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Small is beautiful

Buy

Upgraded from Hold

Price: HUF 3,590
Price target: HUF 4,336
(From HUF 3,734)

Graphisoft Park is the owner and manager of a unique office park,
situated in a tranquil location by the Danube riverside in northern
Budapest. Its distinctive selling point is its low building density and
focus on offering a quality work environment for its tenants, a mixture of
international and local R&D, IT, and innovative SME and start-up
companies. The park consists of 82k sqm lettable area, and is nearly fully
occupied. The effective rents stand at around EUR 15/sgqm. The rental
income should reach EUR 14m in 2019E, while we see the FFO at around
EUR 11m in 2019E, up some 13% yoy, driven by the full contribution of
the development in the southern area of the Park, completed in 2018. The
stock trades currently at ¢.10% FFO yield and over 40% discount to book
value, on our 2019E figures. This is the lowest P/B and highest FFO yield
among our coverage. While, with low liquidity and limited newsflow, we
do not see a specific trigger for a rerating, we believe the shares are
trading below their fair value. We have upgraded our recommendation to
BUY (from Hold), and set our new 12M price target (PT) at HUF 4,336.

Portfolio valuation still stretched, but less than 18 months ago. We
believe that one of the reasons the stock is so cheap — 0.6x P/B — may be the
relatively aggressive valuation of the portfolio. On our estimates, the buildings
are booked at a 6.0% yield. In our view, this leaves little room for additional
upside, especially when considering that rents are already above the market
average. Strong leasing demand, coupled with limited availability, has
translated into growing rents on the Budapest office market, however. At the
same time, yields continue to compress. As such, the gap between our
perception of the value of the portfolio and the actual reported fair value has
narrowed since our initiation, published in December 2017.

Expected events

2Q19 results
3Q19 results
4Q19 results

7 August
6 November
February 2020 (tbc)

Key data

Market Cap EUR 119m
Free float 38%
Shares outstanding 10.08m
3MADTV EUR 10k

Major Shareholders

Mr. Gabor Bojar
Concorde/HOLD AM
AEGON

Reuters Code
Bloomberg Code
BUX Index

32%

16%

10%
GSPAEUR.DEp
GSPARK HB Equity
40,208

Price performance

52-w range
52-w performance
Relative performance

HUF 3,260-3,680/share
10%
-4%

Graphisoft Park 12M share price

. " performance
Development. The southern area of the park contains room for an additional
20k sqgm GLA of potential office space. The northern area (which needs to be 4300
decontaminated first) provides room for additional 42k sqgqm GLA, according to 2800
management’s estimates. Any additional development would represent upside
for our forecasts, as we do not expect any further developments (in neither the 2300
northern nor southern areas) in our model. '
GSPARK
We value the company using a combination of a DCF and a peer multiples 2,800 thixfbi:edw o oo oo
valuation. Our DCF arrives at a 12M PT of HUF 3,727/share; while our peer s o
valuation suggests HUF 4,945/share. We use a WACC of around 5.1-5.4% =57 300 z05u0w =<
and a COE of around 7%.
Key risks include: high tenant concentration; flooding; slower-than-expected
progress with the decontamination of the northern development area; an
economic downturn; FX fluctuations between HUF and EUR; oversupply on
the office market; and an increase in capitalisation rates and borrowing costs.
Key triggers include: growth of monthly rents above EUR 16/sqm; further
developments of new premises; an increase in the dividend payout ratio; a
takeover by a larger real estate company.
Year BV BVPS Net LTV Equity FFO FFOPS  FFOROE  P/BV FFO DPS Div. Yield
(BURm) (BUR) ratio (EURmM) (EUR) yield (BUR)
2016 24 2.3 65% 30% 7.2 0.71 31.1% 3.4x 9.0% 0.25 3.2%
2017 26 2.6 69% 25% 8.5 0.84 34.3% 4.3x 7.5% 0.30 2.6%
2018 168 16.6 28% 67% 9.9 0.98 10.2% 0.7x 9.0% 0.64 5.9%
2019E 197 19.6 23% 70% 1.1 1.10 6.1% 0.6x 10.0% 0.72 6.5%
2020E 201 20.0 22% 70% 111 1.10 5.6% 0.6x 10.0% 0.72 6.5%
2021E 205 20.3 21% 71% 11.1 1.10 5.5% 0.5% 10.0% 0.71 6.5%

Analysts: Jakub Caithaml; Stefan Lungu, CFA
E-mail: jakub.caithaml@wood.cz, stefan.lungu@wood.com

Prague: +420 222 096 481
Website: www.wood.com
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Key risks and triggers

Trading deep below book value, Graphisoft Park is generating a very high FFO yield. With a compact,
unique portfolio of high quality offices, we believe it could become an attractive takeover target for either
a financial or an industry investor. A more generous dividend policy (paying out a higher share of FFO)
could also attract investors’ interest and help the stock trend higher. The development of new buildings
on the existing land reserves — not priced in — could enhance the returns significantly beyond

our forecasts.

