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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

DIRECTORS' REPORT

The Directors prescnt the annual report on the affairs of the Company. together with the financial statements
and auditor’s report, for the year ended 31 December 2021,

The comparative period relates to a 12-month period from 1 January 2020 to 31 December 2020.

Principal activities
The Company is engaged in purpose-built student accommodation investment in the UK.

Review of the development of the business and state of affairs

The Company acquired a site in 2018 in Glasgow with the wim o develop it into purpose-built student
accommodation. Censtruction was delayed but completed in Q1 2022 for academic year 2021/2022. The building
achieved ¢95% occupancy in the launch year, with residential revenue ol c£1.48m gencrated by the
Company’'s subsidian , Davinci Glasgow Property Operator LP in the period to 31 December 2021, Turnover
of £0.91m presented in these financial statements represents headlease income earned from Davinci Glasgow
Property Opcrator LP in the period 10 31 December 2021,

Director

C. Matta held office during the whole of the period from 1 January 2021 to the date of this report but resigned
on 22 April 2022 following a change in the Company"s ownership. As noted on page 3 above. A. LeJunc and
A. Olufemi were appointed as Directors on the same date.

Directors’ indemnities

The Directors are entitled to be indemnified by the Company. to the extent permitted by UK Company law,
per section 234 and 235 of thc Companies Act 2006, and the Company s Articles of Association. in respect
of all losses arising out of or in connection with the execution of their powers, duties and responsibilities.
Such indemnities were in force throughout the financial period and will remain in foree at the date of this
report.

Financial risk management objectives and policies

The Company *s principal financial instruments comprise borrowings. which exposes the Company to interest
rate risk. Throughout the period covered by these financial statements the Company was compliant with its
lenders covenant requirements. Cash flow is monitored closely to address liquidity risk. with projections of
operational cash flows generated by the Company s subsidiary, Davinci Glasgow Property Operator LP, as
well as associated headlease income arising thercon.

The Company is exposed Lo credit risk through cash held at bank. Cash balances are held with financial
institutions with high credit ratings.

As per Note 17 Post balance sheet events. the Company was sold on 25 April 2022, and the borrowings that
were in place on 31 December 2021 wcre repaid. Subsequently, and at the time of reporiing, the Company s
financing arrangements arc maintained through interest-free intra-group loans, which are repayablc on
demand.

Covid-19 pandemic

Ongoing effects of the Covid-19 pandemic continue to be monitored. Continued government-induced
tockdown conditions effectively shut down many industries ol the UK into the first quarter o' 2020. The full
impact of these conditions remains hard to quantify given the continued government support that has been
provided to employees in the UK. The support schemes introduced to assist employees in the UK. namely the
furlough schemes, ended in July 2021 and September 2021. Furthermore. there is an expeclation of economic
recovery in the UK following the mass-vaccination programme despile new variants which have been
identified. These combined factors mean that whilst there remains a risk, the structurc continues to perform
in line with normal expectations.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

DIRECTORS' REPORT (cantinued)
Russia/Ukraine war

In February 2022, a number of countries (including US, UK and U) imposed sanctions against certain cntitics
and individuals in Russia as a result of the official recognition of the Donetsk People Republic and Lugansk
People Republic by the Russian Federation. Announcements of potential additional sanctions have been made
following military operations initiated by Russia against the Ukraine on 24 February 2022,

The situation. together with growing turmaoil {rom fluctuations in commodity prices and foreign exchange
rates, and the potential to adversely impact global economies, has driven a sharp increase in volatility across
markets. The Board of Directors regards these events for the Company as non-adjusting events after the
reporting peried. 1ue Lo the growing geopolitical tensions, since February 2022, there has been a significant
increase in volatility on the securities and currency markets. as well as significant depreciation of the rouble
against the US dollar and the Euro. It is expected that these events may aflect the activitics of enterprises in
various sectors of the economy.

Although neither the Company's performance and going concern nor operations. at the date of this report.
have been significantly impacted by the above. the Board of Dircctors continues to monitor the evelving
situation and its impact on the financial position and results of the Company.

Cost of living crisis

Management continues to monitor the impact of the cost of living crisis on the property s residents as well as
on direct operating costs of running the building, which are incurred by its subsidiary, Davinci Glasgow
Property Operator LP. This has been considered in giving the Directors” assessment of going concern below,

Going concern

The Dircctors, after carrying out necessary cnquiries, believe that the Company has adequate sources of
funding to meet its future operations and the payment of its cxpenses and is well placed to manage its business
risk successtully.

As at 31 December 2021, the Company had net current asscts ol £415.751 with long term borrowings of
£56,623,923 ouwtstanding. Subscquent to the sale of the Company to A-A Euro Investment Davinci Glasgow
PropCo B Sarl,, these borrowings werc repaid and replaced by intra-group loans which are repayable on
demand, thereby leaving the Company with net current liabilitics at the current date.

Despite the Company having a nct current liability position, the intermediate parent company, A-A Euro
Investment DaVinei MezzCo S.4 r.1., has agreed to provide adequate funds to cnable the Company to meet in
full its financial obligations as they fall due for a period of at least twelve months from the date when the
financial statements are authorised for issuc. The direclors have considered the ability and intent of the
intermediate parcnt company to provide this support and are satisfied that this will remain available. Thus.
they continue (o adopt the going concern basis in preparing the annual financial statements.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

DIRECTORS' REPORT (continued)

Statement as to disclosure of information to the auditor
The Directors al the date of approval of this report confirm that:

s 50 far as the director is aware, there is no relevant audit information ot which the Company s auditor is
unaware: and

« the director has taken all the steps that he/she ought to have taken as a direetor in order to make
himselfherself awarc of any relevant audit information and to establish that the Company s auditor is
aware of that information.

This confirmation is given and should be interpreted in accordance with the provisions of s418 of the
Companies Act 2006,

Auditor
Deloitte LLP have expressed their willingness to continue in office as auditor and appropriate arrangements
have been put in place for them to be deemed reappointed as auditor in the absence ol an Annual General
Meeting.,

In preparing this report. the directors have taken advantage of the small companies’ regime provided by the
Companies Act 2006,

On behalf of the Board
DocuSigned by:
B1CCBFB7CECB463

Amy LeJune, Director

14 March 2023

4* Floor.

3 More London Riverside.
London SE1 2AQ
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

STATEMENT OF DIRECTORS' RESPONSIBILITIES

The Direclors are responsible for preparing their report and the financial statements in accordance with
applicable law and regulations.

Company law requires the Directors to preparc financial staiements for each financial year. Under that law the
Direclors have elected to preparc the financial statements in accordance with United Kingdom Generally
Accepted Accounting Practice (United Kingdom Accounting Standards and applicable law), including FRS
102 =The Financial Reporting Standard applicable in the UK and Republic of Ireland™. Under Company law
the Directors must not approve the financial statements unless they are satisfied that they give a true and fair
view of the state of affairs of the Company and of the profit or loss of the Company for that period. In preparing
these financial statements, the directors are required to:

e select suitable accounting policies and then apply them consistently;
e make judgements and accounting estimates that arc reasonable and prudent; and

» prepare the financial statements on the going concern basis unless it is inappropriate to presume the
Company will continue in business.

