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MESSAGE FROM MANAGEMENT 

 
 

In a challenging year highlighted by the context of the coronavirus pandemic (COVID-19) 
and all the developments this serious health crisis has caused to society throughout 2020, the 
civil construction sector has proven as one of the most resilient, with construction sites practically 
uninterrupted and continuous job creation. Helped by the local macroeconomic scenario, which 
saw its historical lowest level of interest rate and, consequently, better purchase conditions and 
credit affordability to our customers, the Company delivered strong operating figures, especially 
in the second half of the year. 

 
Thus, Cyrela reported launches that totaled R$5.8 billion, 34.1% higher than the presented in 

2019, while sales amounted to R$4.9 billion, 7.4% higher than the 2019. In the quarter, we had 
launches of R$2.9 billion and sales of R$ 1.9 billion, corroborating with the macro and micro 
economic context in which the Company is inserted. 

 
The solid operating numbers reflected positively on Cyrela's quarterly financial result, 

which presented net operating revenue of R$1.1 billion and net profit of R$261 million. The 
highlight of the quarter, and in line with the Company’s positive operating momentum, was the 
strong cash generation, which reached R$439 million. Accordingly, the Company maintained its 
leverage at a low and healthy level, with a Net Debt / Equity indicator of 5.1%. 

 
We enter 2021 with positive perspectives for the year, with the expectation of GDP and 

employment recovery, in addition to maintenance of interest rates at healthy levels, and prepared 
to deliver solid operational and financial indicators again. 
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ARBITRATION CHAMBER  
 
The Company is subject to the Market Arbitration Chamber, in accordance with the Arbitration 

Clause included in the Company's Bylaws.  
 
RELATIONSHIP WITH INDEPENDENT AUDITORS  
 
In compliance with CVM Instruction 381/03, we hereby inform you that we engaged KPMG 

Auditores Independentes to provide the following services in 4Q20: audit of the financial 
statements prepared in accordance with accounting practices adopted in Brazil and International 
Financial Reporting Standards ("IFRS"s); and review of the quarterly interim financial information 
in accordance with Brazilian and international standards on review of interim financial information 
(NBC TR 2410 - "Revisão de lnformações lntermediárias Executadas pelo Auditor da Entidade" 
and ISRE 2410 - Review of Interim Financial Information Performed by the Independent Auditor 
of the Entity, respectively). The Company did not engage the independent auditors to perform 
any other work, other than the audit of the financial statements. 

 
The engagement of independent auditors is based on principles that protect the auditor's 

independence, which consist of the following: (a) the auditor should not audit his/her own work; 
(b) the auditor should not exercise managerial duties; and (c) the auditor should not provide any 
services that can be considered a prohibited under prevailing standards. Additionally, 
Management obtains from the independent auditors a statement in the sense that the special 
services provided do not affect their professional independence.  

 
The information in the performance report is not clearly identified as copy of the information 

included in the financial statements, nor has it been subjected to audit or review. 
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Independent auditors' report on parent company and consolidated 

financial statements 
  

To the Shareholders and Administrators of  

Cyrela Brazil Realty S.A. Empreendimentos e Participações 

São Paulo – São Paulo State 

Opinion 

We have audited the individual and consolidated financial statements of Cyrela Brazil Realty S.A. 
Empreendimentos e Participações ("Company"), identified as Parent Company and Consolidated, respectively, 
which comprise  the balance sheet as of December 31, 2020 and the related statements of income, 
comprehensive income, changes in shareholders' equity and cash flows, for the year then ended, and notes, 
comprising significant accounting policies and other explanatory information. 

Opinion on the individual financial statements 
 
In our opinion, the accompanying individual financial statements present fairly, in all material respects, the financial 
position of Cyrela Brazil Realty S.A. Empreendimentos e Participações as of December 31, 2020, the performance 
of its operations and its cash flows, for the year then ended, in accordance with the accounting practices adopted 
in Brazil, applicable to Real Estate Development Entities in Brazil, registered in the Brazilian Securities and Exchange 
Commission (CVM). 

 

Opinion on the consolidated financial statements  

In our opinion,  the accompanying consolidated  financial  statements present  fairly,  in all material  respects,  the 
consolidated financial position of Cyrela Brazil Realty S.A. Empreendimentos e Participações as of December 31, 
2020, the consolidated performance of its operations and its cash flows and respective consolidated cash flows for 
the year  then ended,  in accordance with  the accounting practices adopted  in Brazil and  International Financial 
Reporting  Standards  (IFRS)  applicable  to  real  estate  development  entities  in  Brazil,  recorded  in  the  Brazilian 
Securities and Exchange Commission (CVM). 

Basis for opinion 

We  conducted  our  audit  in  accordance  with  Brazilian  and  international  auditing  standards  (ISAs).  Our 
responsibilities, under those standards, are further described in the Auditor’s responsibilities for the audit of the 
parent company and consolidated financial statements section of our report We are independent of the Company 
and its subsidiaries, in accordance with the relevant ethical requirements included in the Accountant Professional 
Code of Ethics (“Código de Ética Profissional do Contador”) and the professional standards issued by the Brazilian 
Federal  Accounting  Council  (“Conselho  Federal  de  Contabilidade”),  and  we  have  fulfilled  our  other  ethical 
responsibilities in accordance with these requirements. We believe that the audit evidence obtained is sufficient 
and appropriate to provide basis for our opinion. 
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Emphasis of a matter 

As described in Note 2.1(i), the individual financial statements were prepared in accordance with the accounting 

practices adopted in Brazil applicable to Real Estate Development Entities in Brazil, recorded at Brazilian 

Securities and Exchange Commission (CVM) and consolidated financial statements were prepared in accordance 

with the accounting practices adopted in Brazil and International Financial Reporting Standards (IFRS) applicable 

to Real Estate Development Entities in Brazil, recorded at Brazilian Securities and Exchange Commission (CVM). 

Thus, the determination of the accounting policy adopted by the Company for the recognition of revenue in 

contracts for the purchase and sale of unfinished estate units on the aspects related to the transfer of control 

follows the understanding of Company’s management on the application of CPC 47 ‐ Revenue from Contract with 

Customer (IFRS 15), pursuant to that expressed by Brazilian Exchange and Securities Commission in CVM/SNC/SEP 

Circular Letter No. 02/2018. Our opinion is not qualified in this respect. 

 

Key audit matters     

The key audit matters are those matters that, in our professional judgment, were of most significance in our audit 
of  current  year. These matters were addressed  in  the  context of our audit of  the  individual and  consolidated 
financial statements as a whole, and in forming our opinion thereon, and we do not provide a separate opinion on 
these matters.  

Revenue Recognition – estimated construction costs and construction work percentage of completion (“POC”) 

See Notes 2.2 (i), 2.3.1(i) and 24 of individual and consolidated financial statements 

Key audit matter  How our audit conducted this matter 

The Company and its subsidiaries recognize its revenues 
deriving  from  sale  of  real  estate  units  under 
construction based on Percentage of Completion (POC) 
of  respective  traded  projects  and  traded  real  estate 
units.  Determination  of  real  estate  units’  completion 
stage and their respective non‐incurred costs, which are 
used  to  determine  the  amount  of  revenues  to  be 
recognized,  requires  a  high  level  of  judgment  by  the 
Company  and  its  subsidiaries.  Due  to  transactions 
volume, judgments involved in estimates of costs to be 
incurred, stage of completion of real estate units, and 
possible  impact  of  these  judgments  on  revenue 
recognition  in  the  Company’s  individual  and 
consolidated  financial  statements  and  investments 
recorded under the equity method in individual financial 
statements,  we  consider  this  matter  as  a  key  audit 
matter. 

 

We evaluated key design and controls implemented by 
the  Company  and  its  subsidiaries  in  the  process  of 
determining completion stage of respective real estate 
units and estimates of costs to be incurred.  
 
Using  a  sampling, we  inspected  the  formalizations  of 
budget internal approvals of civil works in progress.  
 
Also on a  sampling basis, we matched  the amount of 
costs  incurred  with  the  respective  supporting 
documentation.  We  calculated  the  changes  in  the 
budgeted  cost  during  the  year,  within  a  certain 
parameter,  and  obtained  explanations  as  to  these 
changes. In addition, we confronted indices used by the 
Company  to  calculate  restatement  of  estimated  non‐
incurred  budget  costs  under  construction  against 
respective market indices.  
 
Additionally, we evaluated the disclosures made by the 
Company in its financial statements.  

 

Based on the evidence obtained by means of 

procedures summarized above, we consider the 

revenue recognized and respective disclosures in the 

context of individual and consolidated financial 

statements taken as a whole as acceptable. 
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Impairment of assets – real estate inventories and accounts receivable  

Notes 2.3.5, 2.3.6 (i), 5 and 6 of individual and consolidated financial statements 

Key audit matter  How our audit conducted this matter 

The  Company  and  its  subsidiaries  have  a  significant 
volume  of  inventory  of  real  estate  units  at  several 
development  stages,  measured  at  cost  value  or  Net 
realizable  value,  whichever  is  lower,  and  accounts 
receivable  due  to  sale  of  real  estate  units,  directly 
controlled  by  the  Company  or  through  associated 
entities. 
 
Any change in market conditions may impact the book 
values  of  these  inventories  and  expected  losses  on 
accounts  receivable,  and  investments  recorded under 
the equity method of individual financial statements. As 
a  consequence, we  consider  this  to  be  the  key  audit 
matter. 

 

For  finished  inventories  and  inventories  under 
construction,  based  on  sample,  we  analyzed 
documentation  and  assumptions  that  support  the 
evaluation  of  the  Company  and  its  subsidiaries 
regarding  these  assets’  realizable  value,  including 
comparison of realization value of similar assets. 
 
Also on a sampling basis, we evaluated the consistency 
of the data and assumptions used in the statements of 
calculation for net realizable value of the land, prepared 
by  the  Company  and  its  subsidiaries,  as  well  as  the 
business  plans  and  due  internal  approvals  and 
compared the net realizable value with the book value 
of the land. 
 
For accounts receivable, we evaluated the criteria and 
assumptions  used  by  the  Company  to  calculate  the 
expected  losses  on  these  assets.  We  inspected  the 
documents that support these valuations on a sampling 
basis. 
 
Additionally, we evaluated the disclosures made by the 
Company in its financial statements. 
 
Based  on  evidences  obtained  through  above‐
summarized  procedures, we  consider  the  balances  of 
real  estate  inventories  and  accounts  receivable  as 
acceptable,  as  well  as  related  disclosures,  are 
acceptable in the context of individual and consolidated 
financial statements taken as a whole. 

 

Transactions for the sale of equity interest in the investees “Plano & Plano”, “Cury” and “Lavvi”  

Note 7(d) of individual and consolidated financial statements 

Key audit matter  How our audit conducted this matter 

In 2020, the subsidiaries Plano & Plano 

Desenvolvimento Imobiliário S.A. (“Plano & Plano”) 

and Lavvi Empreendimentos Imobiliários S.A. (“Lavvi”), 

as well as the associated company Cury Construtora e 

Incorporadora S.A. (“Cury”), made an Initial Public 

Offering (IPO). 