Continued strong leasing demand on the Budapest office market and growth of effective rents mean that
the premium the offices have been leased at historically relative to the broader market is shrinking. We
believe the key structural risk for the business model is that, with more high quality premises in and
around the city centre, it may become less appealing, especially for younger people without cars, to
commute to the outskirts of town. While unlikely from the current perspective, a sudden wave of new
office developments, especially if coupled with an economic slowdown, could weigh on the rents. Other
risks include: a yield expansion; flooding; slower-than-expected progress with the decontamination of
the northern development area; an economic downturn; and FX fluctuations between the HUF and

the EUR.

Graphisoft Park vs. peers
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WOOD: new vs. old estimates

There is no available consensus for the stock.

WOOD: new vs. old

EURm 2019E 2020E 2021E

new old Diff. (%) new old Diff. (%) new old Diff. (%)
Sales 14 13 5% 14 13 5% 14 13 5%
EBITDA 13 12 3% 13 158 -92% 12 12 3%
EBIT 19 6 237% 20 196 -90% 21 6 258%
Net profit 18 4 323% 19 142 -87% 20 4 347%
BPS (EUR) 19.6 14.0 39% 20.0 26.6 -25% 20.3 14.6 39%
FFOPS (EUR) 0.94 0.94 -1% 0.93 1.36 -31% 0.93 0.94 0%
DPS (EUR) 0.72 0.69 4% 0.72 0.82 -13% 0.71 0.68 4%
EBITDA margin 88.6% 90.5% -1.9ppt 88.4% 1178.1% -1089.7ppt 88.2% 90.1% -1.9ppt
Net margin 126.9% 31.6% 95.3ppt 133.8% 1053.6% -919.8ppt 140.6% 33.0% 107.6ppt

Source: WOOD Research
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Graphisoft Park: earnings, dividends, portfolio, leverage and NAV

Rental income EURm EBITDA (excl. one-offs and non-cash items)
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Rental income by country, 2019E Portfolio value and yield

EUR m
1200 8.0%
[ J
w00 @ @ e o o 7.0%
6.0%
800 5.0%
600 4.0%
400 3.0%
2.0%
200 1.0%
0 0.0%
O o A B & &
MM P C g g
= Portfolio FV (EUR m) @®Yield (rhs)
Leverage: net LTV and net debt to EBITDA BV/sh
80% 7.0x 25.00
65% GW’
70% 63% .
60% ) 58% 6.0x 20.00
60% 50
°® .OX
50% ® o e 40x 1500
40% °
3.0x
30% ? 23% 22% 2106 194 10.00
(] 0,
20% 18% 2.0x o ©®
10% I I I 1ox 200 @
1 |
0% 00% 0,00 #VALUE! #\iALUE'. B
S G I I T S R R R R
NN XN NN XN o YN QY oS ":b\‘ob'\%@@@@@
N N N I QISR A e (‘9\,9\,]9\,9\(,9",9"{9@‘&@@@’%'9
mNet LTV (lhs) @ Net debt to EBITDA = Book Value per share (eop) @ Share price (average)

Source: Company data, Bloomberg, WOOD Research

Graphisoft Park 5 WOOD & Company



Valuation

We value Graphisoft Park using a combination of a DCF and a peer valuation, where we compare the
company to its CEE and European office peers. We use a WACC of around 5.0-5.5% throughout our

forecast horizon.

Setting 12M PT at HUF 4,336/share

N> o

1.5x

Valuation method Weight Per share (HUF)
Peer multiples 50% 3,727
DCF 50% 4,945
Weighted average target value 4,336
Current price 3,590
Upside/(downside) 21%
Source: WOOD Research
Graphisoft Park: valuation — COE, WACC, multiples
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Financials