The Directors are responsible for keeping adequate accounting records that are sufficient to show and ¢explain
the Company’s transactions and disclose with reasonable accuracy at any time the financial position of the
Company and enable them to ensurc that the financial statements comply with the Companies Act 2006. They
arc also responsible for safeguarding the asscts of the Company and hence for taking reasonable steps for the
prevention and detection of fraud and other irregularities.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

Independent anditor’s report to the members of Davinci Glasgow Property Owner Limited
(formerly CASL Glasgow Property Owner Limited)

Report on the audit of the financial statements

Opinion
In our opinion the financial statements of Davinei Glasgow Property Owner Limited (the “Company ™)

* giveatrue and fair view of the state of the Company s affairs as at 31 December 2021 and of its profit for
the year then ended;

e have been properly prepared in aceordance with United Kingdom Generally Accepted Accounting Practice,
including Financial Reporting Standard 102 “The Financial Reporting Standard applicable in the UK and
Republic of Ireland™; and

¢ have been prepared in accordance with the requirements of the Companies Act 2006,

have audited the financial statements which comprise:
the statement of comprehensive income:

the statement of financial position;

the statements of changes in equity; and

the related Notes 1 to 17,

....g

The tinancial reporting frameswork that has been applied in their preparation is applicable law and United
Kingdom Accounting Standards, including Financial Reporting Standard 102 ~The Financial Reporting
Standard applicable in the UK and Republic of Ireland™ (United Kingdom Generally Accepted Accounting
Practice).

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (1SAs (UK)) and
applicable law. Our responsibilitics under those standards are further described in the auditor's responsibilitics
for the audit of the financial statements section of our report.

We are independent of the Company in accordance with the ethical requirements that are relevant to our audit of
the financial statements in the UK, including the IFinancial Reporting Council’s (the "FRC's") Ethical Standard,
and we have fulfilled our other ethical responsibilities in accordance with these requirements. We believe that
the audit evidence we have obtained is sutlicient and appropriate to provide a basis for our opinien.

Conclusions relating to going concern

In auditing the financial statements, we have concluded that the Directors’ use of the going concern basis of
accounting in the preparation of the financial statements is appropriate.

Based on the work we have performed, we have not identified any material uncertainties relating 1o events or
conditions that, individually or collectively, may cast significant doubt on the Company s ability to continue as
a going concern for 4 period of at least twelve months from when the financial statements are authorised for
issue.

Our responsibilities and the responsibilities of the Directors with respect to going econcern arc described in the
relevant sections of this report.

Other information

The other information compriscs the information included in the annual report, other than the financial
statements and our auditor’s report thereon. The Directors are responsible for the other information contained
within the annual report, Gur opinion on the financial statements does not cover the other information and.
exceplt to the extent otherwise explicitly stated in our report, we do not express any form of assurance
conclusion thereon.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNLR LIMITED)

Independent auditor’s report to the members of Davinci Glasgow Property Owner Limited
(formerly CASL Glasgow Property Owner Limited) (continued)

Our responsibility is to read the other information and. in doing so. consider whether the other information is
materially inconsistent with the financial statements or our knowledge obtained in the course of the audit. or
otherwise appears to be materially misstated. [f we identify such material inconsistencies or apparent material
misstatements. we are required to determine whether this gives rise to a material misstatement in the financial
statements themselves. 1f, based on the work we have performed. we conclude that there is a material
misstatement of this other information, we are required 1o report that fact.

We have nothing to report in this regard.
Responsibilities of Directors

As explained more fully in the Statement of directors” responsibilities. the Directors are responsible for the
preparation of the financial statements and for being satisfied that they give a true and fair view, and for such
internal control as the Directors determine is necessary to enable the preparation of financial statements that are
free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the Directors are responsible for assessing the Company 's ability to
continue as a going concern. discloging, as applicable, matters related to going concern and using the going
concern basis of accounting unless the Directors either intend to liquidate the Company or to cease operations,
ot have no realistic allernative but to do so.

Auditor’s responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free
from material misstatement. whether due to traud or error. and to issue an auditor's report that includes our
opinion. Reasonable assurance is a high level of"assurance, but is not a guarantee that an audit conducted in
accordance with ISAs (UK) will always detect a material misstatement when it exists. Misstatecments can arise
from fraud or error and are considered material if, individually or in the aggregate. they could rcasonably be
expected to influence the economic decisions of users taken on the basis of these financial statements.

A further description of our responsibilities for the audit of the financial statements is focated on the FRC's
website at: www. fre org.uk/auditorsresponsibilities. This description forms part oi’ cur auditor’s report.

Extent to which the audit was considered capable of detecting irregularities, including fraud

lrregularities, including fraud. are instances of non-compliance with laws and regulations. We design procedures
in ling with our responsibilitics. outlined above, to detect material misstatemicnts in respect of irregularities.
including fraud. The extent to which our procedurcs are capable of detecting irregularitics. including fraud is
detailed below.

We considered the nature of the Company s industry and its control environment, and reviewed the Company s
documentation of their policies and procedures relating to fraud and compliance with laws and regulations. We
also enquired of management about their own identification and assessment of the risks of irregularitics.

We obtained an understanding of the legal and regulatory framework that the Company operates in. and
identified the key laws and regulations that:
s had a direct effect on the determination of material amounts and disclosures in the financial statements.
These included UK Companics Act and tax legislation; and
e do not have a direct effect on the financial statements but compliance with which may be fundamental
to the Company s ability to operate or to avoid a material penalty.

We discussed among the audil engagement team, including valuation specialists, regarding the opportunities and
incentives that may exist within the organisation for fraud and how and where fraud might occur in the financial
statements.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

Independent auditor’s report to the members of Davinci Glasgow Property Owner Limited
(formerly CASL Glasgow Property Owner Limited) (continued)

As a result of performing the above. we identified the greatest potential for fraud in the following area, and our
specific procedures performed to address itis described below:
¢ Valuation of investment property.
- We obtained an understanding of relevant controls in the valuation process:
- Weobtained and tested the integrity of the property valuations. including the mechanical accuracy
of the model and inputs to the model; and
- We engaged internal real estate specialists to challenge the key assumptions used in the valuation
ol the investment property. including yicld and market rents against comparable market cvidence.

In common with al} audits under 18As (LK), we are also required to perform specific procedures to respond to
the risk of management override. In addressing the risk of traud through management override of controls. we
tested the appropriateness of journal entries and other adjustments; assessed whether the judgements made in
making accounting estimates are indicative of a potential bias; and evaluated the business rationale of any
significant transactions that arc unusual or outside the normal course of business.

In addition to the above, our procedures to respond to the risks identified included the following:

* reviewing linancial statement disclosures by testing to supporting documentation to asscss compliance with
provisions of relevant laws and regulations described as having 4 direct effect on the financial statements:

* performing analytical procedures to identify any unusual or unexpecied relationships that may indicate risks
of material misstatement due to fraud;

+  cnquiring of management concerning actual and potential litigation and claims. and instances of non-
compliance with laws and regulations; and

e reading minutes ol meetings of those charged with governance and reviewing correspondence with HMRC.

Report on other legal and regulatory requirements

Opinions on other matters prescribed by the Companies Act 2006

In our opinion, based on the work undertaken in the course of the audit:

¢ the information given in the Directors™ report for the financial vear for which the financial statements arc
prepared is consistent with the financial statements; and

« the Directors™ report has been prepared in accordance with applicable legal requirements.

In the light of the knowledge and understanding of the Company and its environment obtained in the course of
the audit, we have not identificd any material misstatements in the Directors” report.

Matters on which we are required to report by exception

Under the Companies Act 2006 we are required to report in respect of the following matters if, in our opinion:
¢ adequate accounting records have not been kept. or relurns adequate tor our audit have not been

received from branches not visited by vs: or

the financial statements are not in agreement with the accounting records and returns; or

certain disclosures of Directors™ remuneration specified by law are not made: or

we have not received all the information and explanations we require lor our audit: or

the Directors were not entitled to prepare the financial statements in accordance with the small

companies regime and take advantage of the small companics” exemplions in preparing the Directors’

report and from the requirement to prepare a strategic report.