The Initial Public Offerings involved partial sales of 

shares held by the Company and resulted in the loss of 

control of the investees Plano & Plano and Lavvi.  

Transactions for the sale of equity interests involved 

Our audit procedures included, among others, periodic 
meetings with the Company and the Audit Committee 
to understand the impacts of these transactions on the 
individual and  consolidated  financial  statements as of 
December 31, 2020. 
 
We analyzed the effects of the loss of control over the 
investees Plano & Plano and Lavvi and the derecognition 
of  the assets and  liabilities of  these  investees and  the 
reduction  in  Cury’s  interest  in  the  individual  and 
consolidated  financial  statements.  Furthermore,  we 
read  the prospectuses, Shareholders’ Agreements and 
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the amount of R$ 1,327 billion. According to CPC 36 – 

Consolidated Financial Statements, in the event of loss 

of control in a subsidiary, the book values related to 

the subsidiary should be derecognized. The 

consideration received and any remaining investment 

retained in the former subsidiary should be recognized 

at fair value, and any resulting difference should be 

recognized as a gain or loss in the income (loss). 

Since these transactions involved the loss of control of 

the investees Plano & Plano and Lavvi and the sale of 

equity interests in material amounts with significant 

effects on the Company’s individual and consolidated 

financial statements, we consider this as the key audit 

matter. 

other  documents  related  to  these  transactions  to 
validate the results obtained for the year. 
 
With  the  technical  support  of  our  corporate  finance 
experts, we evaluated the fair value methodology of the 
remaining investments, after the loss of control.  
Additionally, we evaluated the disclosures made by the 
Company in its financial statements. 
 
Based  on  the  evidence  obtained  by  means  of 
procedures  summarized  above,  we  consider  the 
measurement  of  remaining  investments  and  gain 
related  to  loss  of  control  over  these  investees 
acceptable, as well related disclosures, in the context of 
individual and consolidated financial statements taken 
as a whole. 
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Other matters ‐ Statements of added value 

Individual and consolidated statement of added (DVA) value for the year ended December 31, 2020, prepared 
under responsibility of Company's management, and presented as supplementary information for IFRS purposes 
applicable to Real Estate Development Entities in Brazil recorded at Brazilian Securities and Exchange 
Commission (CVM), were submitted to audit procedures carried out together with the audit of Company’s 
financial statements. To form our opinion, we evaluated whether these statements are reconciled with the 
financial statements and accounting records, as applicable, and whether their form and content are in 
accordance with the criteria defined in CPC 09 Technical Pronouncement ‐ Statement of Added Value. In our 
opinion, these statements of added value were prepared, in all material respects, in accordance with the criteria 
defined in this Technical Pronouncement and are consistent in relation to the individual and consolidated 
financial statements taken as a whole. 

Other information accompanying individual and consolidated financial statements and the auditors’ report 

The Company’s management is responsible for such other information that comprises the Management Report. 

Our opinion on the individual and consolidated financial statements does not include the Management Report 

and we do not express any form of audit conclusion on such report.  

 

Regarding the audit of individual and consolidated financial statements, our responsibility is to read the 

Management Report and, in doing so, consider whether this report is, in a material way, inconsistent with the 

financial statements or with our knowledge gained in the audit or otherwise appears to be materially misstated. 

If, based on the works performed, we conclude that there is a material misstatement in the Management Report, 

we are required to disclose this fact. We have nothing to report in this regard.  
 

Responsibilities of management and governance for the individual and consolidated financial statements 

The Management is responsible for the preparation and adequate presentation of the individual financial 

statements in accordance with the accounting practices adopted in Brazil applicable to Real Estate Development 

Entities in Brazil registered at Brazilian Securities and Exchange Commission (CVM) and consolidated financial 

statements in accordance with the accounting practices adopted in Brazil and International Financial Reporting 

Standards (IFRS) applicable to Real Estate Development Entities in Brazil, registered at Brazilian Securities and 

Exchange Commission (CVM) as well as for the internal controls that it deemed necessary to enable the 

preparation of financial statements free of significant distortions, regardless of whether the latter were caused by 

fraud or error. 

In the preparation of individual and consolidated financial statements, management is responsible for assessing 

the ability of the Company to continue as a going concern, disclosing, where applicable, the matters relating to its 

going concern and the use of this basis of accounting in preparing the financial statements, unless management 

intends to wind‐up the Company and its subsidiaries or cease its operations, or has no realistic alternative to 

avoid the closure of operations. 

Those charged with governance of the Company and its subsidiaries are the people responsible for overseeing the 

process of preparation of the financial statements. 

Auditors’ Responsibilities for the Audit of the Individual and Consolidated Financial Statements 

Our purposes are to obtain reasonable assurance that the individual and consolidated financial statements, taken 

as a whole, are free from material misstatement, whether caused by fraud or error, and to issue audit report 

containing our opinion. Reasonable assurance means a high level of security, but not a guarantee that an audit 

conducted in accordance with Brazilian and international auditing standards always detects any existing material 

misstatements. Misstatements may be due to fraud or error and are considered material when, individually or 

taken as a whole, can influence, within a reasonable perspective, the economic decisions of users taken based on 

these financial statements. 

As part of the audit conducted in accordance with Brazilian and international auditing standards, we exercise 
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professional judgment and maintain our professional skepticism throughout the audit. We also: 

– Identify and assess the risks of material misstatement of the parent company and consolidated financial 

statements, whether due to fraud or error, design and perform audit procedures responsive to those risks, and 

obtain audit evidence that is sufficient and appropriate to provide a basis for our opinion. The risk of not 

detecting a material misstatement due to fraud is higher than due to error, since a fraud can involve the act of 

circumventing internal controls, collusion, falsification, omission or intentional misrepresentations. 

– Obtain an understanding of internal control relevant to the audit in order to design audit procedures that are 
appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the 

internal controls of the Company and its subsidiaries. 

– Evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates and 

related disclosures made by management. 

– Conclude on the appropriateness of the use of the going concern accounting basis by management, and based 

on the audit evidence obtained, whether there is significant uncertainty in relation to events or conditions that 

may cast significant doubt on the ability of the Company and its subsidiaries to continue as a going concern. If 

we conclude that there is a material uncertainty, we must highlight the related disclosures in the individual 

and consolidated financial statements in our report, or include a modification in our opinion if disclosures are 

inadequate. Our conclusions are based on audit evidence obtained up to the date of our report. However, 

future events or conditions may lead the Company and its subsidiaries to no longer remain as a going concern. 

– Evaluate the overall presentation, structure and content of the financial statements, including the disclosures, 

and whether the parent company and consolidated financial statements represent the underlying transactions 

and events in a manner that achieves fair presentation. 

– Obtain sufficient appropriate audit evidence regarding the financial information of the entities or business 

activities within the group to express an opinion on the parent company and consolidated financial 

statements. We are responsible for directing, supervising and carrying out the group’s audit and, therefore, for 

the audit opinion. 

We communicate with those charged with governance regarding, among other matters, the planned scope and 

timing of the audit and significant audit findings, including any significant deficiencies in internal controls that we 

identified during our audit. 

We also provide to those responsible for governance a statement that we fulfilled the material ethical 
requirements, including the applicable independence requirements, and report all the possible relationships or 
issues that could considerably affect our independence, including, when applicable, the respective disclaimers. 

Out of matters that were communicated to people responsible for governance, we determined those that were 

considered as the most significant in the audit of financial statements for current year and that, accordingly, 

comprise the key audit matters. We describe these issues in our audit report, unless a law or regulation has 

prohibited the public disclosure of the issue, or when, under extremely rare circumstances, we determine that 

the issue shall not be reported in our report, because the adverse consequences from such report may, from a 

reasonable perspective, exceed the benefits from the report for public interest. 

São Paulo, March 16, 2021 

 

KPMG Auditores Independentes 

CRC 2SP014428/O‐6 

 

Oirginal report in Portuguese signed by 

 
Eduardo Tomazelli Remedi  
Accountant CRC SP259915/O‐0 
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1. OPERATIONS 
 

Cyrela Brazil Realty S.A. Empreendimentos e Participações (“Company”) is a publicly-held 
corporation headquartered in the city of São Paulo, state of São Paulo; its shares are traded on the B3 
S.A. – Brasil Bolsa Balcão - Novo Mercado - under the acronym CYRE3. 
 
The Company’s headquarters is located in Brazil, at 109, Rocio St, 2nd Floor, Room 1,São Paulo/SP. 
 
The Company is primarily engaged in the development and construction of residential properties, 
alone or jointly with other companies. The subsidiaries, companies under shared control and 
associated companies share with the parent company the corporate, managerial and operating costs 
and structures of the Company or of the partner, according to each situation. 
 
On March 11, 2020, the World Health Organization (WHO) declared the coronavirus (COVID-19) 
as a pandemic. Since then, the virus has been spreading rapidly around the world, creating a health 
crisis and, consequently, an economic crisis.  
 
The Company is closely monitoring all developments and taking mitigation measures to ensure the 
safety of all its stakeholders. The initiatives aim to ensure the health of our employees (whether third 
parties or not), in construction sites or offices, and consequently of the whole society. Our action plan 
aims to reduce the coronavirus growth curve in Brazil, so as not to overburden the healthcare system 
and guarantee the effective care for the most serious cases. Moreover, we seek to understand the best 
financial solution for our clients and suppliers, aiming to preserve the Company’s contracts and cash. 
Among our initiatives, we highlight:  

 
At civil works area: 
• Disclosure of good behavioral practices for third parties and employees, and trainings;  
• Leave of absence for employees considered to be at risk (over 60 years old and/or with diseases as 
hypertension, diabetes, etc.)  
• Employees who show any symptoms are immediately isolated, without the need to a medical 
certificate;  
• Distribution of masks to all employees, in addition to the temperature screening as a protocol for 
entering the works;  
• Availability of a quadrivalent influenza vaccine for all construction workers (own and contracted), 
administered at the construction site;  
• Limit of 2 employees on the elevator and 4 on the rack concurrently.  
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In the office/corporate:  
• Wide adoption of the home office regime, being mandatory for risk groups, and respecting the daily 
workload, in addition to protocols, materials and technologies for its proper functioning;  
• Detailed analysis of cases of requests for postponement of installment payments by clients, seeking 
to preserve contracts;  
• Donation campaigns carried out by the Cyrela Institute, in collaboration with our employees: 
Campaigns #Juntos Combatemos 3x Mais and #Juntos Fazemos Mais.  
 
The Company had no material impact on its receivables in the fourth quarter. Furthermore, Cyrela 
carries out periodic cash flow exercises comprising several scenarios aimed at maintaining the 
Company’s cash at healthy levels. Based on said projections, Cyrela does not expect cash pressures 
in the next 12 months. 
 