Graphisoft Park: P&L, FFO, DPS and rental income by country and sector

P&L (EUR m) 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E  2022E
Rental income 8 8 9 10 11 13 14 14 14 14
- net service charges and property expenses 0 0 0 0 0 0 0 0 0 0
Net rental income 8 9 10 10 11 13 14 14 14 14
- income from hotels 0 0 0 0 0 0 0 0 0 0
- net operating expenses -1 -1 -1 -1 -1 -1 -2 -2 -2 -2
EBITDA (excl. one-offs and non-cash items) 7 8 9 9 10 12 13 13 12 12
- revaluation gain/(loss) -4 -4 -4 -4 -5 0 0
- net result from sale of investment properties 0 0 0 0 0 0
- result from JVs 0 0 0
EBIT 4 4 5 17 12 12 12 12
- net interest expense -1 -1 -1 -1 -1 -1 -1 -1 -1 -1
- other financial income/expense 0 0 0 0 0 0 0 0 0 0
Pre-tax profit 2 2 4 4 4 15 11 11 11 11
- current income tax 0 0 0 0 0 0 0 0 0 0
- deferred tax charge 0 0 0 0 1 0 0
Net profit 2 2 3 3 4 15 11 11 11 11
- minorities 0 0 0 0 0 0 0 0 0 0
- discontinued operations 0 0 0 0 0 0 0 0 0 0
Net income 2 2 3 3 4 15 11 11 11 11
FFO & DPS (EUR m, unless per sh) 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E  2022E
FFO | (pre-tax) 6 6 7 8 9 10 11 11 11 11
FFO I (post-tax) 6 6 7 7 8 10 11 11 11 11
FFO Il 6 6 7 7 8 10 11 11 11 11
FFO | per share (pre-tax) 0.58 0.62 0.73 0.75 0.86 0.98 1.10 1.10 1.10 1.10
FFO | per share (post-tax) 0.55 0.59 0.69 0.71 0.84 0.98 1.10 1.10 1.10 1.10
FFO Il per share 0.55 0.59 0.69 0.71 0.84 0.98 1.10 1.10 1.10 1.10
DPS (from current year profit) 0.30 0.20 0.23 0.25 0.30 0.64 0.72 0.72 0.71 0.71
Payout ratio (of post-tax FFO 1) 0.54x 0.34x 0.33x 0.35x 0.35x 0.65x 0.65x 0.65x 0.65x 0.65x
Margins and growth 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E  2022E
Net rental income margin 100% 101% 102% 103% 103% 103% 103% 103% 103% 103%
EBITDA margin 90% 91% 93% 92% 90% 93% 91% 91% 91% 90%
FFO | (pre-tax) margin 72% 74% 77% 79% 82% 7% 81% 81% 81% 80%
FFO | (post-tax) margin 69% 71% 74% 76% 80% 7% 81% 81% 81% 80%
Net rental income growth -1.9% 4.3% 11.9% 0.4% 11.5% 20.7% 7.3% 0.0% 0.0% 0.0%
EBITDA growth -2.0% 6.1% 14.3% -1.3% 8.8% 24.9% 5.5% -0.2% -0.2% -0.3%
Net income growth -1.7% 10.0% 52.0% 5.0% 37.3% 245.1% -27.5% -0.2% -0.3% -0.3%
FFO | per sh (pre-tax) growth 7.8% 6.9% 18.0% 2.9% 15.4% 13.7% 12.4% -0.2% -0.3% -0.3%
FFO | per sh (post-tax) growth 7.3% 7.3% 17.4% 2.7% 18.1% 16.0% 12.9% -0.2% -0.3% -0.3%
FFO Il per sh growth 7.3% 7.3% 17.4% 2.7% 18.1% 16.0% 12.9% -0.2% -0.3% -0.3%
Rental income per country 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E  2022E
Hungary 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Rental income per sector 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E 2022E
Offices 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Retail

Logistics

Hotels

Residential

Others

Source: WOOD Research, company data

Graphisoft Park 7 WOOD & Company



Graphisoft Park: capital structure, cash flow and EPRA indicators

Capital structure (EUR m) 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E 2022E
Total debt 47 44 40 48 64 73 73 73 73 73
Cash 10 5 5 3 4 6 11 14 18 22
Net debt 37 39 35 45 60 67 62 58 55 51
Equity 23 22 23 24 26 168 197 201 205 208
Assets 72 69 66 80 104 252 282 286 289 293
Investment property 61 63 60 70 87 240 265 265 265 265
EBITDA 7 8 9 9 10 12 13 13 12 12
Equity ratio 32% 32% 35% 30% 25% 67% 70% 70% 71% 71%
Gross LTV 7% 70% 66% 69% 74% 30% 27% 27% 27% 27%
Net LTV 60% 63% 58% 65% 69% 28% 23% 22% 21% 19%
Net debt to EBITDA 5.1x 5.1x 4.0x 5.2x 6.3x 5.6x 5.0x 4.7x 4.4x 4.1x
Gearing (net debt to equity) 160% 177% 154% 192% 231% 40% 31% 29% 27% 25%
Cost of debt (incl. hedging) n/a n/a n/a n/a n/a n/a