We have nothing to report in respect of these matters,

10
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

Independent auditor’s report to the members of Davinci Glasgow Property Owner Limited
(formerly CASL Glasgow Property Owner Limited) (continued)

Use of our report

‘This report is made solely to the Company s members. as a body, in accordance with Chapter 3 of Part 16 of the
Companies Act 2006. Our audit work has been undertaken so that we might state to the Company's members
those matters we arc required to state to them in an auditor’s report and for no other purposc. To the fullest
extent permitted by law, we do not accept or assume responsibility to anyone other than the Company and the
Company’s members as a body, for our audit work, for this report. or for the opinions we have formed.

DocuSigned by:
Aoy Siltaon
s

CAS2DAG164774B5 ..

Andy Siddorns FCA (Senior statutory auditor)
For and on behalf of Dcloitte 1,1.P

Statutory Auditor

London, United Kingdom

14 March 2023



DocuSign Envelope 10: 5D2E3DBE-Q97E-42EC-A63D-0AF3C8E8BGEF3

DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

STATEMENT OF COMPREHENSIVE INCOME

YEAR ENDED 31 DECEMBER 2021

Note

Turnover 2
Administrative cxpenscs

Fair value profiv(loss) on nterest rate cap

Fair value profit/(loss) on investment property / 6
under development

Imterest payablc and similar charges

Profit/ (loss) on ordinary activities before taxation

Taxation 5

Profit / (loss) on ordinary activities after taxation

All activities derive from continuing operations.

2021 2020

£ £
907,605 -
(769.835) (29,847)
303 (13,830)
24,097,656 2,804,196)
(917,478} -
23,318,251 (2,847,873)
(1,169,420 B
22,148,831 (2,847,873)

There are no items ol other comprehensive income in either the current or preceding Dnancial year other than as

shown in retained earnings.

The Notes on pages 15 to 23 are an integral part of these financial statements.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

STATEMENT OF FINANCIAL POSITION
AS AT 31 DECEMBER 2021

Note 2021 2020
£ £
Fixed assets
Investment property — Completed 6 70,603,000 -
Investment property in the course of development [ - 22,390,000
Investment in subsidiaries 13 200 200
70,603,200 22,390,200
Current assets
Debtors 7 354,649 102,404
Related partics receivable 8 920,234 6,941
Cash and cash equivalents 9 707,018 194,856
1,981,901 304,201
Creditors: amounts falling due within one vear 11 (1,506,150) {837,3806)
Net current assets/(liabilities) 415,751 {533,185)
Total assets less current liabilities 71,018,951 21,857,015
Creditors: amounts falling duc after more than ene year
Borrowings 10 (56,623,923) (30,780,238)
Provision tor other hiabilities 12 (1,169,420) -
Net assets/(liabilities) 13,225,608 (8,923,223)
Capital and reserves
Share capital 14 1,000 1,000
Members' contributions 15 4,268,580 4,268,580
Retained earnings 8,956,028 (13,192.803)
Shareholders' funds/(deficit) 13,225,608 (8,923,223)

The Notes on pages 15 to 23 arc an integral part of these financial statements.

The directors have taken advantage of the small companies™ regime provided by the Companies Act 2006, The
financial statements of Davinci Glasgow Property Owner Limited (Company number: 11471147) were
approved by the board of Directors and authorised for issue on 14 March 2023, They were signed on its behalf

— DocuSigned by:

.J—n:ﬂ L.:dl-uu.
FESRRIE B frector
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

STATEMENT OF CHANGES IN EQUITY

YEAR ENDED 31 DECEMBER 2021

Called-up Profit and Members’
. f s Total
share capital loss account contribution
£ £ £ £
Balance at 1 January 2020 1.000 {16.344.930) 4.268.580 (6.075.350)
Loss tor the financial year - (2.847.873) - (2,847.873)
Balance at 31 December 2020 1,000 (13,192.803) 1,268,580 (8.923,223)
Profit for the financial vear } 12 148.851 ) 22.148.831
Balance at 31 December 2021 1,000 8,956,028 1,268,580 13,225,608
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS

YEAR ENDED 31 DECEMBER 2021

1. Reporting entity

Davinci Glasgow Property Owner Limited (the "Company”) is a private Company limited by shares
incorporated in the United Kingdom under the Companies Act 2006 and is registered in England and Wales.
The address of the Company's registered office is 4th Floor 3 More London Riverside. London, England. SE]
2AQ. The Company’s name was changed itom CASL Glasgow Property Owner Limited on 29 April 2022
following a change of ownership. Please refer to Note 17 - Post balance sheet events for further details.

The principal activities of the Company and its subsidiaries (the “Company™) are set out in the Directors’ report
on page 4,

1. Statement of accounting policies

The following accounting policics have been applied consistently in dealing with items which are considered
material in relation to the Company's financial statements.

fa) Accounting comvention

The financial statements have been prepared in accordance with generally accepted accounting principles in the
United Kingdom under the historical cost convention, modified to include certain items at fair value, and in
accordance with Financial Reporting Standard 102 (FRS 162) issued by the Financial Reporting Council.

The Company has taken advantage of the exemption under the small companies regime 1o enable group
financial statements not to be prepared. as per Companies Act 2006 section 399.

The Company qualifies as a small Company and has taken the following exemptions:

- preparing a cash flow statement.
{b) Going concern

The Directors have considered it appropriate to adopt the going concemn basis of accounting in preparing the
annual financial statements. As noted in the Directors’ report, the intermediate parent company. A-A Euro
Investment DaVinci MezzCo S.ar.l., has agreed to provide adequate funds to enable the Company to mecel in
full its financial obligations as they fall duc for a period of at least twelve months from the date when the
financial statements are authorised [or issue. The directors have considered the ability and intent of the
intermediate parent company to provide this support and are satisfied that this will remain available. Thus,
thcy continue to adopt the going concern basis in preparing the annual financial statements.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS (continued)

(¢t Turnover
Turnover comprises rental income earned by Davinci Glasgow Property Owner Limited — as landlord — in
connection to the Jease ot 366 Cathedral Streel. Glasgow, to Davincei Glasgow Property Operator LP (acting by
its General Partner). Turnover is recognised evenly over the duration of the 21-year leasc. and lease rents are
considered receivable under the terms of the leasc agreement when agreed rent dates are met,

(d) Functional and presentational currency

The Company's financial statements have been prepared in Pound Sterling (rounded to the nearest pound unless
otherwise indicated). which is the presentation currency and the functional currcney of the Company becausc
that is the currency of the primary economic environment in which the Company operates.

Foreign currency transactions are translated into the Company entity”s functional currency using the exchange
rates prevailing at the dates of the transactions. Foreign exchange gains and losses resulting from the settlement
of such transactions and from the translation at vear-end cxchange rates of monetary assets and liabilities
denominated in foreign currencics are recognised in profit or loss.

te) Financial asseis and liakilities

All financial assets and liabilities are initially measured at transaction price (including transaction costs), except for
those financial assets classified as at fair valuc through profit or foss. which are initially measured at fair value
(which is normally the transaction price excluding transaction costs). unless the arrangement constitutes a financing
transaction. Il an arrangement constitutcs a [inancing transaction, the financial asset or financial liability is
measured at the present value of the future payments discounted at a market rate of interest for a similar debt
instrument.

Financial assets and liabilities are only offsct in the balance sheet when, and only when there exists a legally
enforceable right to set oif the recognised amounts and the Company intends either to scttle on a net basis. or to
realise the assct and setile the liability simultancously.

All debt instrumcents comply with all of the conditions of paragraph 11.9 of FRS 102 arc classified as 'hasic'.
Instruments classified as 'basic’ financial instruments are subsequently mecaswred al amortised cost using the
effective intercst method.

