % 84.85 %

Net financial result -25.37 % -42.05 % 45.05 % 42.88 % 41.39 % 39.87 %

EBT 285.12 % 12.46 % 112.70 % 132.13 % 128.47 % 124.72 %

Income taxes -37.74 % -31.57 % -21.41 % -25.10 % -24.41 % -23.70 %

Net income / loss 247.39 % -19.12 % 91.29 % 107.02 % 104.06 % 101.02 %
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Balance Sheet 
 

 

 

 

 

 

 

 

 

 

 

 

 

in PLNm 2015 2016 2017E 2018E 2019E 2020E

Assets

Cash and equivalents 26.07 90.00 53.84 95.23 113.77 132.86

Bonds 3.67 3.70 0.00 0.00 0.00 0.00

Inventories 5.30 5.47 23.00 33.00 43.00 53.00

Trade notes and receivables 1.29 1.72 1.90 2.04 2.15 2.27

Prepaid expenses and deferred charges 7.96 8.15 7.40 7.62 7.85 8.09

Assets-held-for-Sale 0.00 14.08 14.02 0.00 0.00 0.00

Current assets, total 44.30 123.11 100.16 137.89 166.77 196.22

Investment property 651.09 558.71 535.00 515.00 505.00 495.00

Fixed assets 0.96 0.83 0.80 0.80 0.79 0.79

Other intangible assets 0.06 0.03 0.02 0.02 0.02 0.02

Goodwill 0.00 0.00 0.00 0.00 0.00 0.00
At-equity investments 14.51 32.57 26.00 26.52 27.05 27.59
Bonds 0.00 0.37 0.00 0.00 0.00 0.00
Long-term receivables 0.00 0.37 0.37 0.38 0.39 0.40

Deferred tax assets 0.55 0.00 0.00 0.00 0.00 0.00

Non-current assets, total 667.18 592.87 562.20 542.72 533.25 523.79

Total assets 711.48 715.98 662.35 680.61 700.02 720.02

Liabilities

Trade payables 1.27 1.45 2.84 3.05 3.22 3.40

Short-term financial debt 8.81 38.34 11.50 10.50 9.50 8.50

Other short-term liabilities 15.44 33.72 0.00 0.00 0.00 0.00

Derivative instruments 0.00 4.02 0.72 0.73 0.75 0.76

Liabilities-held-for-Sale 0.00 0.58 0.63 0.00 0.00 0.00

Current liabilities, total 25.52 78.11 15.69 14.28 13.47 12.67

Long-term financial debt 200.52 168.62 161.00 160.00 159.00 158.00

Derivative instruments 11.64 0.00 0.00 0.00 0.00 0.00

Other long-term liabilities 2.07 2.09 2.10 2.14 2.18 2.23

Deferred tax liabilities 20.91 20.25 16.40 11.56 6.59 1.49

Long-term liabilities, total 235.13 190.96 179.50 173.70 167.78 161.72

Total liabilities 260.65 269.07 195.19 187.98 181.24 174.39

Shareholders equity, total 450.83 446.90 467.17 492.63 518.77 545.63

Minority interests 0.00 0.00 0.00 0.00 0.00 0.00

Total equity and liabilities 711.48 715.98 662.35 680.61 700.02 720.02
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Cash Flow Statement 
 

 

 

Financial ratios 
 

 

 

 

 

in PLNm 2015 2016 2017E 2018E 2019E 2020E

Net income / loss 46.35 -3.83 20.27 25.46 26.15 26.86

Depreciation 0.22 0.24 0.24 0.25 0.25 0.26

Change in working capital -0.84 11.49 -49.30 -10.15 -10.17 -10.17

Others -52.32 0.93 3.85 4.84 4.97 5.10

Net operating cash flow -6.58 8.82 -24.94 20.39 21.19 22.04

Cash flow from investing -21.24 59.98 23.55 33.78 9.76 9.75

Free cash flow -27.83 68.80 -1.39 54.17 30.95 31.79

Cash flow from financing 35.13 -4.87 -34.78 -12.77 -12.42 -12.70

Change of cash 7.30 63.93 -36.16 41.40 18.53 19.10

Cash at the beginning of the period 18.77 26.07 90.00 53.84 95.23 113.77

Cash at the end of the period 26.07 90.00 53.84 95.23 113.77 132.86

in PLNm 2015 2016 2017E 2018E 2019E 2020E 2021E 2022E

Profitability and balance sheet quality

Gross margin 81.32% 89.77% 81.90% 81.90% 81.90% 81.90% 81.90% 81.90%

EBITDA margin 311.67% 55.68% 68.74% 90.28% 88.07% 85.81% 84.32% 83.15%

EBIT margin 310.50% 54.50% 67.66% 89.25% 87.08% 84.85% 83.38% 82.23%

Net margin 247.39% -19.12% 91.29% 107.02% 104.06% 101.02% 99.01% 97.47%

Return on equity (ROE) 10.84% -0.85% 4.43% 5.31% 5.17% 5.05% 4.92% 4.79%

Return on assets (ROA) 7.18% 0.64% 1.55% 2.24% 2.25% 2.26% 2.25% 2.22%

Return on capital employed (ROCE) 7.36% -2.63% 1.88% 2.58% 2.58% 2.58% 2.56% 2.53%