Average debt maturity (years) n/a n/a n/a n/a n/a n/a

% of debt fixed or hedged n/a n/a n/a n/a n/a n/a

% of unsecured debt n/a n/a n/a n/a n/a n/a

% of uncencumbered assets n/a n/a n/a n/a n/a n/a

Rating by S&P n/a n/a n/a n/a n/a n/a

Rating by Fitch n/a n/a n/a n/a n/a n/a

Rating by Moody's n/a n/a n/a n/a n/a n/a

Net debt, rel. change, yoy -147% 7% -11% 28% 33% 11% -7% -6% -6% -7%
Equity, rel. change, yoy -96% -3% 2% 3% 11% 543% 18% 2% 2% 2%
Assets, rel. change, yoy -90% -5% -4% 21% 30% 143% 12% 1% 1% 1%
Cash Flow (EUR m) 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E 2022E
Profit before tax 4 3 3 4 4 15 11 11 11 11
CF from Operations (before WC) 9 8 9 9 9 11 13 13 12 12
WC changes 1 1 0 -6 -2 6 0 0 0 0
CF from Operations 10 8 9 3 8 17 13 13 12 12
Adjustment for net interest and taxes -1 -2 -2 -1 -1 -1 -1 -1 -1 -1
Net CF from Operations 9 7 7 2 6 16 11 11 11 11
CAPEX -2 -6 -1 -11 -22 -22 -3 -3 -3 -3
Proceeds from disposals 2 0 0 0 0 0 0 0 0 0
Others

Net CF from Investing 0 -6 -1 -11 -22 -22 -3 -3 -3 -3
Proceeds from issuance of share capital

Acquisition of own shares 0 0 0 0 0 0 0 0 0 0
Net issue of debt -3 -3 -4 10 19 11 0 0 0 0
Dividends paid -1 -3 -2 -2 -3 -3 -4 -5 -5 -5
Others

Net CF from Financing -4 -6 -6 7 17 8 -4 -5 -5 -5
Change in cash & equivalents 4 -6 0 -2 2 2 5 4 4 4
EPRA Indicators (EUR m) 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E 2022E
Book Value 23 22 23 24 26 168 197 201 205 208
EPRA NAV n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA NNNAV n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
BV per share (EUR) 2.28 2.21 2.26 2.33 2.58 16.62 19.59 19.95 20.31 20.67
EPRA NAV per share (EUR) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA NNNAV per share (EUR) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Net Initial Yield (NIY) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA "topped-up" NIY n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Ifl Gross Rental Income n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Ifl Net Rental Income n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Earnings (EUR m) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
Company adj. EPRA Earnings n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Earnings per share n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
Company adj. EPRA Earnings (per share) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Vacancy rate n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Cost Ratio (incl. vacancy costs) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
EPRA Cost Ratio (excl. vacancy costs) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a

Source: WOOD Research, company data
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Graphisoft Park: DCF, cost of capital, portfolio, share data and valuation multiples

DCF: FCFF reconciliation (EUR m) 2019E 2020E 2021E 2022E 2023E 2024E 2025E 2026E 2027E 2028E
FFO I 11 11 11 11 11 11 11 11 11 11
+ taxes 0 0 0 0 0 0 0 0 0 0
+ interest costs 1 1 1 1 1 1 1 1 1 1
Adj. EBIT 13 12 12 12 12 12 12 12 12 12
tax rate 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
NOPLAT 13 12 12 12 12 12 12 12 12 12
CAPEX -3 -3 -3 -3 -3 -3 -3 -3 -3 -3
WC change 0 0 0 0 0 0 0 0 0 0
Proceeds from disposals 0 0 0 0 0 0 0 0 0 0
FCFF 10 10 10 10 10 10 10 10 10 10
DCF: Cost of Equity and WACC 2019E 2020E 2021E 2022E 2023E 2024E 2025E 2026E 2027E 2028E
[A] Debt/Capital Ratio 27% 26% 26% 26% 25% 25% 25% 24% 24% 24%
[C] Equity/Capital Ratio 73% 74% 74% 74% 75% 75% 75% 76% 76% 76%
Marginal Cost of Debt (%) 2% 2% 2% 2% 2% 2% 2% 2% 2% 2%

x Marginal Tax Rate (%) 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
[B] Cost of Debt (post tax) 2% 2% 2% 2% 2% 2% 2% 2% 2% 2%
Beta 0.79 0.78 0.76 0.75 0.74 0.73 0.71 0.70 0.69 0.68