Financial assets are derecognised when and only when (a) the contractual rights to the cash flows from the financial
assct expire or are settled, (b) the Company transfers to another party substantially all of the risks and rewards of
ownership of the linancial asset. or (c) thc Company, despite having retained some. but not all, signiticant risks and
rewards of ownership. has transterred control of the asset to another party.

Financial liabilitics are derecognised only when the obligation specilied in the contract is discharged, cancelled. or
expires.
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS (continued)

(£ [Investment property

Investment property comprises property that has been developed with the intention of being held to earn rental
income or lor capital appreciation, or both. Investment property is measured initially at cost including transaction
costs. Transaction costs include transfer taxes and professional fees to bring the property to the condition necessary
for it to be capable of operating. The carrying amount also includes the cost of replacing part of an existing
investment property at the time that cost is incurred, if the recognition criteria are met.

Subsequent to initial recognition. investment property is stated at fair value (see Note 3}. Gains or losses arising
from changes in the fair values are included in the consolidated statement of comprchensive income in the period
in which they arise under FRS 102 Section 16 - Investment Property.

Investment propertics cease 1o be recognised swhen they have been disposed of or withdrawn permanently from use
and no future economic benefit is expected. Gains or losses on the disposal of investment property are determined
as the dilference between net disposal procceds and the carrying value of the asset.

(gr Borrowing cosis

Borrowing costs which are directly attributable to the construction of tangible fixed asscts arc capitalised as
part of the cost of those asscts. Capitalisation begins when both {inance costs and expenditures for the asset
are being incurred and activities that are necessary to get the asset ready for use are in progress. Capitalisation
ceases when substantially all the activitics that are necessary to get the asset ready for use are complete.

th) Taxation

Current tax, including UK corporation tax and foreign tax. is provided at amounts expecled to be paid (or
recovered) using the tax rates and laws that have been enacted or substantively enacted by the balance shect
date.

Deterred tax is recognised in respect of all timing differences that have originated but not reversed at the
balance sheet date where transactions or events that result in an obiigation to pay more tax in the future or a
right to pay less tax in the future have occurred at the balance sheet date. Timing differences are differences
between the Company s taxable profits and i1s resulls as slated in the financial statcments that arisc from the
inclusion of gains and losses in tax assessments in periods different from those in which they are recognised
in the financial statcments.

Unrelieved tax losses and other deferred tax assets are recognised only to the extent that. on the basis of all
available evidence. it can be regarded as more likely than not that there will be suitable taxable profits from
which the future reversal of the underlying timing differences can be deducted.

Deferred tax is measured using the tax rates and laws that have heen enacted or substantively enacted by the
balance sheet date that are expected to apply to the reversal of the timing difference. Deferred tax relating to
investment property is measured using the tax rates and allowances that apply to sale of the asset. In other
cases. the measurement of deferred tax liabilities and assets reflects the tax consequences that would follow
from the manner in which the Company expects, at the end of the reporting period, to recover or settle the
carrying amount of its assets and liabilities.

Current tax assets and liabilities are offset only when there is a legally entorceable right to set off the amounts
and the Company intends cither to settle on a net basis or to realise the asset and settle the liability
simultancously.
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(FORMERLY CASL GLASGOW PROPLRTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS (continued)
(i) Fixed asset investiments

Fixed asset investments, including shares in participating interests, are initially recorded at cost, and subsequently
stated at cost less any accumulated impairment losses.

3. Critical accounting judgements and key sources of estimation uncertainty

The preparation of the financial statements requires management to make judgements, estimates and assumptions
that affect the application of accounting policies and the reported amounts of assets, liabilities. income and
expenses. Actual results may ditfer from these estimates. The directors do not consider there to he any critical
accounting judgements in preparing the financial statements,

Estimates and underlying assumptions are revicwed on an on-geing basis: revisions to accounting estimates are
recognised in the period in which the estimates are revised and in any future periods aftected.

(@) Investment property

The fair value of the Company’'s investment property is a key source of estimation uncertainty. The valuation of
the Company’s property portfolio is inherently subjective as this involves the use of cstimates. Key estimates in
the valuation are the yield. future remal values and the costs to complete the construction.

As a result. the valuations the Company places on its properly portfolio are subject to a degree of uncertainty and
are made on the basis of assumptions which may not prove to be accurate, particularly in periods of volatility or
low transaction flow in the commercial property market and as such if any assumptions made by the property valuer
prove to be false, this may have a material effect on the Company s financial condition.

The completed property was vatued at 31 December 2021 by Knight Frank valuers with recognised and relevant
professional qualifications and with recent experience in the location and category of the investment property being
valued. The valuation was performed in accordance with RICS Valuation — Professional Standards (incorporating

the International Valuation Standards) and in accordance with FRS 102 section 17.
Market value is the price that would be received to sell the property in an orderly transaction between market
participants at themeasurement date.
4. Profit before tax
There were no employees in the Company in the current or prior period.
The Directors received no remuneration for their services to the Company in either period.

Auditor’s remuneration for FY2 1 amounted to £36.813 (FY20: £29.700).
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS (continued)

5.

Taxation

Profit/{loss) before tax

Tax on profit/{foss) at standard UK corporation tax rate of 19.0%

Effects of:

Deferred tax not recognised
Expenscs not deductible for tax purposes
Income not taxable for tax purposes

Adjustments to 1ax charge in respect of previous periods — deferred tax

Remeasurement of deferred tax for changes in tax rates

Total tax charge/(credit) for the year

The UK corporation tax rate for the year was 19% (2020: 19%). On 14 October 2022, the government announced
that Corperation Tax will increase to 25% from April 2023, This rate had not been substantively enacted at the
balance sheet date.

The Company had trading losses carried forward of £285,098 (2020: £13.192.803).

6.

Investment property

At 1 January 2020

Capitalised development expenditure

Capitalised interest on developments under construction

Fair value loss

At 31 December 2020

Capitalised development expenditure

Capitalised interest on developmients under construction

Transfer to Investment Property - Completed

Fair value gain

At 31 December 2021

2021 2020
£ £
23.318,251 (2,847.873)
4,430,468 (341,096)
- 341.096
742,845 -
(4,578.555) -
294.002 -
280.660 -
1,169,420 -
Investment
property in Investment -
the course of proeperty - Lotal
development Completed
£ £ £
6,200,000 - 6,200,000
16.778.021 - 16,778,021
2.216,175 - 2.216,175
(2,804.196) - (2.804.196)
22,390,000 - 22,390,000
200340.910 - 20340910
3.774.434 . 3.774.434
(46,505.344) 46,505.344 -
- 24,097,656 24,097,656
- 70,603,000 70,603,000
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(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS (continued)

7. Debtors
2021 2020
£ £
VAT recoverable 349508 97.578
Other debtors 5.141 4,826
354,649 102,404
8. Related party balances
2021 2020
£ £
(a)  Amounts due to other related parties
Davinci Glasgow Property Operator LP - 100
Davinei Glasgow Operator GP Limited 100 100
Davincel Dart Square Property Owner Limited - 38.392
Davinci Edinburgh Property Owner Limited 171.020 -
171,120 38,592
{b)  Amounts due from other related partics
CA Europe UK Operating Company Limited 4,961 4.961
Davinci Edinburgh Property Owner Limited - 1.980
Davinei Dart Square Property Owner Limited 5.000 -
Davinci Glasgow Property Operater LP 908.206 -
CA Europe Management Services PM Limited 2.067 -
920,234 6,941

All amounts are repayable on demand and do not bear interest.

All parties above are related as they are under common control of the Company s ultimate parent as per Nole
16.