2. PRESENTATION OF FINANCIAL STATEMENTS AND SUMMARY OF SIGNIFICANT  
ACCOUNTING PRACTICES ADOPTED 

 
2.1. Basis of presentation and preparation of individual and consolidated financial statements. 

i) Compliance statement 
 

The Company’s individual and consolidated financial statements have been prepared and 
presented in accordance with accounting practices adopted in Brazil (NBC TG36 (R3)) and the 
International Financial Reporting Standards (IFRS), and for the consolidated financial statements 
in accordance with international standards and IFRS 10 – Consolidated Financial Statements), 
applicable to real estate entities in Brazil recorded in the Brazilian Securities and Exchange 
Commission (CVM). The aspects related to transfer of control in the sale of real estate units follow 
the understanding of the company’s management, aligned with that expressed by the Brazilian 
Securities and Exchange Commission (CVM) in CVM/SNC/SEP Circular Letter 02/18 on the 
application of the Technical Pronouncement NBC TG 47 (IFRS 15). 
 
Management affirms that all relevant information characteristic of financial statements, are being 
evidenced and correspond to those used by Management. 
 
Presentation of individual and consolidated Statements of Added Value is required by the Brazilian 
corporate law and Brazilian accounting practices applicable to publicly-held companies and has 
been prepared in accordance with CVM Resolution 557, of November 12, 2008, which approved 
accounting pronouncement NBC TG09 – Statement of Added Value. The IFRS standards 
applicable to Real Estate Development Entities in Brazil, registered with the Brazilian Securities 
and Exchange Commission (“CVM”), do not require the presentation of this statement. Thus, this 
statement is presented as supplementary information, without prejudice to the set of financial 
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statements under IFRS standards applicable to real estate development entities in Brazil, registered 
with the Brazilian Securities and Exchange Commission (“CVM”). 
 

ii) Basis of preparation 
 

The individual and consolidated financial statements were prepared based on the historical cost, 
except for certain financial instruments measured at its fair values, as described in the description 
of significant accounting practices of this report. 
 
The Company’s individual financial statements are considered in conformity with 
accounting practices adopted in Brazil as they are not in conformity with the International 
Financial Reporting Standarts (IFRS). Once there are considered capitalization of interest 
on investees’ qualifiable assets in individual financial statements. 
 
The consolidated financial statements are in accordance with the accounting practices adopted in 
Brazil and with the International Financial Reporting Standards (IFRS) applicable to real estate 
development entities in Brazil, registered with the Brazilian Securities and Exchange Commission 
(“CVM”). The aspects related to transfer of control in the sale of real estate units follow the 
understanding of the company’s management, aligned with that expressed by the Brazilian 
Securities and Exchange Commission (CVM) in CVM/SNC/SEP Circular Letter 02/18 on the 
application of the Technical Pronouncement NBC TG 47 (IFRS 15). 
 
The financial statements were prepared in the normal course of business. Management assessed 
the Company's ability to continue as a going concern and did not identify any doubts regarding its 
operational capacity. 

iii) Basis of consolidation 
 

The Company’s consolidated financial statements include financial information of Cyrela, its 
direct and indirect subsidiaries. The Company controls an entity when it is exposed to, or has a 
right over the variable return arising from its involvement with the entity and has the ability to 
interfere in those returns due to its power over the entity. The existence and effects of potential 
voting rights, currently exercisable or convertible, are taken into account when assessing whether 
the Company controls other entity.  
 
The subsidiaries are fully consolidated as of the date control is transferred, and stop being 
consolidated as of the date when control no longer exists. Accounting practices were uniformly 
applied to all subsidiaries included in consolidated financial statements and these entities’ years 
coincide with that of the Company. 
When necessary, financial statements of subsidiaries are adjusted in order to comply with its 
accounting practices to those established by the Company. 
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All transactions, balances, revenues and expenses among subsidiaries or jointly-controlled 
subsidiaries are fully eliminated in consolidated financial statements. 

 
iv) Segment reporting 

 
The operating segment reporting is disclosed in a consistent manner with the internal report 
provided to the main operating decision makers, represented by the Company’s Management, who 
are responsible for resource allocation, performance evaluation of the operating segments and 
strategic decision making. 
 

2.2. Accounting judgments, estimates and assumptions 

Accounting estimates and judgments are constantly assessed and are based on prior 
experience and other factors, including expected future events considered as reasonable in 
view of circumstances. 

The preparation of Company’s individual and consolidated financial statements requires 
Management to make judgments and estimates and adopt assumptions that affect the amounts 
presented for revenues, expenses, assets and liabilities, as well as the disclosure of contingent 
liabilities, on the base date of the financial statements. 

Assets and liabilities subject to estimates and assumptions include provision for impairment 
of assets, transactions with share-based payments, provision for lawsuits, financial 
instruments’ fair value, measurement of projects’ budgeted cost, deferred tax assets, among 
others. 

i) Projects’ budgeted costs 
 
Budgeted costs, comprised mainly of costs incurred and costs to be incurred for the 
conclusion of construction work, are regularly reviewed according to evolution of 
construction work, and possible adjustments identified based on such review are reflected on 
the Company’s results. 
 
ii) Transactions with share-based payments 
 
The Company measures the cost of transactions to be settled with employees’ shares based 
on the fair value of equity instruments at the date of their respective granting. Estimates of 
share-based payments’ fair values require the most adequate evaluation method for the 
granting of equity instruments, which depends on grant terms and conditions. 
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2.3. Description of significant accounting practices 

2.3.1 Determination of real estate income, sale of properties and other 

i) Determination of income from real estate development and sale of properties is carried 
out according to the following criteria: 

a) On sales of completed units, revenue is recognized at the time sale is completed 
(transfer of risks and rewards), regardless of contract value receipt period; and 
revenues are measured at fair value of received or receivable consideration. 

b) On sale of incomplete units, the following procedures are followed:  

The Company, its subsidiaries and investees adopted CPC 47/IFRS 15 – “Revenue from 
Contracts with Customers” as of January 1st, 2018, also contemplating the guidance 
contained in CVM/SNC/SEP Circular Letter No. 02/2018, dated December 12, 2018, which 
provides for the accounting procedures related to the recognition, measurement and 
disclosure of certain types of transactions arising from contracts for the purchase and sale of 
unfinished estate units in Brazilian publicly-held companies in the real estate development 
industry. There were no material effects with the adoption of CPC 47 and said Circular Letter 
to the Group. 

The Circular Letter states that the adoption of NBC TG 47 (IFRS 15) to transactions 
involving the sale of unfinished real estate units by entities from the real estate development 
industry registered with the CVM presents core issues, such as: (a) focus on the contract 
(account unit); (b) ongoing monitoring of contracts; (c) an internal control framework in a 
quality standard considered to be at least acceptable for the purposes for which it is intended; 
(d) making timely adjustments; and (e) the quality of the information (predictive and 
confirming value of the financial statements). 

The sales contracts entered into by the Company are based on the model in which the 
developer finances the committed buyer during the project’s construction, through own 
funds and/or obtaining financing (SFH) from financial institutions. As a rule, construction 
projects for real estate units aimed at middle and high-income people. Upon the signing of 
the contract, the borrower agrees to pay up to 30% of the value of the real estate unit directly 
to the developer during the construction phase, thus supporting all credit risk during this 
phase. Upon completion of the project, the borrower shall pay the debtor balance with his/her 
own funds (including the use of the FGTS balance) and/or obtain the required financing from 
a financial institution to pay the outstanding balance to the developer, of approximately 70% 
of the value of the real estate unit (the finished real estate unit is then pledged through a lien 
to the financial institution). The market risk of the real estate unit as of the time of the sale 
rests entirely on the borrower, who can benefit from any valuations and carry them out by 
means of the onerous transfer of his/her contract with third parties, with the agreement of 
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the developer, or bearing any devaluations (at which time some borrowers require the 
contractual cancellation). 

Due to this, sales of incomplete units, the following procedures are followed: 

 Sales revenues, land and construction costs, and sales commissions are recognized 
in income (loss) using the percentage of completion of each joint venture, and this 
percentage is measured based on costs incurred in relation to total budgeted costs 
of respective joint ventures; 

 Incurred cost (including land cost and other expenditures directly related to 
formation of inventories) corresponding to sold units is fully recognized in income. 
For units not yet traded, incurred cost is recognized in inventories under caption 
“Real estate for sale”; 

 Recognized amounts of sales revenues that are higher than those effectively 
received from clients are recorded in current assets or long-term receivables, under 
caption “Accounts receivable”. Received amounts referring to sale of units that are 
higher than recognized revenues’ amounts are accounted for under caption 
"Advances from clients"; 

 Interest and inflation adjustment on accounts receivable balance, as well as 
adjustment to present value of accounts receivable balance, are recognized in 
income from real estate development and sale of properties when incurred, 
following the accrual system for “pro rata temporis” years; 

 Financial charges due to acquisition of land and those directly associated to 
financing of construction work are capitalized and recorded in real estate for sale, 
and recognized in incurred cost of units under construction up to their completion, 
following the same criteria for recognition of real estate development cost in 
proportion to units sold during construction; 

 Taxes levied and deferred on the difference between real estate development 
revenue and accumulated revenue submitted to taxation are calculated and recorded 
in accounting books when this revenue difference is recognized; 

 Other expenses, including those with marketing and publicity are recognized in 
income (loss) when incurred. 

c) In cancellations of contracts for the purchase and sale commitment of real estate, 
revenue and cost recognized in income (loss) are reversed according to previously 
mentioned determination criteria. Reversal of cost increases inventories. The 
Company also recognizes, due to cancellation, liabilities deriving from return of 
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advances from clients and gain or loss effects are immediately recognized in income 
(loss). 

d) The Company records the provision for cancellations when its analysis identifies 
uncertainties as to the inflow of future cash flows in the entity. Such adjustments are 
related to the fact that revenue recognition is conditioned to the degree of reliability 
regarding the entity’s receipt of cash flows generated from the recognized revenue. 

ii) Provision of construction services 

Revenues deriving from the provision of real estate services are recognized as services are 
provided and are linked to construction work management for third parties and to technical 
advisory. 
 

iii) Barter transactions 

Barter of pieces of land refers to receipt of land from third parties to be settled through 
delivery of real estate units or transfer of installments deriving from sale of projects’ real 
estate units. Pieces of land acquired by the Company and its subsidiaries are recorded at fair 
value, as a component of inventories, as a contra-entry to advances from clients in liabilities. 
Revenues and costs derived from barter operations are allocated to income (loss) over the 
construction period of the developments, as criteria described in item i) b) above. 
 

2.3.2 Financial instruments 

The main financial instruments of the Company and entities include cash and cash 
equivalents, financial interest earning bank deposits, securities, accounts receivable and 
payable, financing, loans, debentures and CRI, among others. 

After the initial recognition, the financial instruments are measured as described below: 

i) Financial assets at fair value through profit or loss 

An instrument is classified by fair value through profit or loss if it is held for trading, that is, 
stated as such when initially recognized. 