x Equity Risk Premium 4% 3% 3% 3% 3% 3% 3% 3% 3% 3%
+ Risk Free Rate 3% 3% 3% 3% 3% 3% 3% 3% 3% 3%
[D] Cost of Equity 6.6% 6.5% 6.5% 6.4% 6.4% 6.3% 6.3% 6.2% 6.2% 6.1%
[A xB] + [C x D] = WACC: 5.4% 5.4% 5.3% 5.3% 5.3% 5.2% 5.2% 5.2% 5.2% 5.1%
Portfolio 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E 2022E
Year-end, m2 ('000) 0 619 745 771 852 867 867 867 867 867
Rented space, m2 0 595 713 739 818 832 832 832 832 832
Occupancy 0.0% 96.1% 95.8% 95.8% 96.0% 96.0% 96.0% 96.0% 96.0% 96.0%
Gross Rental Income (EUR m) 0 51 58 61 65 71 73 74 75 7
Value (EUR m) 0 726 826 850 983 1018 1034 1052 1071 1091
Weighted Average Lease Term (Y) n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
- price / m2, EUR 0 1173 1109 1102 1154 1174 1192 1213 1234 1258
- average gross rent per m2, EUR n/a n/a n/a n/a 7.1 6.7 6.9 6.6 7.1 7.3
- yield 0.0% 7.0% 7.0% 7.2% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0%
- yield at full occupancy n/a n/a n/a n/a 7.4% 6.9% 7.0% 6.5% 6.9% 6.9%
Number of shares and share price 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E 2022E
Number of shares 10.6 10.6 10.6 10.6 10.6 10.6 10.6 10.6 10.6 10.6
Treasury shares / options 1.2 1.2 2.2 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Number of shares outstanding 10.1 10.1 10.1 10.1 10.1 10.1 10.1 10.1 10.1 10.1
Average number of shares 10.6 10.6 10.6 10.6 10.6 10.6 10.6 10.6 10.6 10.6
Average number of treasury shares 1.1 1.2 1.7 3.1 4.0 4.0 4.0 4.0 4.0 4.0
Average number of shares outstanding 10.1 10.1 10.1 10.1 10.1 10.1 10.1 10.1 10.1 10.1
Average price/share (EUR) 3.3 4.8 7.1 7.9 11.2 10.9 11.2 n/a n/a n/a
Lowest price (EUR) 2.8 3.7 5.7 7.2 9.5 10.2 10.8 n/a n/a n/a
Highest price (EUR) 3.9 5.8 7.7 9.6 12.8 11.6 11.5 n/a n/a n/a
Closing price (EUR) 3.8 5.6 7.3 9.5 11.7 10.9 n/a n/a n/a n/a
Market cap, average (EUR m) 33 48 71 80 113 110 113 n/a n/a n/a
Market cap, eop (EUR m) 39 57 73 96 118 110 n/a n/a n/a n/a
Profitability and valuation multiples 2013 2014 2015 2016 2017 2018 2019E 2020E 2021E 2022E
FFO | (pre-tax) ROE 1.8% 27.5% 32.5% 32.6% 35.1% 10.2% 6.1% 5.6% 5.5% 5.3%
FFO | (after-tax) ROE 1.7% 26.4% 31.1% 31.1% 34.3% 10.2% 6.1% 5.6% 5.5% 5.3%
FFO Il ROE 1.7% 26.4% 31.1% 31.1% 34.3% 10.2% 6.1% 5.6% 5.5% 5.3%
FFO | (pre-tax) RONAV n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
FFO | (after-tax) RONAV n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
FFO Il RONAV n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
FFO | yield (pre-tax) 17.6% 12.9% 10.3% 9.5% 7.7% 9.0% 10.0% 10.0% 10.0% 9.9%
FFO |yield (post-tax) 16.8% 12.4% 9.8% 9.0% 7.5% 9.0% 10.0% 10.0% 10.0% 9.9%
FFO Il yield 16.8% 12.4% 9.8% 9.0% 7.5% 9.0% 10.0% 10.0% 10.0% 9.9%
P/BV 1.4x 2.2x 3.1x 3.4x 4.3x 0.7x 0.6x 0.6x 0.5x 0.5x
P/EPRA NAV n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
Dividend yield 9.0% 4.2% 3.2% 3.2% 2.6% 5.9% 6.5% 6.5% 6.5% 6.5%
EV/EBITDA 9.6x 11.3x 12.0x 14.3x 18.2x 14.9x 13.8x 13.6x 13.3x 13.1x

Source: WOOD Research, company data
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Important disclosures

This investment research is published by WOOD & Company Financial Services, a.s. (‘WOOD&Co”) and/or one of its branches who are authorised and regulated by the Czech National
Bank (CNB) as Home State regulator and in Poland by the Polish Financial Supervision Authority (KNF), in Slovakia by the National Bank of Slovakia (NBS), in Italy by the Companies
and Stock Exchange Commisssion (CONSOB) and in the UK by the Financial Conduct Authority (FCA) as Host State regulators.

This investment research was completed on 11/06/2019 at 21:00 CET and disseminated on 12/06/2019 at 07:45 CET.