9. Cash and cash equivalents

2021 2020

£ £

Cash at bank and in hand T07.018 194 8356
T07,018 194,856

20
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS (continued)

10. Borrowings

2021 2020
£ £
Bank borrowing drawn 52.849.489 28,564,063
Interest capitalised 3,774,434 2.216.175
56,623,923 30,780,238
Facility Effective interest rate Maturity date >} year > 2 years and <5 vears
£ £

Borrowings 16.035% 07/08/2022 56.623.923 -
The maturity and cftective interest rates on bank borrowings are as follows:

During the 2021 financial yvear. the Company had a Senior Loan facility with Investec Bank PLC and a
Mezzanine Loan facility with Pramerica Real Estate Capital VI S.ar.l

Interest on the senior loan was charged quarterly at 3.23% + LIBOR per annum plus mandatory costs. The
interest charge and commitment charge on the undrawn balance was accrued ecach quarter. capitalised. and
added to the principal amount of the loan. The interest charge was treated as dravwwn down at the end of each
quarter,

Interest on the mezzanine was charged quarterly at 12% per annum plus mandatory costs. The interest charge
and commitment charge on the undrawn balance were accrued each quarter. capitalised and added to the
principal amount of the loan, as well as to the investment property until the property reached practical
completion. The interest charge was treated as drawn down at the end ot each quartcr.

Undrawn facility balance at 31 December 2021: £2.007.821 (2020: £24.302.681).

Bank loans and overdrafis were secured by a debenture over lands and other assets owned by the Company.
As per Note 17 Post balance sheet events. the Company was sold on 25 April 2022, and the borrowings that
were in place on 31 December 2021 were redeemed. Subsequently, the Company's financing arrangements

are maintained through intra-group loans.

11. Creditors: amounts falling due within one year

2021 2020

£ £

Trade creditors 778,380 133460
Related party payable (sec Note 8) 171,120 38,592
Accrucd expenses 616,650 665,334
1,566,150 837,386

21
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NOTES TO THE FINANCJAL STATEMENTS (continued)
12. Provision for other liabilities

The company had the following provisions during the year:

Deferred tax

provision

£

Balance at 1 January 2021 -
Additions deal with in profit or loss 1.169.120
Balance at 31 December 202] 1,169,420

The provision for deferred tax consists of the following deferred tax liabilities/{asscts):

2021 2020
£ £
Fixed asset timing differences 1,727,214 -
Short term timing differences (7.4435) -
Losses and other deductions (550,349) -
Total provision 1,169,420 -
13. Investment in subsidiaries
2021 2020
£ £
Investment in subsidiary as at 1 January and 31 December 200 200
200 200
Company Country of Number and class of Company holding %
incorperation and shares held by the
operation Company
Davinei Glasgow England 100 100%
Operator GP Limitcd
Davinci Glasgow Lingland 100 100%

Property Operator LP*

The registered address of all subsidiaries is 4™ Floor. 3 More London Riverside. London, SE1 2AQ. The
principal activity of all subsidiaries relates to property investment. During the y car, Davinei Glasgow Property
Opcrator LP began trading following the completion of the property and the commencement of the 20/21
Academic Year. Davinci Glasgow Operator GP Limited was dormant in the vear.

* The Company directly owns 99.5% of this entity. The remaining 0.5% is indirectly heid by virtue of the
Company’s 100% ownership of Davinci Glasgow Operator GP Limited.

22
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DAVINCI GLASGOW PROPERTY OWNER LIMITED
(FORMERLY CASL GLASGOW PROPERTY OWNER LIMITED)

NOTES TO THE FINANCIAL STATEMENTS (continued)

14. Share capital

2021 2020
£ £
{ssued, calfed up and fully paid:

1.000 ordinary shares of £1 cach 1,000 1,600

15. Members’ contributions
2021 2020
£ £
CASL (Glasgow Mezzanine Limited 4,268,580 4,268,580
4,268,580 4,268,580

16. Related party transactions

Related party balances and transactions in the year are shown in Note 8. A list of all subsidiaries is shown in
Note 13.

The Company signed a development agreement with affiliate CA Student living UK Operating Company
Limited in August 2019. The fees charged to the Company during the s ear were £553.977 (2020: £949,673).

The Company also signed a property management agreement with affiliate CA Europe Management Scrvices
PM Limited in August 2019, The fees charged to the Company during the vear were £96,299 (2020: £104,132).

At year end. the immediate parent of the Company was CASL Glasgow Mewzzanine Limited. with the same
registered address of the Company. The Company s ultimate parent was CA Ventures Holdings LLC, with a
registered address of 251 Little Falls Drive, Wilmington, Delaware 19808. United States.

The Company is not included in any consolidated accounts. The financial statements presented above represent
the sepatate linancial statements of Davinci Glasgow Property Owner Limited.

17. Post balance sheet events

The Company was sold on 25 April 2022 1o A-A Euro Investment Davinei Glasgow PropCo B Sarl.. and the
borrowings that were in place on 31 December 2021 were repaid. Subscquently, the Company’s financing
arrangements are maintained through intra-group loans, which are repayable on demand. As a result ol this
change of ownership, the ultimate parent is Apollo Global Management Inc., with a registered address of 42nd
Floor. 9 West 57th Street. New York. NY 10019, United States.
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MEMBERS' REPORT

The Members present the annual report on the affairs of the Limited Parinership ("LP"), together with the
financial staterents and auditor’s report, for the year ended 31 December 202 1. The comparative period relates
to a 12-month period from 1 January 2020 10 31 December 2020, which was unaudited.

Principal activities

The Limited Partnership (acting by its General Partner) provides property management services in connection
to its [easc of purpose-built student accommodation (*PBSA} at 366 Cathedral Street. Glasgow from Davinci
Glasgow Property Owner Limited (“the Landlord®). It eamns rental income from the letting of rooms at the
accommodation and is responsible for the property”s direct property operating cosis. In turn, the Limited
Paitnership (acting by its General Partner) pays rent which accrues to the Landlord based on 95% of the Net
Operating Income attributable to each Rental period.

Members receive a distribution out of the profits of the LP after adjusting for other equity adjustments. The
final allocation and distribution of profit to individual members is made by the Executive Board once their
individual performance has been assessed and annual financial statements have been approved.

Review of the development of the business and state of affairs
The property referred to above became operational for the start of the 2021/22 academic vear and achicved
¢95% occupancy in the launch year.

Covid-19 pandemic

Ongoeing effects of the Covid-19 pandemic continue to be monitored for adverse impact on demand for
purpose-built student accommeodation in the UK. as well as current operations including the health and
wellbeing of the property’s tenants and the team providing on-site services. and broader supply chain.
Continued government-induced lockdown conditions effectively shut down many industries of the UK into
the first quarter ol 2020. Following the mass-vaccination programme in the UK, conditions in the PBSA sector
have rcbounded and whilst there remains a risk, business continues 1o perform in line with nermal
expectations.

Russia/UKraine war

In February 2022, a numbecr of countries {including US. UK and EU) imposed sanctions against certain entities
and individuals in Russia as a result of the ofticial recognition of the Donetsk People Republic and Lugansk
Peaople Republic by the Russian FFederation. Announcements of potential additional sanctions have been made
following military operations initiated by Russia against the Ukraine on 24 February 2022.

The situation. together with growing turmoil from fluctuations in commodity prices and foreign exchange
rates. and the potential to adversely impact global cconomics. has driven a sharp increase in volatility across
markets. The Members regard these events for the Limited Partnership as non-adjusting events after the
reporting period. Due to the growing geopolitical tensions. since February 2022, there has been a significant
increase in volatility on the securities and currency markets, as well as significant depreciation of the rouble
against the US dollar and the Euro. It is expected that these events may affect the activities of enterprises in
various sectors of the economy.

Although neither the Limited Partnership's performance and going concern nor operations. at the date of this
report. have been significantly impacted by the above, the Members continue to monitor the evolving situation
and its impact on the financial position and results of the Limited Partnership.