Financial instruments are stated at fair value through profit or loss if the Company manages 
these investments and makes decisions on investment and redemption based on fair value 
according to the strategy of investment and risk management. After initial recognition, 
attributable transaction costs are recognized in statement of income when incurred. Financial 
instruments at fair value through profit or loss are measured at fair value, and their 
fluctuations are recognized in income (loss). 
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ii) Financial assets at amortized cost 

A financial asset is measured at amortized cost if it meets both conditions below and is not 
designated as measured at FVTPL: 

- it is held within a business model whose purpose is to maintain financial assets to receive 
contractual cash flows; and 

- its contractual terms generate, on specific dates, cash flows only related to the payment of 
principal and interest on outstanding principal value. 

A financial asset is derecognized (written-off), partially or fully, when the rights to receive 
cash flows from the asset expire; when the Company substantially transfers all risks and 
rewards of the asset, or when the Company does not transfer either retains substantially all 
the risks and rewards related to the asset, but transfers control over the asset. 

iii) Financial assets at fair value through other comprehensive income 

A debt instrument is measured at FVTOCI if it meets both conditions below and is not 
designated as measured at FVTPL and amortized cost: 

- it is maintained within a business model whose purpose is achieved by both the receipt of 
contractual cash flows and the sale of financial assets; and 

- its contractual terms generate, on specific dates, cash flows which are only payments of 
principal and interest on principal outstanding value. 

In the initial recognition of an investment in an equity instrument not held for trading, the 
Group may irrevocably choose to present subsequent changes in the fair value of the 
investment in OCI. This choice is made on an investment basis. 

All financial assets not classified as measured at amortized cost as described above or at 
FVTOCI, are classified as FVTPL. It includes all derivative financial assets. At initial 
recognition, the Group may irrevocably designate a financial asset that otherwise meets the 
requirements to be measured at amortized cost or as FVTOCI, as FVTPL if it eliminates or 
significantly reduces an accounting mismatch that would otherwise arise. 

 
iv) Financial liabilities at amortized cost 

Other financial liabilities, including loans, financing, debentures, CRIs, suppliers and other 
accounts payable are initially recognized at fair value, net of transaction costs. Financial 
liabilities subject to interest are subsequently measured at amortized cost, using the effective 
interest rate method. Gains and losses are recognized in the income statement upon write-off 
of liabilities, as well as during the amortization process by the effective interest rate method. 
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A financial liability is derecognized (written off) when the obligation under the liability is 
discharged, canceled or expired.  

When an existing financial liability is replaced by another of the same lender with 
substantially different terms, or the terms of an existing liability are significantly changed, 
this substitution or alteration is treated as a write-off of the original liability and recognition 
of a new liability, whereas the difference in the corresponding book value is recognized in 
the statement of income. 

2.3.3 Cash and cash equivalents 

The Company and its subsidiaries classify in this category cash balances, bank account 
balances, highly-liquid balances, which are readily convertible into a known cash amount 
subject to insignificant risk of change in value and whose maturity is lower than 90 days.  

2.3.4 Securities 

Securities include bank deposit certificates, Government bonds issued by the Federal 
Government, and exclusive investment funds that are fully consolidated.  

2.3.5 Accounts receivable 

“Accounts receivable” caption balance is measured at original amount of contract sale, 
adjusted at fixed interest and recognized in income at the accrual system, regardless of 
whether it was received. 

Credit sales of units not concluded, receivables with inflation adjustment, including the 
portion related to the keys, without interest, which should be discounted at present value, 
since the contracted inflation adjustment indexes do not include interest. Formation of 
adjustment and its reversal, when carried out during construction work, are recorded as a 
contra-entry to real estate development revenues. 
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2.3.6 Real estate for sale 

i) Cost formation 

Real estate properties that are ready for sales and those under construction are stated at 
formation cost, not exceeding net realizable value. 

Net realizable value is the estimated sales price, less cost to complete the project (when 
applicable), selling expenses and taxes. 

Formation cost includes cost for acquisition of land (which includes barter transactions 
described in note 2.3.1 iii), expenditures required to approve the project with 
government authorities, real estate development expenditures, construction material, 
labor (own or hired from third parties) and other related construction costs, including 
financial cost incurred during construction work up to completion of construction work. 

ii) Segregation between current and non-current 

Classification between current and non-current is carried out based on expected 
launching of real estate development, subject to periodic reviews. 

2.3.7 Unrecorded sales expenses 

Brokerage expenditures on sale of properties are stated as prepayments and are allocated to 
income (loss) as part of trading expenses, following the same criterion adopted for 
recognition of revenues and sold units’ costs (note 2.3.1 i)), except for commissions on 
cancelled sales, which are recorded in income (loss) in case of cancellation or when it is 
probable that there will be no payment of contracted amounts. 

Charges related to sales commission belonging to the property’s acquirer do not form revenue 
or expense of the Company and its subsidiaries. 

2.3.8 Prepaid expenses 

Expenses that are paid in advance are recognized in income (loss) for the year when incurred 
at the accrual system. 

2.3.9 Equity interest investments 

Investments in shareholding interest are recorded at the equity method in the parent company. 
In consolidated financial statements, investees classified as jointly-controlled subsidiaries 
and associated companies are also recorded under the equity method, based on financial 
statements of respective investees of the same base dates and accounting criteria used by the 
Company.  
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Investments in foreign companies 

Brazil Realty Serviços e Investimentos Ltd.: This subsidiary is located in Bahamas and, in 
essence, is an extension of the Company’s financial activities; its functional currency is the 
dollar. 

Cyrsa S.A.: Associated company whose purpose is to develop and trade property. Located in 
Argentina, it has its own management, as well as administrative, financial and operating 
independence. Its functional currency is the Argentinian Peso. 

Assets, liabilities and income are translated into the Company’s presentation currency at the 
following method: (i) assets and liabilities translated at the closing rate; (ii) shareholders' 
equity translated at the rate prevailing on transaction dates; and (iii) revenues and expenses 
translated into average rate. Effects of this translation into presentation currency are recorded 
in caption “Accumulated translation adjustment”, accumulated in caption “Other 
comprehensive income” in shareholders' equity. In case investment is disposed of or written-
off, effects from translation recorded in account “Other comprehensive income” should be 
accounted for in income for the year in the same period in which this investment was disposed 
of or written-off. 

2.3.10 Property, plant and equipment 

Stated at acquisition cost, less accumulated depreciation, calculated at the straight-line 
method, based on estimated useful life of assets, according to note 8. 

Expenditures incurred with construction of sale stands, model apartments and respective 
furniture will be incorporated into the Company and its subsidiaries’ property, plant and 
equipment. These assets start to be depreciated after project’s launch and completion, and 
this expense is recorded in income under caption “Sales expenses”, at estimated useful life.  

2.3.11 Intangible assets 

Expenditures related to acquisition and implementation of information systems and software 
licenses of use are recorded at acquisition cost, being amortized on a straight-line basis and 
subject to periodic analysis of assets’ impairment. 

Shareholding investments in the Company include surplus and goodwill when acquired 
company’s acquisition cost exceeds its net assets’ market value. 

Goodwill is amortized as assets in these investees are realized. 
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2.3.12 Income tax and social contribution on net income 

i) Current income tax and social contribution 

Current tax is the expected tax payable or receivable/to be offset on taxable income for the 
year. 

The income tax (25%) and the social contribution on net income (9%) are calculated in 
conformity with their nominal rates, which together add up to 34%. Deferred income tax is 
generated by temporary differences on the date of the statement of financial position between 
the tax bases of assets and liabilities and their book values. 

As allowed by tax legislation, certain subsidiaries have opted to use the deemed profit regime. 
For those companies, the calculation basis for income tax and social contribution is based on 
estimated profit, at the rate of 8% and 12% of gross revenues, respectively, on which nominal 
rates for the respective tax or contribution are applied. 

As permitted by the law, developments of some projects are subject to the segregation system, 
according to which the piece of land and accessions that are the object of real estate 
development, as well as other assets, rights and obligations related to it, are segregated from 
the developer’s assets and form segregated appropriation of assets, intended to the 
achievement of corresponding real estate and delivery of real estate units to respective 
acquirers. In addition, certain subsidiaries irrevocably opted for the “Special Taxation System 
(RET)”, according to which income tax and social contribution are calculated at the rate of 
1.92% on gross revenues (4% also considering PIS and COFINS on revenues). 

ii) Deferred income tax and social contribution 

Deferred taxes are recognized in relation to the temporary differences between the amounts 
of assets and liabilities for purposes and the related amounts used for taxation purposes.  

When applicable, the Company recognizes deferred tax on tax losses and social contribution 
negative basis. Accumulated tax losses have no statute of limitations; however, their offset 
is limited to up to 30% of taxable income of each year. Entities that choose deemed income 
system may not offset tax losses for a period in subsequent years. 

Deferred income tax and social contribution assets and liabilities are presented at net value 
in balance sheet only when there is the legal right and the intention of offsetting them upon 
calculation of current taxes, related to the same legal entity and the same tax authority. 

2.3.13 Accounts payable upon acquisition of properties, and advances from clients referring to 
barter 

Obligations upon property acquisition are recognized at amounts corresponding to assumed 
contract obligations. Later, they are presented at amortized cost, that is, plus or less, as 



 
 
CYRELA BRAZIL REALTY S.A. EMPREENDIMENTOS E PARTICIPAÇÕES 
NOTES TO FINANCIAL STATEMENTS FOR THE TWELVE-MONTH PERIOD ENDED 
DECEMBER 31, 2020 AND 2019 
 (In thousands of reais, unless otherwise indicated) 

applicable, charges and interest proportional to incurred year and adjustment to present value 
up to balance sheet date.  

Transactions that barter land for real estate units are recorded in inventories as a contra-entry 
to caption “Advance from clients”. This transaction is carried out only when land risks and 
benefits fully flow to the Company and amounts are stated at realization fair value. 
Recognition of revenue in income (loss) is carried out in “Revenue from sale of real estate 
units” caption at the same criteria explained in note 2.3.1 i). 

2.3.14 Other assets and liabilities 

Other assets and liabilities are presented at cost or realization (assets) value or, when referring 
to known or calculable (liabilities) value, plus earnings and incurred financial charges, as 
applicable. 

2.3.15 Adjustment to present value of assets and liabilities 

Adjustment to present value recorded under “Accounts receivable” caption was calculated 
considering the estimated period until the delivery of the keys of the properties sold, using 
the average rate of funding adopted by the Company, without inflation, for the financing 
obtained. 

Adjustment to present value of “Accounts receivable” caption is recorded in income (loss) 
under caption “Net Revenue”. Reversal of adjustment to present value is recognized in the 
same caption.  

2.3.16 Loans, financing, Real Estate Receivables Certificate - CRI, bank credit bills and 
debentures. 

Obtained financial funds, either loans, financing, debentures, Real Estate Receivable 
Certificates (CRIs) or Bank Credit Notes (CCBs) are initially recognized at receipt of funds, 
net of transaction cost, and measured at amortized cost, that is, plus charges and interest 
proportional to year up to the date when information is presented. 