This research/commentary was prepared by the assignment of Budapest Stock Exchange Ltd. (registered seat: 1054 Budapest, Szabadsag tér 7. Platina torony I. ép. IV. emelet;
company registration number: 01-10-044764, hereinafter: BSE) under the agreement which was concluded by and between BSE and WOOD & Company Financial Services, a.s.
(registered seat: namsti Republiky 1079/1a, 110 00 Praha 1, Czech Republic; company registration number: 265 03 808, hereinafter: Investment Service Provider).

BSE shall not be liable for the content of this research/commentary, especially for the accuracy and completeness of the information therein and for the forecasts and conclusions; the
Service Provider shall be solely liable for these. The Service Provider is entitled to all copyrights regarding this research/commentary however BSE is entitled to use and advertise/spread
it but BSE shall not modify its content.

This research/commentary shall not be qualified as investment advice specified in Point 9 Section 4 (2) of Act No. CXXXVIII of 2007 on Investment Firms and Commodity Dealers and
on the Regulations Governing their Activities. Furthermore, this document shall not be qualified as an offer or call to tenders for the purchase, sale or hold of the financial instrument(s)
concerned by the research/commentary.

WOOD&Co’s rating and price target history for Graphisoft Park in the preceeding 12-month period:
| Date | Rating | Date | PT |
| 12/06/2019 | BUY | 12/06/2019 | HUF 4,336 |

A history of all WOOD&Co'’s investment research disseminated during the preceeding 12-month period can be accessed via our website at https://research.wood.com.

The meanings of recommendations made in WOOD&Co's investment research are as follows:

BUY: The stock is expected to generate total returns of over 15% during the next 12 months as measured by the price target.

HOLD: The stock is expected to generate total returns of 0-15% during the next 12 months as measured by the price target.

SELL: The stock is expected to generate a negative total return during the next 12 months as measured by the price target.

RESTRICTED: Financial forecasts, and/or a rating and/or a price target is restricted from disclosure owing to Compliance or other regulatory/legal considerations such as a blackout
period or a conflict of interest.

NOT RATED: Suspension of rating after 30 consecutive weekdays where the current price vis-a-vis the price target has been out of the range dictated by the current BUY/HOLD/SELL
rating.

COVERAGE IN TRANSITION: Due to changes in the Research team, the disclosure of a stock’s rating and/or price target and/or financial information are temporarily suspended.

As of the end of the last calendar quarter, the proportion of all WOOD&Co’s investment research vis-a-vis the proportion of subject companies that were investment banking clients
over the previous 12 months is as follows:

Buy Hold Sell Restricted Not rated Coverage in transition
Equity Research Coverage 49% 44% 6% 0% n.a. 1%
IB Clients 1% 1% n.a. n.a. n.a. n.a.

Any prices of financial instruments quoted in this investment research are taken as of the previous day’s market close on the home market unless otherwise stated.

Details of the methodologies used to determine WOOD&Co'’s price targets and risk assessment related to the achievement of the targets are outlined throughout the most recent
substantive report/note on the subject company.

It should be assumed that the risks and valuation methodology presented in daily news or flash notes, and not changing WOOD&Co'’s estimates or ratings, are as set out in the most
recent substantive research report/note on the subject company and can be found on our website at https://research.wood.com.

WOOD&CO0’s policy is to update investment research as it deems appropriate, based on developments in the subject company, sector or market that may have a material impact on
the views or opinions stated in the investment research.

WOOD Research Disclosures (as of 12 June 2019)
Company

Alior Bank

AmRest

ANY Security Printing Company PLC
Banca Transilvania
Bank Handlowy
Bank Millennium
Bank of Cyprus
Bank of Georgia
Benefit Systems
Bogdanka

BRD

Bucharest Stock Exchange
Santander Bank Polska
CcC

CD Projekt

CEZ

Ciech

CME

Cyfrowy Polsat
Dino

DO&CO

Electrica

Enea

Energa

Erste Group Bank
Eurobank

Eurocash

Famur

Fortuna

Fondul Proprietatea
Getin Noble Bank
Graphisoft Park
GTC

ING BSK

Inter Cars

JSW

Kazatomprom
Kernel
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Kofola CS
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https://research.wood.com/
https://research.wood.com/