Cost of living crisis

Management continues to monitor the impact of the cost-of-living crisis on the property”s residents as well as
on direct operating costs of running the building. This has been considered in giving the assessment of going
concern below.



DocuSign Envelope ID: 5D2E3DBE-097E-42EC-AG3D-0AF3CBEBD6F3

DAVINCI GLASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

MEMBERS' REPORT (continued)
Going concern

The Members. afler carrying out necessary enquirics and through review of {uture financial forecasts, believe
that the Limited Partnership has adequate sources of funding to meet its future operations and the payment of
its expenses and is well placed to managc its business risk successfully.

As at 31 December 2021. the Limited Parinership had net current liabilitics of £34,173.

The intermediate parent company, A-A Euro Investment DaVinci MezzCo $.4 r.l., has agreed to provide
adcquate funds to cnable the Limited Partnership to meet in full its financial obligations as they fall due for a
period of at Teast twelve months from the date when the financial statements are authorised for issue. The
Members have considered the ability and intent of the intermediate parent company to provide this support
and are satisfied that this will remain available. Thus. thev continuc to adopt the going concern basis in
preparing the annual financial statements.

Statement as to disclosure of information to the auditor
At the date of approval of this report the Members confirm that:

¢ o far as the Members are aware. there is no relevant audit information of which the auditor is unaware:
and

e  (he Members have taken all the steps that they ought to have taken to make themselves aware ol any
relevant audit information and to establish that the auditor is awarc of that information.

This contirmation is given and should be interpreted in accordance with the provisions of s418 of the
Companies Acl 2006,

Auditor
Deloitte LLP were appeinted as auditor for the year ended 31 December 2021.

In preparing this report, the Members have taken advantage of the small qualitying partnerships exemptions
provided by the Companies Act 2006.

(On behalf of the General Partner

DocuSigned by:

81CCRFBTCECH4E3
Amy Lelune, Director

Davinci Glasgow Operator GP Ltd

14 March 2023

4" Floor.

3 More London Riverside,
London SE1 2AQ
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STATEMENT OF MEMBERS' RESPONSIBILITIES

The Members are responsible for preparing their report and the financial statements in accordance with
applicable law and regulations.

The Partnership {Accounts) Regulation 2008 requires the Members to prepare financial statements for each
financial year. Under that law the Members have elected to prepare the financial stalements in accordance with
United Kingdom Generally Accepled Accounting Practice (United Kingdom Accounting Standards and
applicable law). including FRS 102 ~The Financial Reporting Standard applicable in the UK and Republic of
[reland™, The financial statements are required by law to give a true and fair view of the state of affairs of the
Limited Partnership and of the profit or loss of the Limited Partnership for that period. In preparing these
financial statcments. the Mcembers are required to:

*  select suitable accounting policies and then apply them consistently;
¢ make judgements and accounting cstimates that arc reasonable and prudent; and

s prepare the financial statements on the going concern basis unless it is inappropriate to presume the
Limited Partnership will continue in business.

The Members are responsible for keeping adequate accounting records that are sufficient to show and explain
the Limited Partnership”s transactions and disclose with reasonable accuracy at any time the financial position
of the Limited Partnership and enable them to ensure that the financial statements comply with the Companies
Act 2006, as applicable to qualifving parinerships. They are also responsible for safeguarding the assets of the
Limited Partnership and hence for taking reasonable steps for the prevention and detection of fraud and other
irregularities.
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Independent auditor’s report to the members of Davinci Glasgow Property Operator LP
(formerly CASL Glasgow Property Operator LP)

Report on the audit of the financial statements

Opinion
In our opinion the tinancial statements of Davinci Glasgow Property Operator LP (the “Limited Partnership™):

¢ give atrue and fair view of the state of the Limited Partnership®s affairs as at 31 December 2021 and of its
loss for the year then ended;

e have been properly prepared in accordance with United Kingdom Generally Aceepted Accounting Practice.,
including Financial Reporting Standard 102 ~The Financial Reporting Standard applicable in the UK and
Republic of Ireland™; and

+ have been prepared in accordance with the requirements of the Companies Act 2006 as applied to
qualifving partnerships.

We have audited the financial statements which comprise:
+ the statement of comprehensive income:

*  the statement of financial position:

+ the statements of changes in equity : and

+  the related Notes 110 10.

The financial reporting framework that has been applied in their preparation is applicable law and United
Kingdom Accounting Standards. including Financial Reporting Standard 102 The Financial Reporting
Standard applicable in the UK and Republic of Ireland™ {United Kingdom Generally Accepted Accounting
Practice).

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (18As (UK)) and
applicable law. Our responsibilities under those standards are further described in the auditor's responsibilitics
for the audit of the financial statements scction of our report.

We are independent of the Limited Partnership in accordance with the ethical requirements that are refevant to
our audit of the financial statements in the UK. including the Financial Reporting Council’s {the "FRC"s")
Ethical Standard, and we have fulfilled our other ethical responsibilities in accordance with these requirements.
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our
opinion.

Conclusions relating to going concern

In auditing the financial statements, we have concluded that the Members™ use of the going concemn basis of
accounting in the preparation of the financial statements is appropriatc.

Based on the work we have performed. we have not ideniified any material uncertainties relating to events or
conditions that. individually or collectively, may cast signiticant doubt on the Limited Partnership’s ability to
continue as a going concern for a period of at least twelve months from when the financial statements are
authorised for issue,

Our responsibilitics and the responsibilities of the Members with respect to going concern are described in the
relevant sections of this report.

Other information

The other information comprises the information included in the annual report. other than the financial
statements and our auditor’s report thercon. The Members are responsible for the other information contained
within the annual report. Qur opinion on the financial statements does not cover the other information and,
excepl to the extent otherwise explicitly stated in our report. we do not express any form of assurance
conclusion thereon.
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Independent auditor’s report to the members of Davinci Glasgow Property Operator LP
(formerly CASL Glasgow Property Operator LP) (continued)

Our respensibility is to read the other information and. in doing so, consider whether the other information 1s
materially inconsistent with the financial statements or our knowledge obtained in the course of the audit, or
otherwise appears to be materially misstated. If we identify such malerial inconsistencics or apparent material
misstatements, we are required to determine whether this gives rise to a material misstatement in the financial
statements themselves. If, based on the work we have performed. we conclude that there is a material
misstatemnent of this other information. we are required to report that fact.

We have nothing to report in this regard.

Responsibilities of Members

As explained more [ully in the Statement of Members' responsihilities, the Members are responsible for the
preparation ol the financial statements and for being satisfied that they give a true and fair view, and for such
internal control as the Mermbers determine is necessary to enable the preparation of financial statements that are
free from material misstatement, whether due to fraud or error.

In preparing the {inancial statements, the Members are responsible for assessing the Limited Partnership’s
ability to continue as a going concern, disclosing. as applicable, matters related to going concern and using the
going concern basis of accounting unless the Members cither intend to liquidate the Limited Partnership or to
cease operations, or have no realistic alternative but to do so.

Auditor’s responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free
from material misstatement, whether due to fraud or error. and to issue an auditor's report that includes our
opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in
accordance with [SAs (UK} will always detect a material misstatement when it exists. Misstatements can arise
from fraud or error and are considered material if. individually or in the aggregate, they could rcasonably be
expected to influence the economic decisions of users taken on the basis of these financial statements.

A further description of our responsibilities for the audit of the financial statements is located on the FRC's
websile at: ywoww tre org.ukaauditorstesponsibilities. This description forms part of our auditor’s report.

Extent to which the audit was considered capable of detecting irregularities, including fraud

Irregularitics. including fraud. are instances of non-compliance with laws and regulations. We design procedures
in linc with our responsibilities. outlined above. to detect material misstatements in respect of irregularities,
including fraud. The extent to which our procedures are capable of detecting irrcgularitics. including fraud is
detailed below.