Net debt (in PLNm) 191.22 117.86 120.01 76.00 55.48 34.40 9.07 -18.35

Net gearing 42.41% 26.37% 25.69% 15.43% 10.70% 6.30% 1.58% -3.05%

Equity ratio 63.37% 62.42% 70.53% 72.38% 74.11% 75.78% 77.01% 78.03%

Current ratio 1.74 1.58 6.38 9.66 12.38 15.49 19.42 23.72

Quick ratio 1.22 1.22 3.55 6.81 8.61 10.67 13.40 16.75

Net interest cover 12.24 1.30 -1.50 -2.08 -2.10 -2.13 -2.15 -2.16

Net debt/EBITDA 3.27 10.56 7.86 3.54 2.51 1.51 0.39 -0.76

Tangible BVPS 13.72 13.60 13.34 12.52 13.18 13.86 14.56 15.28

CAPEX/Sales 373.34% -390.31% -106.10% -142.00% -38.83% -36.67% -35.06% -16.42%

Working capital/Sales -11.53% -98.97% 132.69% 166.51% 198.13% 225.52% 252.40% 260.98%

Cash Conversion Cycle (in days) 445 746 1862 2570 3224 3793 4344 4522

Trading multiples

EV/Sales 9.80 9.16 8.27 7.71 7.30 6.90 6.60 6.36

EV/EBITDA 3.14 16.44 12.03 8.55 8.29 8.04 7.83 7.64

EV/EBIT 3.16 16.80 12.22 8.64 8.39 8.14 7.92 7.73

P/Tangible BVPS 0.44 0.44 0.45 0.48 0.45 0.43 0.41 0.39

P/E 8.08 -51.28 10.34 9.24 9.00 8.76 8.55 8.36

P/FCF -8.46 3.42 -169.85 4.34 7.60 7.40 -45.69 -34.61
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Disclaimer 

This document does neither constitute an offer nor a request to buy or sell any securities. It 

only serves informational purposes. This document only contains a non-binding opinion on the 

mentioned securities and market conditions at the time of its publication. Due to the general 

character of its content this document does not replace investment advice. Moreover, in 

contrast to especially approved prospectuses, it does not provide information, which is 

necessary for taking investment decisions.  

All information, which has been used in this document, and the statements that has been 

made, are based on sources, which we think are reliable. However, we do not guarantee their 

correctness or completeness. The expressions of opinion, which it contains, show the author’s 

personal view at a given moment. These opinions can be changed at any time and without 

further notice.  

A liability of the analyst or of the institution, which has mandated him, should be excluded 

from both direct and indirect damages.  

This confidential study has only been made available to a limited number of recipients. A 

disclosure or distribution to third-parties is only allowed with East Value Research’ approval. 

All valid capital market rules, which relate to the preparation, content as well as distribution of 

research in different countries, should be applied and respected by both the supplier and 

recipient.  

Distribution in the United Kingdom: In the UK this document shall only be distributed to 

persons who are described in Section 11 (3) of the Financial Services Act 1986 (Investment 

Advertisements) (Exemptions) Order 1996 (as amended). This research may not be distributed 

and forwarded directly or indirectly to any other group of individuals. The distribution of this 

document in other international jurisdictions may be restricted by law and individuals who 

possess this study should inform themselves about any existing restrictions and comply with 

them.  

Neither this document nor any copy of it may be taken or sent to the United States of America, 

Canada, Japan or Australia or distributed, directly or indirectly, in the United States of America, 

Canada, Japan or Australia or to any resident thereof. Any failure to comply with these 

restrictions may constitute a violation of United States, Canadian, Japanese or Australian 

securities laws or the law of any other jurisdiction.   

Declaration according to § 34b WpHG and FinAnV on potential conflicts of interest (As of  July 

24, 2013):  The preparation of this research report by East Value Research was commissioned 

by MWW Trustees sp. z o.o. 
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Declaration according to § 34b WpHG and FinAnV on additional disclosures (As of July 24, 

2013): 

It is in the sole decision of East Value Research GmbH whether and when a potential update 

of this research will be made. 

Relevant basis and measures of the valuations, which are included in this document: 

The valuations, which are the basis for East Value Research‘ investment recommendations, 

are based on generally-accepted and widely-used methods of fundamental analysis such as 

the Discounted-Cash-Flow method, peer group comparison, or Sum-of-the-Parts models.   

The meaning of investment ratings: 

Buy:  Based on our analysis, we expect the stock to appreciate and generate a total return of 

at least 10% over the next twelve months 

Add:  Based on our analysis, we expect the stock to appreciate and generate a total return 

between 0%- 10% over the next twelve months 

Reduce:  Based on our analysis, we expect the stock to cause a negative return between 0% 

and -10% over the next twelve months 

Sell:  Based on our analysis, we expect the stock to cause a negative return exceeding -10% 

over the next twelve months 

The respective supervisory authority is: 

Bundesanstalt für Finanzdienstleistungsaufsicht  

Lurgiallee 12  

60439 Frankfurt 

 

 

 