mBank 5
MedLife 2,4
MONETA Money Bank 5
NLB Group 1,23
02 Czech Republic 4,5
OMV Petrom 5
Orange PL 5
Pekao 4,5
PGE 5
PGNiG 5
Philip Morris CR 5
PKN Orlen 5
PKO BP 4,5
PKP Cargo 5
PZU 4,5
Romgaz 5
Santander Bank Polska 5
Siauliu Bankas 4,6
SIF-1 2,4
Tauron 5
TMK Artrom 1,3
Transelectrica 5
Transgaz 5
Warsaw Stock Exchange 5
# Description
1 The company currently is, or in the past 12 months was, a client of WOOD&Co or any of its affiliates for the provision of corporate finance/investment banking services.
2 In the past 12 months, WOOD&Co or any of its affiliates have received compensation for corporate finance/investment banking services from the company.
3 In the past 12 months, WOOD&Co or any of its affiliates have been lead manager or co-lead manager of a publicly disclosed offer of the company’s financial instruments.
4 In the past 12 months, WOOD&Co or any of its affiliates have acted as broker to the company
5 WOOD&Co or any of its affiliates are market maker(s) or liquidity provider(s) in relation to financial instruments of the company.
6 In the past 12 months, WOOD&Co or any of its affiliates have provided to the company any services set out in Sections A and B or Annex | to the Directive 2014/65/EU of
the European Parliament and of the Council, other than services listed under points 1, 3, 4 or 5 above, or received compensation for such services from the company.
7 The authoring analyst or any individual involved in the preparation of this investment research have purchased/received shares in the company prior to a public offering of
those shares; and the price at which they were acquired along with the date of acquisition are disclosed above.
8 The authoring analyst or any individual involved in the preparation of this investment research has a direct ownership position in securities issued by the company.
9 A partner, director, officer, employee or agent of WOOD&Co and its affiliates, or a member of his/her household, is an officer, or director, or serves as an advisor or board
member of the company.
10 WOOD&Co or its affiliates hold a net long or short position exceeding the threshold of 0,5% of the total issued share capital of the company, calculated in accordance with
Artcle3 of Regulation (EU) No 236/2012 and with Chapters Il and IV of Commission Delegated Regulation (EU) No 918/2012.
11 The company owns more than 5% of the total issued share capital in WOOD&Co or any of its affiliates.

The authoring analysts who are responsible for the preparation of this investment research have received (or will receive) compensation based upon (among other factors) the overall
profits of WOOD&Co, which includes corporate finance/investment banking, sales and trading and principal trading revenues. However, such authoring analysts have not received,
and will not receive, compensation that is directly based upon or linked to one or more specific activities, or to recommendations contained in the investment research. One factor in
equity research analyst compensation is arranging corporate access events/meetings between institutional clients and the management teams of covered companies (with the company
management being more likely to participate when the analyst has a positive view of the company).

WOOD&Co and its affiliates may have a corporate finance/investment banking or other relationship with the company that is the subject of this investment research and may trade in
any of the designated investments mentioned herein either for their own account or the accounts of their clients, in good faith or in the normal course of market making. Accordingly,
WOOD&Co or their affiliates, principals or employees (other than the authoring analyst(s) who prepared this investment research) may at any time have a long or short position in any
such designated investments, related designated investments or in options, futures or other derivative instruments based thereon.

WOOD&Co manages conflicts of interest arising as a result of preparation and publication of research through its use of internal databases, notifications by the relevant employees
and Chinese Walls as monitored by Compliance. For further details, please see our website at https://www.wood.cz/mifid-information/.

The information contained in this investment research has been compiled by WOOD&Co from sources believed to be reliable, but (with the exception of the information about
WOOD&Co) no representation or warranty, express or implied, is made by WOOD&Co, its affiliates or any other person as to its fairness, accuracy, completeness or correctness.
WOOD&Co has not independently verified the facts, assumptions, and estimates contained herein. All estimates, opinions and other information contained in this investment research
constitute WOOD&Co’ judgement as of the date of this investment research, are subject to change without notice and are provided in good faith but without legal responsibility or
liability.

WOOD&Co salespeople, traders, and other professionals may provide oral or written market commentary or trading strategies to our clients and our proprietary trading desk that reflect
opinions that are contrary to the opinions expressed in this investment research. WOOD&Co’s affiliates, proprietary trading desk and investing businesses may make investment
decisions that are inconsistent with the recommendations or views expressed in this investment research.

This investment research is provided for information purposes only and does not constitute or form part of an offer or invitation or solicitation to engage in investment activity or to buy
or sell any designated investments discussed herein in any jurisdiction. As a result, the designated investments discussed in this investment research may not be eligible for offer or
sale in some jurisdictions. This investment research is not, and under no circumstances should be construed as, a solicitation to act as a securities broker or dealer in any jurisdiction
by any person or company that is not legally permitted to carry on the business of a securities broker or dealer in that jurisdiction.

This investment research is prepared for general circulation to WOOD&Co'’s clients and does not have regard to the investment objectives, financial situation or particular needs of any
particular person. Investors should consider this report as only a single factor in making their investment decision and obtain advice based on their own individual circumstances before
making an investment decision. To the fullest extent permitted by law, none of WOOD&Co, its affiliates or any other person accepts any liability whatsoever for any direct or
consequential loss arising from or in connection with the use of this investment research.