2.3.17 Expenditures upon issuance of securities 

Expenditures with recognition of public distribution of securities are recorded in an account 
that reduces account that originated received funds. Accordingly, expenditures with public 
distribution of shares are classified in “Capital Reserve” caption and expenditures with 
issuance of CRIs are classified in caption “Certificates of Real Estate Receivables - CRIs”, 
as disclosed in note 12. 
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2.3.18 Stock options 

The Company granted to employees and management, as dully approved by the Board of 
Directors, a share-based remuneration plan (stock option plan), according to which the 
Company receives services as consideration for granted stock options. 

Options’ fair value is established on grant date and is recognized as expenses in income for 
the year (as a contra-entry to shareholders' equity), as services are provided (vesting period) 
by employees and management. Remuneration costs were estimated based on stock valuation 
model denominated Black & Scholes. 

In case a stock option plan is cancelled, it is treated as if it had been granted on cancellation 
date, and any expense not recognized in the plan is immediately recognized. However, if a 
new plan substitutes the canceled plan, and is designated as substitute plan on the granting 
date, the canceled plan and the new plan are treated as if they were a modification of the 
original plan, as previously described. 

2.3.19 Other employee benefits 

 Salaries and benefits granted to employees and managers of the Company include fixed 
remuneration (salary, INSS, FGTS, vacation, 13th salary, etc.) variable remuneration, such 
as profit sharing and share-based payments. These benefits are recorded in income for the 
year, under caption “General and administrative expenses”, as they are incurred. 

Bonus system operates with corporate and individual goals, structured on corporate goals’ 
efficiency, followed by business goals and individual goals. 

The Company and its subsidiaries do not have private pension plan and retirement plan.  

2.3.20 Provisions 

i) Provision for tax, labor and civil risks 

The Company is a party to several judicial and administrative proceedings. Provisions are 
established for all demands referring to lawsuits whose likelihood of loss is probable.  

Contingent liabilities evaluated as possible and remote losses are only disclosed in notes.  

Contingent assets are only recognized when there are real guarantees, or favorable, final and 
unappealable decisions. Contingent assets with chance of success classified as probable are 
only disclosed in a note. As of December 31, 2020 and 2019, there are no lawsuits involving 
contingent assets recorded in the Company’s financial statements. 
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The Company and its subsidiaries, in the normal course of business, are subject to 
investigations, audits, judicial and administrative proceedings in civil, tax and labor matters. 

ii) Allowance for doubtful accounts and cancellation of clients’ contract  

The Company measures the allowance for doubtful accounts and contract cancellations based 
on assumptions that consider the history and estimates of expected losses of its current 
transactions and their estimates. Examples: (a) late payment of installments; (b) unfavorable 
local or national economic conditions; among others. In case there are such evidences, 
respective provision is recorded and the model adopted by the Company is the simplified 
approach. These assumptions are reviewed on an annual basis to consider possible changes 
in circumstances and histories. 

iii) Provision for guarantee 

Established to cover expenditures with warranty repairs in projects, based on history of 
incurred expenses. This provision is recognized as a contra-entry to income (cost), as sold 
unit costs are incurred. This provision’s possible unused remaining balance is reversed after 
warranty period, in general five years counted as of delivery. 

iv) Provision for impairment (impairment test) 

The Company evaluates events or changes in economic, operating or technological 
circumstances that may indicate deterioration or impairment losses of assets with defined 
useful lives. When these evidences are detected and the net book value exceeds recoverable 
value, an impairment provision is created to adjust net book value to recoverable value. Main 
captions subject to evaluation of recovery are: “Real estate for sale”, “Investments”, 
“Property, plant and equipment”, “Intangible assets” and “Securities”. 

For assets with undefined useful life, the Company evaluates, at least on an annual basis, 
regardless of any indication, recoverable value. In case recoverable value is lower than book 
value, a provision for impairment is recognized, adjusting net book value to recoverable 
value. 

v) IFRIC 23/ICPC 22 – Uncertainty over income tax treatments 

On December 31, 2020, there were no impacts from IFRIC 23 on the Company’s financial 
statements. 

2.3.21 Sales tax 

For companies using non-cumulative taxable income taxation system, PIS and COFINS rates 
are respectively 1.65% and 7.6%, calculated on gross operating revenue and with discount of 
some credits calculated based on costs and incurred expenses. For companies opting the 
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deemed income taxation basis, the rates of deemed income with the cumulative system, PIS 
and COFINS are respectively 0.65% and 3% on gross operating revenue. 

2.3.22 Treasury shares 

They are equity instruments that are bought back, recognized at cost, and deducted from 
shareholders’ equity. No gain or loss is recognized in the income statement on the purchase, 
sale, issuance or cancellation of the Company’s equity instruments. Any difference between 
the book value and the remuneration is recognized in “Other capital reserves”. 

2.3.23 Dividends 

The proposal for distribution of dividends made by the Company’s Management and the 
portion equivalent to minimum mandatory dividends is recorded as current liabilities, under 
caption “Dividends payable”, as it is considered as a legal obligation provided for in the 
Company’s bylaws.  

2.3.24 Basic earnings and diluted per share 

Basic and diluted earnings per share is calculated through income (loss) for the year 
attributable to the Company’s shareholders, and weighted average of outstanding common 
shares is calculated in respective year, considering, when applicable, stock split adjustments. 

2.4. New and revised standards and interpretations already issued but not yet adopted 

Although early adoption is permitted, the Company and its subsidiaries did not adopt the new 
IFRSs listed below: 
 

IFRS CPC Theme Maturity 

IAS 1 CPC 26 
Classification of Current or Non-current Liabilities 
(amendment) 

- 

IAS 16 CPC 27 
Property, plant and equipment: Revenues before 
intended use (amendment)  

- 

IFRS 3 CPC 15 Reference to Conceptual Framework (amendment) - 

IFRS 16 CPC 06 
Rental concessions related to COVID-19 
(amendment) 

- 

IFRS 17 - Insurance contracts January 1st ,2021 
 

The Company expects no material impact on Group’s financial statements, whether by 
amendments or new standards during the first-time adoption. 
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3. CASH AND CASH EQUIVALENTS 
 

 
 

(i) Interest earning bank deposits that have immediate convertibility into a known amount of cash and are not subject to significant risk of 
change in value, and the Company has immediate redemption rights, have an average yield of 108.47% of the Interbank Deposit Certificate 
(CDI) rate. 

 

4. SECURITIES 
 

 
 

(i) Interest earning bank deposits are remunerated at an average rate of 102.69% of the Interbank Deposit Certificate (CDI), and do not have 
immediate liquidity, R$ 207,294 measured at amortized cost and R$ 34,893 is measured as adjustment to fair value, in line with CPC 48/IFRS 
9, which considers both the Company’s business model regarding the contractual cash flow characteristics of the financial asset. 

(ii) The Company has investments in the exclusive funds managed by Banco Safra S.A., Banco Santander S.A. and Caixa Econômica Federal. 
The financial institution is responsible for the custody of the assets of the fund’s portfolio and for the financial settlement of its operations. 
The funds are composed of fixed income securities and were remunerated at an average rate of 106.92% of the CDI rate, with the total 
amount measured as adjustment to fair value, in line with CPC 48/IFRS 9, which considers both the Company’s business model regarding 
the contractual cash flow characteristics of the financial asset. 

(iii) Investment in national treasury bonds, indexed to inflation + average interest of 3.57% p.a., the total amount being measured as adjustment 
to fair value through other comprehensive income, in line with CPC 48/IFRS 9, which considers both the Company’s business model 
regarding the contractual cash flow characteristics of the financial asset. 

(iv) Financial bills remunerated at an average rate of 118.43% of the CDI rate, of which R$ 17,115 is measured as adjustment to fair value 
through other comprehensive income, and R$ 138,385 is measured at amortized cost, in line with CPC 48/IFRS 9, which considers both the 
Company’s business model for this classification, according to the contractual cash flow characteristics of the financial asset. 
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(v) The Company has investments in multimarket investment funds, administered by Credit Suisse Hedging-Griffo Corretora de Valores S.A, 
XP Investimentos CCTVM S/A Banco Safra S.A, Banco Santander S.A, Caixa Econômica Federal, Banco Bradesco S.A and Banco BNY 
Mellon Banco S.A. The financial institution is responsible for the custody of the assets of the fund’s portfolio and for the financial settlement 
of its operations. The Funds are comprised of variable income securities and remunerated at an average rate of 201.65% of the CDI. 
Moreover, the Company has multi-strategy investment funds and a real estate investment fund, managed by the bank Caixa Econômica 
Federal and bank Ourinvest S.A. respectively. The total amount is measured as adjustment to fair value, in line with CPC 48/IFRS 9, which 
considers both the Company’s business model for this classification, according to the contractual cash flow characteristics of the financial 
asset. 

(vi) The Company has investments in senior Real Estate Receivables Certificates (CRI’s) of Tecnisa S.A. Said certificates are remunerated at 
140% of the CDI rate, and the total amount is measured through amortized cost, in line with CPC 48/IFRS 9, which considers both the 
Company’s business model regarding the contractual cash flow characteristics of the financial asset. 

(vii) Mainly represented by real estate credit notes. They have an average yield of 12.43% p.a. + inflation, and the total value is measured as 
adjustment to fair value, in line with CPC 48/IFRS 9, which considers both the Company’s business model regarding the contractual cash 
flow characteristics of the financial asset. 

 

The breakdown of the exclusive investment fund, in proportion to the shares held by the Company, 
is shown below: 

 

(i) Federal Government Bond at the average rate of 100% of the SELIC rate.  

(ii) Financial Bills remunerated at the average rate of 115.97% of the CDI rate. 

(iii)  Investment funds at the average rate of 201.65% of CDI. 
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5. ACCOUNTS RECEIVABLE 
 

 
 

(i) Refers to provision for credit risk deriving from adoption of CPC 48/IFRS 9, which included the provision for expected loss. 

(ii) Refers to the provision for cancellations in compliance with CVM Official Letter 02/2018, which considers adjustments that are predictive 
of revenue recognition. 

Changes in provision for credit risk is recognized under “Other expenses” caption and can be stated 
as follows: 
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Changes in the provision for dissolution may be stated as follows: 

 

Balance of accounts receivable from sale of properties under construction is adjusted at the Civil 
Construction National Index (INCC) until keys are delivered. After the delivery of keys, receivables 
accrue interest of 12% per annum plus correction for inflation through the General Market Price 
Index (IGP-M) and agreements signed as of 3Q19, the ratio will start to be restated at IPCA - 
Amplified Consumer Price Index. 
 
The adjustment to present value is calculated on balances of accounts receivable from unfinished 
units considering the estimated period until the delivery of the keys, using the average rate of 
funding practiced by the Company, without inflation, for the financing obtained. Average rate used 
for period ended December 31, 2020 was 2.24% p.a. (3.38% as of December 31, 2019). Adjustment 
to present value accounted for in income (loss), under “Net Revenue” caption totaled R$ 7,072 in 
period ended December 31, 2020 (R$ 3,119 as of December 30, 2019). 
 