We considered the nature of the Limited Partnership’s industry and its contro! cnvironment. and reviewed the
Limited Parinership’s documentation of their policies and procedures relating to fraud and compliance with laws
and regulations. We also enquired of management about their own identification and assessment of the risks of
itrcgularitics.

We obtained an understanding of the legal and regulatory framework that the Limited Parinership operates in,
and identificd the key laws and regulations that:
e had a dircct cftect on the determination of material amounts and disclosures in the financial statements.
These included UK Companies Act and tax legislation; and
¢ donot have a direct effect on the financial statements but compliance with which may be tundamental
to the Limiled Partnership’s ability 10 operate or 1o avoid a material penalty.

We discussed among the audit engagement team, regarding the opportunitics and incentives that may exist
within the organisation for fraud and how and where fraud might occur in the financial statements.
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Independent auditor’s report to the members of Davinci Glasgow Property Operator LP
(formerly CASL Glasgow Property Operator LP) (continued)

In common with all audits under ISAs (UK). we are also required to perform specific procedures 1o respond 1o

the risk of management override. In addressing the risk of fraud through management override of controls, we

tested the appropriateness of journal entries and other adjustments; assesscd whether the judgements made in

making accounting estimates are indicative of a potential bias; and cvaluated the husiness rationale of anv

significant transactions that are unusual or cutside the normal course of business.

In addition to the above. our procedures to respond to the risks identitied included the following:

s reviewing financial statement disclosures by testing to supporting decumentation to assess compliance with
provisions of relevant laws and regulations described as having a direct etfect on the financial statements;

+  performing analytical procedures to identify any unusual or unexpected relationships that may indicate risks
of material misstatement due 1o {raud;

¢ enquiring of management concerning actual and potential litigation and claims, and instances of non-
compliance with laws and regulations: and

e reading minutes of meetings of those charged with governance.

Report on other legal and regulatory requirements

Opinions on other matters prescribed by the Companies Act 2006 as applied to Limited Partnerships

In our opinion. based on the work undertaken in the course of the audit:

e the information given in the Member’s report for the financial year for which the financial statements arc
prepared is consistent with the financial statements; and

¢ the Member's report has been prepared in accordance with applicable legal requircments.

In the light of the knowledge and understanding of the Limited Partnership and its envirenment obtained in the
course ol the audit. we have not identified any material misstatements in the Members™ report.

Matters on which we are required to report by exception
Under the Companies Act 2006 as applied to qualifying partnerships we are required to report in respect of the
following matters if, in our opinion:
s adequate accounting records have not been kept by the Limited Partnership, or returns adequate tor our
audit have not been received from branches not visited by us; or
s the financial statements are not in agreement with the accounting records and returns: or
* we have not received all the information and explanations we require for our audit; or
* the Members were not entitled to prepare the financial statements in accordance with the small
qualifying parinerships regime and take advantage of the small qualifying partnerships® exemptions in
preparing the Members® report and from the requirement to prepare a strategic report.

We have nothing to report in respect of these matters.

As the Limited Partnership was exempt from audit under section 477 of the Companies Act 20006 in the prior
year, we have not audited the corresponding amounts for 31 December 2020.
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DAVINCI GLASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

Independent auditor’s report to the members of Davinci Glasgow Property Operator LP
{(formerly CASL Glasgow Property Operator LP) (continued)

Use of our report

This report is made solely to the Limited Partnership™s members. as a body . in accordance with Chapter 3 of
Part 16 of the Companics Act 2006 as applied to qualifying partnerships. Our audit work has been undertaken so
that we might state 1o the Limited Partnership™s members those matters we are required to state to them in an
auditor’s report and for no other purpose. To the fullest extent permitted by law. we do not accept or assume
responsibility to anyoene other than the Limited Partnership and its members as a body. for our audit work. for
this report. or for the opinions we have tormed.

DocuSigned by:
/?I)L,‘,/u J’:‘. Syt
7
CASZDADIGAT7ABS

Andy Siddorns FCA (Senior statutory auditor)
For and on behalf of Deloitte LLP

Statutory Auditor

London. United Kingdom

14 March 2023
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DAVINCI GLASGOW PROPERTY OPERATOR LP
{(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

STATEMENT OF COMPREHENSIVE INCOME

YEAR ENDED 31 DECEMBER 2021

Rental income

Ancillary income

Direct and other operating expenses

Net operating loss

Finance costs

Loss on ordinary activities

All activities derive from continuing operations.

2020

Note 2021 (Unaudited)
£ £

2 1.474.569 -
271.996 -

4 (1.773.258) (936)
(26,693) (936)

(4.352) (95)

(31,045) {1,031)

Thete are no items of other comprehensive income in cither the current or preceding financial year other than as

shown in retained earnings,

The Notes on pages 14 1o 17 are an integral part of these financial statements.
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DAVINCI GLASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

STATEMENT OF FINANCIAL POSITION
AS AT 31 DECEMBER 2021

2020
Note 2021 {Unaudited)
£ E
Fixed assets
Computer cquipment 2,197 -
Current asscts
Debtors 5 154,507 -
Prepayments 2,051 -
Cash and cash equivalents 3,572,508 2.691
3,729,066 2,691
Creditors: amounts falling due within onc year 6 (3,763.239) (3.622}
Net current (liabilities) (34,173) (931)
Net (liabilities) (31,976) (931}
Capital and rescrves
Share capital 7 100 100
Retained carnings (32,076) (1,031)
Partnership (deficit) {31,976) (931)

The Notes on pages 14 to 17 are an integral part of these financial statements,

The Members have taken advantage ol the small qualifying partnerships regime in the preparation ot thesc

financial statements. The financial statements of Davinei Glasgow Property Operator LP (Registration number:

LP020245) were approved by the Members and authorised for issue on B4 March 2023, They were signed on
behaif of the General Partner by:

DocuSigned by:
_/Ln:g Lo fune
mi LERE Tiffector
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DAVINCI GLASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

STATEMENT OF CHANGES IN EQUITY

YEAR ENDED 31 DECEMBER 2021

Balance at 1 January 2020 (Unaudited)

Loss for the financial 3y ear (Unaudited)

Balance at 31 December 2020 (Unaudited)

[Loss for the financial year

Balance at 31 December 2021

sh“'(":Iclzcll‘i:l‘.apl 10:‘)5"::1:1:::: Total
£ £ £

100 - 100

= (1.031) (1.031)

100 (1,031) (931)

- (31.045) (31.045)

100 (32,076) (31,976)
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DAVINCI GEASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

NOTES TO THE FINANCIAL STATEMENTS

YEAR ENDED 31 DECEMBER 2021

1. Reporting entity

Davinci Glasgow Property Grperator LP is a Limited Partnership incorporated in the United Kingdom under the
Companies Act 2006 as applied to qualifying partnerships and is registered in England and Wales, The address
of the Limited Partnership's registered office is 4th Floor 3 More London Riverside, Londen. England, SEI1
2AQ. The Limited Partnership®s name was changed from CASL Glasgow Property Operator LP on 6 May 2022
following a change of ownership. Plcase refer to Note 10 - Post balance sheet events for further details.

The principal activities of the Limited Partnership are set out in the Members® report on page 4.
2. Statement of accounting policies

The following accounting policies have been applied consistently in dealing with items which arc considered
material in relation to the Limited Partnership's financial statements.

fa) Accounting convention

The financial statements have been prepared in accordance with generally accepted accounting principles in the
United Kingdomunder the historical cost convention and in accordance with Financial Reporting Standard 102
(FRS 102) issued by the Financial Reporting Council.