For United Kingdom or European Residents:

This investment research is only for persons who are eligible counterparties or professional clients within the meaning of Directive 2014/65/EU of the European Parliament and of the
Cpinsil of 15 May 2014 on markets in financial instruments and amending Directive 2002/92/EC and Directive 2011/61/EU and is exempt from the general restrictions in section 21 of
the Financial Services and Markets Act 2000 (or any analogous legislation) on the communication of invitations or inducements to engage in investment activity on the grounds that it
is being distributed in the United Kingdom only to persons of a kind described in Article 19(5) (Investment Professionals) and 49(2) (High Net Worth companies, unincorporated
associations etc) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (as amended). It is not intended to be distributed or passed on, directly or indirectly,
to any other class of persons. This material is not for distribution in the United Kingdom or Europe to retail clients, as defined under the rules of the Financial Conduct Authority.

For United States Residents:

This investment research distributed in the United States by WOOD&Co, and in certain instances by Brasil Plural Securities LLC (“Brasil Plural”), a U.S registered broker dealer, only
to “major U.S. institutional investors”, as defined under Rule 15a-6 promulgated under the U.S. Securities Exchange Act of 1934, as amended, and as interpreted by the staff of the
U.S. Securities and Exchange Commission (“SEC”). This investment research is not intended for use by any person or entity that is not a major U.S institutional investor. If you have
received a copy of this research and are not a major U.S institutional investor, you are instructed not to read, rely on or reproduce the contents hereof, and to destroy this research or
return it to WOOD&Co or to Brasil Plural. Analyst(s) preparing this report are employees of WOOD&Co who are resident outside the United States and are not associated persons or
employees of any U.S. registered broker-dealer. Therefore the analyst(s) are not be subject to Rule 2711 of the Financial Industry Regulatory Authority (“FINRA”) or to Regulation AC
adopted by SEC which, among other things, restrict communications with a subject company, public appearances and personal trading in securities by a research analyst. Any major
U.S Institutional investor wishing to effect transactions in any securities referred to herein or options thereon should do so by contacting a representative of Brasil Plural. Brasil Plural
is a broker-dealer registered with the SEC and a member of FINRA and the Securities Investor Protection Corporation. Its address is 545 Madison Avenue, 8th Floor, New York, NY
10022 and its telephone number is 212-388-5613. WOOD&Co is not affiliated with Brasil Plural or any other U.S registered broker-dealer.
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Alex Boulougouris
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alex.boulougouris@wood.com

EMEA TMT & Industrials/Turkey

Atinc Ozkan
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atinc.ozkan@wood.com
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Can Demir
+44 20 3530 0623
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Ondrej Slama
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Stefan Lungu
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Tel +39 02 36692 500

Bloomberg page
Wwuco

www.wood.com

Macroeconomics

Raffaella Tenconi
+44 20 3530 0685
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Date Company/Sector Title Analyst

10/06/19 Greece Macro/Strategy Cruising steadily, with the occasional bump Alessio Chiesa, Raffaella Tenconi

07/06/19 Moscow Exchange/Warsaw Stock Exchange Value is what you get Pawel Wieprzowski, Marta Jezewska-Wasilewska
06/06/19 PKO BP Structurally stronger Marta Jezewska-Wasilewska, David Lojkasek
05/06/19 02 Czech Republic The burden of the (regulatory) crown Piotr Raciborski, Bram Buring

04/06/19 The Rear-View Mirror — EME markets Another strong month for ASE index, up 7.4% mom Research Team

04/06/19 DP Eurasia Grab a slice Gabriela Burdach, Lukasz Wachelko
03/06/19 Titan Cement Currently under construction Alex Boulougouris, Fani Tzioukalia

31/05/19 Ferrexpo Dividends and growth Andy Jones, Pawel Wieprzowski

29/05/19 Piraeus Port Authority Casting anchor Fani Tzioukalia, Alex Boulougouris

27/05/19 CCC Transition time Lukasz Wachelko, Jakub Mician

24/05/19 Gazprom Gazprom(ise): still more upside lidar Davletshin, Jonathan Lamb

21/05/19 Sberbank No thrill, but inexpensive Can Demir, Alex Boulougouris

20/05/19 Czech Banks Staying strong, despite the risk of tax Marta Jezewska-Wasilewska, David Lojkasek
17/05/19 OPAP The odds are good Fani Tzioukalia, Lukasz Wachelko

Although the information contained in this report comes from sources WOOD & Company believes to be reliable, we do not guarantee its accuracy, and such information may be incomplete
or condensed. All opinions and estimates included in this report constitute our judgment as of this date and are subject to change without notice. This report is for information purposes only
and is not intended as an offer or solicitation with respect to the purchase or sale of any security.