The balance of accounts receivable from the unfinished properties sold is not fully shown in 
consolidated financial statements, because it is recorded only to the extent of the revenue recognized 
according to the progress of civil works, net of installments received.  
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As additional information, full balances, considering the total of unrecognized contracted sales, 
which are not yet reflected in financial statements are as follows: 

 

(i) Refers to provision for credit risk deriving from adoption of CPC 48/IFRS 9, which included the provision for expected loss. 
(ii) Refers to the provision for cancellations in compliance with CVM Official Letter 02/2018, which considers adjustments that are predictive 

of revenue recognition. 

Classification in non-current assets is determined by amounts that are expected to be received, 
according to contract flow, with maturity beginning as of the 12th month. 
 
Schedule of the portfolio of receivables for real estate development and resale 

The following portfolio is presented based on the expectation of receipts, considering the revenue 
already recognized and yet to be recognized, as follows: 

 

As of December 31, 2020, the amount of installments overdue for more than 360 days in our 
consolidated receivables portfolio was R$ 55,805 (R$ 48,546 as of December 31, 2019). 
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6. REAL ESTATE FOR SALE 
 

Represented by the costs of real estate units available for sale (real estate properties completed and 
under construction), land for future developments and advances to acquisition of land as shown 
below: 

 
 

(a) The classification of land for future developments between current and non-current assets is made based on the expectation of the period for 
launching of the real estate developments, periodically reviewed by Management. The properties under construction and finished properties 
are classified in current assets, considering their availability for sale. 

 
(b) The balance of capitalized charges in consolidated represented R$ 28,807 relating to the Housing Financial System (“SFH”) and R$ 45,465 

relating to charges of other debts, totaling R$ 74,272 on December 31, 2020 (SFH charges: R$ 61,529; charges of other debts: R$ 65,799; 
totaling R$ 127,328 on December 31, 2019). 

(b.1) Recognition of charges capitalized in the consolidated statement of income, under caption “Cost of properties sold”, totaled R$ 44,697 
referring to charges of the Sistema Financeiro de Habitação (home financial system - SFH) and R$ 22,656 referring to other debts’ charges, 
totaling R$ 67,353 as of December 31, 2020, (SFH charges of R$ 68,045, other debts’ charges of R$ 13,349, totaling R$ 81,394 as of 
December 31, 2019), being recognized in income (loss). 

(c) Relating to the costs of the properties for which they have corresponding provision for cancellations. The effect of the provision is in 
accordance with CVM Instruction 02/2018, which considers adjustments that are predictive of revenue recognition. 
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7. INVESTMENTS 
 

a) The main information on ownership interest held is summarized below: 
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(i) Change derived from increase/(decrease) in interest 
(ii) Refers to formation/entry of new company 
(iii) The parent company’s investments have capitalization of interest on loans, financing and debentures, which are identified directly to the real 

estate developments of its investees. In consolidated, these amounts are capitalized to inventories, according to Note 6. 

 
Changes in the Company’s investments may be presented as follow:  
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(i) According to the preliminary allocation of PPA, the Company recorded R$ 14 million in fair value and R$ 742 million in goodwill after 
the initial public offerings (IPO), of which R$ 574 million with Plano & Plano Desenvolvimento Imobiliários S/A and R$ 182 million with 
Lavvi Empreendimentos Imobiliários S/A.  
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b) The total balances of the equity accounts and income (loss) accounts of consolidated and jointly-
controlled companies or associated companies, directly and indirectly, included in the consolidated 
financial information, as of December 31, 2020 and December 31, 2019, can be demonstrated as 
follows: 
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(i) Change derived from increase/(decrease) in interest 
(ii) Refers to formation/entry of new company 
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c) Foreign investments: 

The financial information of the jointly-controlled subsidiary Cyrsa S.A. (headquartered in 
Argentina), whose functional currency corresponds to the Argentine peso, were converted into 
Brazilian Real using the exchange rate in force on December 31, 2020 - R$ 0.0732 (December 31, 
2019: R$ 0.0673). Effects of this balance sheet translation into the Company’s presentation currency 
are reflected on “Other comprehensive income” in shareholders' equity, represented by R$(453) as of 
December 31, 2020 (As of December 31, 2019, R$ (185)). 
 
Investments in foreign companies 
Brazil Realty Serviços e Investimentos Ltda.: This subsidiary is located in Bahamas and, in essence, 
is an extension of the Company’s financial activities; its functional currency is the dollar. It does not 
have relevant assets and liabilities as of December 31, 2020. 

 
d) Breakdown of investments presented in consolidated: 

 
(i) The Company started being recognized under the equity method in 2020. 
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In the third quarter of 2020, the Company recorded a positive impact in “Other income (loss) from 
investments” in the amount of approximately R$ 1,326 billion, due to the appreciation of investments, 
after the initial public offerings (IPO) for primary and secondary distribution of shares issued of the 
Joint Ventures signed by the Company over the last few years, of which R$ 831,869 million with 
Plano & Plano Desenvolvimento Imobiliários S/A, R$ 323,527 million with Cury Construtora e 
Incorporadora S/A and R$ 170,554 million with Lavvi Empreendimentos Imobiliários S/A. 
 
e) Investment recorded at fair value 

As of December 31, 2020, the investment of Cyrela Commercial Properties S/A Empreendimentos e 
Participações totaled R$ 24,845 (R$ 46,080 as of December 31, 2019) considering 1,813,472 shares 
held by the Company and marked-to-market per share of R$ 13.70. Net changes in income (loss) 
were recognized in the caption “Other investments”, in the approximate amount of R$ 21,235. As of 
December 31, 2020, the investment of Tecnisa S/A totaled R$ 10,175 (R$ 43,868 as of December 31, 
2019) considering 1,018,480 shares held by the Company and marked-to-market per share of R$ 9.99. 
Net changes in income (loss) were recognized in the caption “Other investments”, in the approximate 
amount of R$ 8,464.  The Company also recorded a positive impact of R$ 33 million due to the 
operation carried out with the Canada Pension Plan Investment Board (CPPIB), under “Other 
Investment Results”. 
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8. PROPERTY, PLANT AND EQUIPMENT 
 

Changes are shown below:  
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(i) The expenses are appropriated to P/L according to the term of lease of the properties, ranging from three to five years. 
(ii) The depreciation is made according to the useful life of the assets, with average term of 24 months used during the year of sale of the joint 

ventures and recorded in the result under the caption “Sales Expenses”. 
(iii) Addition related to the adoption of IFRS 16 – Leases, in which the Company is the lessee of some assets. 
(iv) Referring to change of control in investees 

As of December 3, 2020 and 2019, no assets requiring provision for impairment were identified. 
 

9.  INTANGIBLE ASSETS 
 

Changes are shown below:  
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(i) Referring to change of control in investees 
 

Asset gains balances have a defined useful life according to the construction of the joint ventures, 
and are allocated to the headings of “Real Estate to be Sold” in the consolidated financial statements, 
and at the parent company, are in the Intangible Assets group. 
 
For other intangibles, Management periodically reviews the useful life of the Company’s intangible 
assets.  
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The analytical movement of asset gains balances with defined useful lives is shown below: 
 

 
 

 
 

 
 

(i) Goodwill of investee, from consolidated point of view, they are reclassified to “Inventory” caption. 

 

10. LOANS AND FINANCING 
 

 
 
As of December 31, 2020, financing of R$ 169,452 (R$ 335,035 on December 31, 2019) corresponds 
to real estate loan agreements, part subject to interest between 5.45% and 8% per annum, plus TR 
and part subject to interest of 126% of CDI. They have early maturity clauses in case of non-
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compliance with the commitments assumed therein, such as the investment of the resources in the 
object of the agreement, registration of the mortgage of the joint venture, compliance with the 
construction timetables, and others. The financing guarantees are comprised of collateral of 
receivables, representing 120% to 130% of the loan amounts, mortgage of the land and future units, 
as well as the Company’s surety.  
 
The “Pre Swap x DI” operations are presented by: 
 

 
In 2020, swap operations were reclassified to the caption financial instruments and derivatives for a 
better readjustment of the balance sheet and greater transparency of the financial statements. 

 
Loans in domestic currency are represented by: 

 

 
 

Loan interest of real estate credit contracts, eligible to capitalization of inventories, net of yield from 
interest earning bank deposits, total R$ 24,221 in the period ended December 31, 2020, (R$ 29,046 
as of December 31, 2019). 
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The breakdown of these balances is as follows: 
 
 

Changes in the balances are as follows: 

 

(i) Referring to change of control in investees 

 

Covenants 

Some loan agreements mentioned above have covenants that determine maximum levels of 
indebtedness and leverage, as well as minimum levels of coverage of installments falling due, which 
must be met on a quarterly basis. Below, we demonstrate the required indices: 

 

All contractual clauses were addressed as of December 31, 2020 and December 31, 2019. 

11. DEBENTURES (PARENT COMPANY AND CONSOLIDATED) 
 

a) The summary of the characteristics and the balances of the debentures shown below: 
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The debentures may be redeemed in advance, at the sole discretion of the Company. The 
Company may also acquire debentures circulating on the market, subject to current legislation. 
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The breakdown of these balances is as follows: 

 
 

Changes in the “Debentures” balance are shown below: 
 

 
 

b) Covenants 

Debentures issuance deed CYMA 01 presents clauses that determine early maturity in case of 
Issuer’s bankruptcy or court-ordered reorganization claims. 
 
These covenants were fully complied with in the year ended December 31, 2020 and December 
31, 2019. 

12. CERTIFICATES OF REAL ESTATE RECEIVABLE - CRI (PARENT COMPANY AND 
CONSOLIDATED) 

a) Brazil Realty Companhia Securitizadora de Créditos Imobiliários S/A (“Securitizadora”) 

On December 14, 2011, Securitizadora carried out its 1st series of the 1st issuance of CRI operations, 
approved at a meeting of the Board of Directors held on February 23, 2011. On May 09, 2018, 
Securitizadora carried out the 8th issuance of CRI, approved at a meeting of the Board of Directors 
held on May 08, 2018. 
 
The placement of the CRIs on the market of the 1st series of the 1st issuance occurred through the 
public offering of 900 nominative and book-entry CRIs with a unit value of R$ 300, totaling 
R$ 270,000; the 8th issuance with 390,000 nominative and book-entry CRIs, with an unit value of 
R$ 1, totaling R$ 390,000. As defined in the Terms of Securitization of Real Estate Credit, the CRIs 
of the 1st issuance is guaranteed by the lien of: 



 
 
CYRELA BRAZIL REALTY S.A. EMPREENDIMENTOS E PARTICIPAÇÕES 
NOTES TO FINANCIAL STATEMENTS FOR THE TWELVE-MONTH PERIOD ENDED 
DECEMBER 31, 2020 AND 2019 
 (In thousands of reais, unless otherwise indicated) 

 
 Credit rights arising from the sale of real estate development units owned by the fiduciary 

assignor (investees of the Parent Company) and of the Company, rights and amounts deposited 
by the purchasers of the real estate units, by the fiduciary assignor or by the Parent Company, 
in bank accounts specifically designated for the receipt of such amounts, pursuant to the 
agreement on fiduciary assignment. 