The Limited Partnership qualifies as a small Limited Partnership and has taken the following exemptions:

- preparing a cash (low statement.
(h) Going concern

The Members have considered it appropriate to adopt the going concern basis of accounting in preparing the
annual financial statements. As noted in the Members® report, the intermediate parent company. A-A LEuro
Investment DaVinei MezzCo S.4 r.l., has agreed to provide adequate funds to enable the Limited Partnership
to meet in full its financial obligations as they fall due for a period of at lcast twelve months {from the date
when the financial statements are authorised for issue. The Members have considered the ability and intent of’
the intermediate parent company to provide this support and are satisfied that this will remain available. Thus.
they continuc to adopt the going concern basis in preparing the annual financial statcments.

fc) Turnover
Turnover comprises rental income and other recoveries earned by Davinci Glasgow Property Operator LP
(acting by its General Partner) from residents of the purpose-built student accommodation at 366 Cathedral
Street, Glasgow. Turnover is recognised on an aceruals basis when the amount can be reliably measured, and
it is probable that future cconomic benefits will flow to the Limited Partnership.
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DAVINCI GLASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LLP)

NOTES TO THE FINANCIAL STATEMENTS (continued)
rd) Functional and presentational currency

The Limited Partnership’s financtal statements have been prepared in Pound Sterling (rounded to the nearest
pound unless otherwise indicated), which is the presentation cumrency and the functional currency of the
Limited Partnership because that is the currency of the primary economic environment in which the Limited
Partrership operates.

Foreign currency transactions arc translated into the Limited Partnership’s functional currency using the
exchange rates prevailing at the dates of the transactions. Foreign exchange gains and losses resulting from the
settlement of such transactions and from the transiation at ycar-end exchange rates of monetary assets and
liabilitics denominated in foreign currencies are recognised in profit or loss.

fe) Financial assets and liahilities

All financial asscts and liabilities are initially measured at transaction price (including transaction costs). except for
those financial assets classitied as at fair value through profit or loss, which are initially measured at fair value
(which is normally the transaction price excluding transaction costs), unless the arrangement constitules a financing
transaction. If an arrangement constitutes a financing transaction, the financial asset or financial liability is
measured at the present value of the tuture payments discounted at a market rate of interest tor a similar debt
mstrument.

Financial assets and liabilities are only offset in the balance sheet when, and only when there exists a legally
cnforceable right to set of1 the recognised amounts and the Limited Partnership intends cither to settle on a net
basis, or to realise the asset and settle the liability simultaneously.

(h  Operating leases

Rentals paid under operating leases are charged to profit or loss on a straight-line basis over the lease term.
Benelits received and receivable as an incentive to sign an operating lease are recognised on a straight line basis
over the lease term. unless another systematic basis is representative of the time pattern of the lessee’s benefit
from the use of the leased asset.

The Limited Partnership has taken advantage of the optional exemption available on transition to FRS 102 which
allows lease incentives on leases entered into before the date of transition to the standard 1 March 2018 to
continuc to be charged over the period to the first market rent review rather than the term of the lease.

fg) Taxation

The Limited Partnership is not a taxable entity. Any tax liabilities arising from the results of the Limited
Partnership are dealt with in the financial statements of the Partner.

3. Critical accounting judgements and key sources of estimation uncertainty

The preparation of the financial statements requires management to make judgements, estimates and assumptions
that affect the application ot accounting policies and the reported amounts of assets, liabilities. income and
cxpenses. Actual results may differ from these estimates. The Members do not consider there o be any critical
accounting judgements in preparing the financial statements.

Estimates and underlying assumptions are reviewed on an on-going basis; revisions to accounting cstimates are
recognised in the period in which the estimates arc revised and in any future periods affected. There are no key
sources of estimation uncertainty.
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DAVINCI GLASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

NOTES TO THE FINANCIAL STATEMENTS (continued}

4. Direct and other operating expenses

Direct and other operating expenses primarily comprise £956,870 (2020: £nil}) to Davinci Glasgow Property
Owner Limited — as landlord — in connection to the lease of 366 Cathedral Street, Glasgow. In addition. other
direct property operating include expenises such as utilities (202 1: £113.465; 2020: Nil), property management
fees (2021: £86.964: 2020: Nil), staft related costs — which are re-charged by their employer. CA Europe
Management Services PM Limited (2021: £86.295; 2020: Nil), sales and marketing costs (2021: £46,126;
2020: Nil), security costs associated with the delayed opening (2021: £36,506: 2020: Nil). and cleaning (2021:
£34.936; 2020: Nil).

Other costs include auditer’s remuneration for FY21 (FY21 (2021: £25,920; 2020: Nil). as well as exceptional
hotel and associated costs (2021: £316,611; 2020: Nil) incurred in managing the impact of delays to the
completion of the property, and other professional services (2021: £3,668; 2020: Nil).

There were no employees in the Limited Partnership in the current or prior period.

The Members received no remuncration for their services to the Limited Partnership in either period.

5. Debtors

2020
2021 {Unaudited)
£ £
Trade debtors 154,507 -
Trade debtors represents balances due from tenants in relation to the letting of units at 366 Cathedral Street,
Glasgow. The balance of trade debtors includes a provision for bad debt of £1,044 (2020: Nil),
6. Creditors: amounts falling due within one year
2020
2021 (Unaudited)
£ £
Trade and other creditors 367.527 3.622
Deferred income 2.279.473 -
Accrued cxpenses 169.420 -
Related party pavable 946,819 -
3,763,239 3,622
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DAVINCI GLASGOW PROPERTY OPERATOR LP
(FORMERLY CASL GLASGOW PROPERTY OPERATOR LP)

NOTES TO THE FINANCIAL STATEMENTS (continued)

7. Share capital

2020
2021 (Unaudited)
£ £
Issued, called up and fully paid:
100 ordinary shares of £1 each 160 106

8. Related party transactions

Related party balances shown in Nete 6 are payable on demand. No interest is being charged on these balances.

The Limited Partnership signed a property management agreement with aftiliate CA Lurepe Management
Services PM Limited in August 2019. The fees charged to the Limited Partnership during the year were £86.964
(2020: Nil.

At year end. the immediate parent of the Limited Partnership was Davinci Glasgow Property Owner Limited
(formerly CASL Glasgow Property Owner Limited), with the same registered address of the Limited
Partnership. The Limited Partnership’s ultimate parent was CA Ventures Holdings LLC. with a registered
address of 251 Little Falls Drive, Wilmington, Delaware 19808, United States.

The Limited Partnership is not included in any conselidated accounts. The financial statements presented above
represent the separate financial statements of Davinci Glasgow Property Operator LP.

9. Financial commitments, contingent liabilities and guarantees

The Limited Partnership (actling by its General Partner) entered inte a 21 year and one day property operating
lease with Davinci Dart Square Property Ownaer Limited (“the Landlord™) on 26 June 2019, As noted in the
Principal activitics scction above, the Limited Partnership (acting by its General Partner) pays rent which
accrues 1o the Landlord based on 93% of the Net Operating Income attributable to each Rental period. In this
way the operating lease expense is contingent on the Limited Partnership’s own Net Operating Income.

10. Post balance sheet events

The [.imited Partnership’s immediate parent, Davinei Glasgow Property Owner Limited was sold — along with
the Limited Partnership — on 25 April 2022 to A-A Euro Investment Davinei Glasgow Propeo S.a.r.l. As a result
of this change of ownership. the ultimate parent is Apollo Global Management Inc.. with a registered address of
42nd Floor, 9 West 57th Street, New York, NY 10019, United States.

The Limited Partnership signed an asset management agreement with aftiliate CA Europe UK Operating
Company Limited ("CAEUK") in April 2022. Under this agrcement. CAEUK provides various services
including identifying and progressing assel management opportunities for the property. monitoring and
analysing the performance of the property and monitoring key market trends.