The CRIs of 1st Issuance are backed by real estate credits arising from CCBs issued by the 
Company, while the CRIs of the 8th Issuance are backed by real estate credits arising from 
Debentures issued by the Company. Securitizadora established the “Fiduciary Regime” on Real 
Estate Credits, in accordance with the Term of Securitization, pursuant to article 9 of Law 9.514/97, 
with the appointment of Pentágono S.A. Distributor of Securities as a fiduciary agent. The Real 
Estate Credits and the Guarantee subject to the Fiduciary Regime will be detached from the 
shareholders' equity of the subsidiary and will become separate assets, specifically for the payment 
of CRIs and other obligations related to the Fiduciary Regime, pursuant to article 11 of 
Law 9514/97. The CRIs were admitted to negotiation in the CETIP 21 da CETIP S.A. - Balcão 
Organizado de Ativos e Derivativos and, in the Bovespafix System of B3 S.A. - Brasil Bolsa Balcão 
- Novo Mercado, respectively. 
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The main characteristics of the 1st and 8th issuances, are: 
 

 

(i) The default of receivables linked to the issuance of the CRI does not have any impact on the operation, since the receivables are only a 
guarantee of future payment. 

(ii) Risk rating: on November 09, 2020, the Company obtained a report containing the risk assessment of 1st Series of 8th Issuance of CRI from 
Securitization Company of Ba2 (global scale) and Aa3.br (national scale) from a rating agency Moody’s Investors Service. The Company 
monitors the rating reports (risk assessment) of the securitization operations on a regular basis 

b) Gaia Securitizadora S/A (“Gaia”) 
 

CRIs of Gaia’s fourth issuance of the 102nd and 103rd series are backed by receivables portfolio 
acquired by Gaia, which, on its turn, issued 256 per Real Estate Credit Bills (CCI) in conformity with 
Law 10,931/04 (“Real Estate Credits”). Gaia established the “Fiduciary Regime” on Real Estate 
Credits, in accordance with the Term of Securitization, pursuant to article 9th of Law 9,514/97, with 
the appointment of Pentágono S.A. Distribuidora de Títulos e Valores Mobiliários as a fiduciary 
agent. The Real Estate Credits and the Guarantee subject to the Fiduciary Regime will be detached 
from the shareholders’ equity of Gaia and will become separate assets, specifically for the payment 
of CRIs and other obligations related to the Fiduciary Regime, pursuant to article 11 of Law 9,514/97. 
CRIs were accepted for negotiation in CETIP 21 System of B3. 
 
The placement of the CRIs in the market occurred through a public offer of 792 nominative and book-
entry senior CRIs (102nd series), with an unit value of R$ 100, totaling R$ 79,210, and 210 nominative 
and book-entry subordinated CRIs (103rd series), with an unit value of R$ 100, totaling R$ 21,056, 
fully acquired by the Company. The Senior CRIs have preference in receiving interest, principal and 
late payment charges incurred in relation to Subordinated CRIs. Accordingly, Subordinated CRIs 
cannot be redeemed by the Issuer prior to the full redemption of Senior CRIs. 
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CRIs of Gaia’s fourth issuance of the 109th and 110th series are backed by receivables portfolio 
acquired by Gaia, which, on its turn, issued 147 per Real Estate Credit Bills (CCI) in conformity with 
Law 10,931/04 (“Real Estate Credits”). Gaia established the “Fiduciary Regime” on Real Estate 
Credits, in accordance with the Term of Securitization, pursuant to article 9th of Law 9,514/97, with 
the appointment of Pentágono S.A. Distribuidora de Títulos e Valores Mobiliários as a fiduciary 
agent. The Real Estate Credits and the Guarantee subject to the Fiduciary Regime will be detached 
from the shareholders’ equity of Gaia and will become separate assets, specifically for the payment 
of CRIs and other obligations related to the Fiduciary Regime, pursuant to article 11 of Law 9,514/97. 
CRIs were accepted for negotiation in CETIP 21 System of B3. 
 
The placement of the CRIs in the market occurred through a public offer with restricted efforts of 802 
nominative and book-entry senior CRIs (109th series), with par value of R$ 126, totaling R$ 101,234, 
and 213 nominative and book-entry subordinated CRIs (110th series), with par value of R$ 126, 
totaling R$ 26,910, fully acquired by the Company. The Senior CRIs have preference in receiving 
interest, principal and late payment charges incurred in relation to Subordinated CRIs. Accordingly, 
Subordinated CRIs cannot be redeemed by the Issuer prior to the full redemption of Senior CRIs. 

 

 

CRIs of Gaia’s fourth issuance of the 131st and 134th series are backed by receivables portfolio 
acquired by Gaia, which, on its turn, issued 160 per Real Estate Credit Bills (CCI) in conformity 
with Law 10,931/04 (“Real Estate Credits”). Gaia established the “Fiduciary Regime” on Real 
Estate Credits, in accordance with the Term of Securitization, pursuant to article 9th of Law 
9,514/97, with the appointment of Pentágono S.A. Distribuidora de Títulos e Valores Mobiliários 
as a fiduciary agent. The Real Estate Credits and the Guarantee subject to the Fiduciary Regime will 
be detached from the shareholders’ equity of Gaia and will become separate assets, specifically for 
the payment of CRIs and other obligations related to the Fiduciary Regime, pursuant to article 11 
of Law 9,514/97. CRIs were accepted for negotiation in CETIP 21 System of B3. 
The placement of the CRIs on the market occurred through the public offering with restricted efforts 
of 74,072 units of Senior CRIs (131st series) nominative and book-entry CRIs with a unit value of 
R$ 1, totaling R$ 74,072; 10,581 nominative and book-entry Mezzanine CRIs 1 (132nd series), with 
a unit value of R$ 1, totaling R$ 10,852; 3,174 nominative and book-entry Mezzanine CRIs 2 (133rd 
series), with a unit value of R$ 1, totaling R$ 3,174; and 17,088 nominative and book-entry 
Subordinated CRIs (134th series), with a unit value of R$ 1, totaling R$ 17,989 fully acquired by 
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the Company. The Senior CRIs have preference in receiving interest, principal and late payment 
charges incurred in relation to Subordinated CRIs. Accordingly, Subordinated CRIs cannot be 
redeemed by the Issuer prior to the full redemption of Senior CRIs. 

 
 

 
 
CRIs of Gaia’s fourth issuance of the 140th and 141st series are backed by receivables portfolio 
acquired by Gaia, represented by 80 Real Estate Credit Bills (CCI) in conformity with Law 
10,931/04 (“Real Estate Credits”). Gaia established the “Fiduciary Regime” on Real Estate Credits, 
in accordance with the Term of Securitization, pursuant to article 9th of Law 9,514/97, with the 
appointment of Pentágono S.A. Distribuidora de Títulos e Valores Mobiliários as a fiduciary agent. 
The Real Estate Credits and the Guarantee subject to the Fiduciary Regime will be detached from 
the shareholders’ equity of Gaia and will become separate assets, specifically for the payment of 
CRIs and other obligations related to the Fiduciary Regime, pursuant to article 11 of Law 9,514/97. 
CRIs were accepted for negotiation in CETIP 21 System of B3. 
 
The placement of the CRIs on the market occurred through the public offering with restricted efforts 
of 86,465 units of Senior CRIs (140th series) nominative, with an unit par value of R$ 1,000.01; 
and 37,056 Units of Subordinated CRIs (141st series), with unit face value of R$ 1,000.01, fully 
acquired by the Company. The Senior CRIs have preference in receiving interest, principal and late 
payment charges incurred in relation to Subordinated CRIs. Accordingly, Subordinated CRIs cannot 
be redeemed by the Issuer prior to the full redemption of Senior CRIs. 
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CRIs of Gaia’s fourth issuance of the 145th and 146th series are backed by receivables portfolio 
acquired by Gaia, represented by 74 Real Estate Credit Bills (CCI) in conformity with 
Law 10,931/04 (“Real Estate Credits”). Gaia established the “Fiduciary Regime” on Real Estate 
Credits, in accordance with the Term of Securitization, pursuant to article 9th of Law 9,514/97, with 
the appointment of Simplific Pavarini DTVM Ltda. as a fiduciary agent. The Real Estate Credits 
and the Guarantee subject to the Fiduciary Regime will be detached from the shareholders’ equity 
of Gaia and will become separate assets, specifically for the payment of CRIs and other obligations 
related to the Fiduciary Regime, pursuant to article 11 of Law 9,514/97. CRIs were accepted for 
negotiation in CETIP 21 System of B3. 
 
The placement of the CRIs on the market occurred through the public offering with restricted efforts 
of 33,674 units of Senior CRIs (145th series), with an unit par value of R$ 1; and 14,431 Units of 
Subordinated CRIs (146th series), with a unit face value of R$ 1, totaling R$ 14,431, fully acquired 
by the Company. The Senior CRIs have preference in receiving interest, principal and late payment 
charges incurred in relation to Subordinated CRIs. Accordingly, Subordinated CRIs cannot be 
redeemed by the Issuer prior to the full redemption of Senior CRIs. 
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CRIs of Gaia’s fourth issuance of the 167th and 168th series are backed by receivables portfolio 
acquired by Gaia, represented by 188 Real Estate Credit Bills (CCI) in conformity with 
Law 10,931/04 (“Real Estate Credits”). Gaia established the “Fiduciary Regime” on Real Estate 
Credits, in accordance with the Term of Securitization, pursuant to article 9th of Law 9,514/97, with 
the appointment of VÓRTX DISTRIBUIDORA DE TITULOS E VALORES MOBILIARIOS 
LTDA. as a fiduciary agent. The Real Estate Credits and the Guarantee subject to the Fiduciary 
Regime will be detached from the shareholders’ equity of Gaia and will become separate assets, 
specifically for the payment of CRIs and other obligations related to the Fiduciary Regime, pursuant 
to article 11 of Law 9,514/97. CRIs were accepted for negotiation in CETIP 21 System of B3. 
 
The placement of the CRIs on the market occurred through the public offering with restricted efforts 
of 142,875 units of Senior CRIs (167th series), with an unit par value of R$ 1; and 47,625 Units of 
Subordinated CRIs (168th series), with a unit face value of R$ 1, totaling R$ 47,625, fully acquired 
by the Company. The Senior CRIs have preference in receiving interest, principal and late payment 
charges incurred in relation to Subordinated CRIs. Accordingly, Subordinated CRIs cannot be 
redeemed by the Issuer prior to the full redemption of Senior CRIs. 
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c) RB Capital Companhia de Securitização S/A (“RB Capital”) 

On April 5, 2019 RB Capital issued the 211st Series of the 1st Issuance of Certificates of Real Estate 
Receivables (CRIs). 
 
The placement of the CRIs on the market occurred through the public offering by means of CVM 
Instruction 476 (restricted efforts) of 100,000 nominative and book-entry CRIs with a unit value of 
R$ 1, totaling R$ 100,000. 
 
On July 15, 2019 RB Capital issued the 212nd Series of the 1st Issuance of Certificates of Real Estate 
Receivables (CRIs). 
 
The placement of the CRIs on the market occurred through the public offering by means of CVM 
Instruction 400 of 601,809 nominative and book-entry CRIs with an unit value of R$ 1, totaling 
R$ 601,809. 
 
On July 23, 2020 RB Capital issued the 283rd and 285th Series of the 1st Issuance of Certificates of 
Real Estate Receivables (CRIs). 
 
The placement of the CRIs on the market occurred through the public offering by means of CVM 
Instruction 476 (restricted efforts) of 100,000 nominative and book-entry CRIs with a unit value of 
R$ 1, totaling R$ 100,000. 
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The CRIs of 211st and 212nd Series of 1st Issuance of RB Capital and also CRI of 283rd and 285th 
Series of 1st Issue are backed by real estate credits arising from debentures issued by the Company. 
All real estate credits are represented by a Real Estate Credit Bill - CCI, which were acquired by RB 
Capital pursuant to Law 10,931/04 (“RB Capital Real Estate Credits”) by means of private instrument 
regarding a real estate credit assignment agreement. RB Capital established the “Fiduciary Regime” 
on RB Capital Real Estate Credits, in accordance with the Term of Securitization, pursuant to article 
9th of Law 9,514/97, with the appointment of Simplific Pavarini DTVM Ltda as a fiduciary agent of 
211st and 212nd series of 1st Issuance of RB Capital and appointment of Pentágono S.A. 
Distribuidora de Títulos e Valores Mobiliários as a fiduciary agent of 283rd and 285th Series of 1st 
Issuance of RB Capital. The RB Capital Real Estate Credits and the Guarantee subject to the Fiduciary 
Regime will be detached from the  shareholder’s equity of the subsidiary and will become separate 
assets, specifically for the payment of CRIs and other obligations related to the Fiduciary Regime, 
pursuant to article 11 of Law 9,514/97. The CRIs were admitted to negotiation in the CETIP 21 da 
CETIP S.A. - Balcão Organizado de Ativos e Derivativos and, in the Bovespafix System of B3 S.A. 
- Brasil Bolsa Balcão - Novo Mercado, respectively. 
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The main characteristics of the 211st, 212nd, 283rd and 285th series of the 1st Issuance of RB Capital 
are 
 

 
 

(i) Risk rating: on February 14, 2020, S&P Global Ratings assigned the rating brAAA (national scale) to the 212th Series of the 1st Issuance 
of real estate receivables (CRIs) of RB Capital, through a report covering the risk assessment of said issue. The Company monitors the 
rating reports (risk assessment) of the securitization operations on a regular basis 

 

d) Balances, maturities and changes in CRIs 
 
The consolidated balance in liabilities, reported in the financial statements, can be demonstrated as 
follows: 
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The breakdown of these balances is as follows: 

 

 
The movements of the balances are shown below: 
 

 

(i) Referring to change of control in investees 

 

13. CREDITS RECEIVABLE AND OBLIGATIONS PAYABLE WITH RELATED PARTIES 
 

a) Loan operations with related parties to finance civil works 

The balances of the loan operations maintained with related parties have no predetermined 
maturity and are not subject to financial charges, except those signed with the joint ventures, when 
indicated. 

 
Balances in parent company’s and consolidated financial statements are presented as follows:  
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As of December 31, 2020, Cyrela Rjz Construtora e Empreendimento Imobiliários Ltda. has a 
balance of R$ 63,152 (R$ 61,451 as of December 31, 2019), which corresponds to advances granted 
to the company from which the land was acquired, as established in contract. Advances are subject 
to restatement based on the changes in CDI Interest is payable monthly, and the principal will be 
amortized through receipts corresponding to its stake in the joint venture. 
 
As of December 31, 2020, the Company has dividends receivable from the investee Cury 
Construtora e Incorporadora S/A, totaling R$ 14,103. 

 
b) Operations 

Operations maintained with related parties mainly represent services that involve the technical 
responsibility of projects and the control of all contractors who provide skilled construction labor, 
applied in the development of the joint ventures of the Company and its investees. 
 
These operations are classified as costs incurred by the units under construction and allocated to 
P/L according to the stage of marketing of the units of the joint venture. 
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c) Directors’ fees 

i) Global remuneration 

The Company’s global remuneration for 2020 was defined during the Ordinary General Meeting 
on July 23, 2020 in the amount of R$ 15,838 (in 2019, the global remuneration was up to 
R$ 12,398). 

 

ii) Fixed Compensation 

The fixed remunerations recorded in the Company’s income (loss) are included under “Expenses 
on Management Fees” and may be stated as follows: 

 

 
 
 

iii) Variable remuneration 

Pursuant to Article 41 of Company’s bylaws, paragraph first, the assignment and profit sharing to 
administrators and employees, may only occur in fiscal years in which shareholders are assured 
the payment of the minimum mandatory dividend provided for in item IV of Article 38 in the 
Bylaws. 
 
The Company has no stock option plans in force for new grants. Losses/gains related to contracts 
still in progress (vesting period) are recorded in a specific caption of “General and administrative 
expenses”. 
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The Company did not pay values as: (1) post-employment benefits (pensions, other retirement 
benefits, post-employment life insurance and medical care); (2) long-term benefits (license for 
years of service and long-term disability benefits); and (3) benefits on termination of employment 
contract. 

 

14. CHECKING ACCOUNTS WITH PARTNERS OF JOINT VENTURES 
 

The balances in net assets and liabilities are shown below: 
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15. WORKS IN PROGRESS 
 
 

As a result of the procedure established by CVM Resolution 561/08, amended by 
Resolution 624/10, the balances of sales revenues and corresponding budgeted costs, for the units 
sold and with costs not yet incurred, are not reflected in the financial statements of the Company 
and its subsidiaries.  
The main balances to be reflected as costs are incurred are presented below: 
 
a) Contracted real estate operations to be appropriated from accumulated construction works in 

progress. 
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(i) It does not include taxes on revenues 
 

(ii) It does not include expenses with unrecognized guarantees 
 

b) Commitments to costs budgeted and not yet incurred, referring to units sold:  
 

 

16. ADVANCES FROM CLIENTS 
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17. PROVISION FOR PROPERTY MAINTENANCE 

 

(i) The Company and its subsidiaries offer guarantees to their clients in the sale of their properties. These warranties have specific characteristics 
in accordance with certain items and are provided for years that vary to up to 5 years after the completion of the work and are partially shared 
with suppliers of goods and services.  

 

18. ACCOUNTS PAYABLE FOR ACQUISITION OF REAL ESTATE 
 

Refer to pieces of land acquired for the purpose of launching new joint ventures, isolated or with 
participation of third parties, with the following maturity schedule: 
 

 

They are adjusted at INCC change, IGP-M change, or change in the Special Clearance and Custody 
System (SELIC) rate. 

Interest and inflation adjustment eligible to capitalization of inventories referring to land balance 
payable totaled R$ 2,389 in period ended December 31, 2020 (Reversal of R$ 4,511 as of December 
31, 2019). 
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19. PROVISION FOR TAX, LABOR AND CIVIL RISKS 
 

Provisions for risks of probable losses are summarized as follows:  

 

Total amount involving lawsuits classified as possible and remote loss in consolidated financial 
statements is as follows: 

  

Main lawsuits classified as possible loss are as follows: 

• The Company and its investees are parties to tax administrative proceedings deriving from 
Federal Revenue Service decision on non-homologation of taxes paid through credit offset. 
These credits mostly derive from the use of withheld taxes of balance determined in annual 
adjustment return. These lawsuits are being defended in the administrative sphere and have not 
yet been analyzed by tax authorities. As of December 31, 2020, the amount of these lawsuits 
totaled R$ 13,663 (R$ 13,132 as of December 31, 2019). 
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•. Certain Company’s subsidiaries are parties to administrative proceeding deriving from tax 
assessment notice referring to collection of social security contributions on Profit Sharing 
distribution for calendar year 2008 and on contributions of self-employed workers. Companies 
challenged decisions and are awaiting tax authorities’ position. As of December 31, 2020, this 
lawsuit amounted to R$ 3,490 (R$ 6,590 as of December 31, 2019). 

• Queiroz Galvão MAC Cyrela Veneza, organization in which the Company holds 30% of 
interest, is a party to public civil lawsuit that discusses validity of Construction License for joint 
venture Domínio Marajoara. 

 
Change in provision balances is as follows: 

 

 

 

(i) Includes reclassification of the amount of R$ 6,088, referring to change of control in investees. 
(ii) Includes reclassification of the amount of R$ 1,083, referring to change of control in investees. 
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During 2020, one-off payments were made, referring to administrative agreements of approximately 
R$ 6,740, recognized under “Other expenses” caption. 
 

Segregation between current and non-current may be presented as follows: 
 

 
  

20. DEFERRED TAXES AND CONTRIBUTIONS FOR PAYMENT 
 

a) Breakdown of income tax, social contribution, PIS and COFINS for deferred payment 

These are recorded to reflect tax effects deriving from tax basis temporary differences, which 
determine the time of payment, as property sales are received (SRF Regulatory Instruction 
84/79), and effective recognition of real estate earnings, in conformity with CFC 
Resolution 1,266/09 and CVM Decision 561/08, as amended by CVM Resolution 624/10 
(OCPC 01(R1)). 
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Balances of taxes and contributions with deferred payments are as follows: 

 

 

 
 

Effective payment of these taxes occurs as sales installments are received and interest is 
disposed. 

As a result of previously-mentioned tax credits and obligations, corresponding tax effects 
(deferred income tax and social contribution) were recognized, as follows: 
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b) Calculation basis for temporary differences from deferred income 

As of December 31, 2020, the Company has deferred tax assets which were not recognized in 
the consolidated amount of R$ 2,529,507 (As of December 31, 2019, the amount was 
R$ 3,054,333), because is not probable that future taxable income will be available so the Group 
may use these benefits. 

c) Balance of PIS and COFINS 

Deferred PIS and COFINS calculated on the difference between revenue taxed at the cash 
system and revenues recognized at the accrual system are recorded under caption “Taxes and 
contributions with deferred payment” in current and non-current liabilities, according to 
expected settlement: 
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d) Income tax and social contribution expense for the period 

Income and social contribution tax expenses for periods ended December 31, 2020 and 2019 may 
be reconciled with income (loss) before taxes: 
 

 

(i) Refers to balance of unaccounted tax losses and negative basis. 
 
(ii) Refers to balances of unrecorded tax losses. 

 

21. SHAREHOLDERS' EQUITY 

 
a) Capital 

On December 31, 2020, subscribed and paid-up capital totals R$ 3,395,744 (R$ 3,395,744 as of 
December 31, 2019) is represented by 399,742,799 nominative common shares. 
 
The Company’s Board of Directors is authorized to increase capital - regardless of 
Shareholders’ Meeting or amendments to the Bylaws - up to the limit of 750,000,000 common 
nominative shares for distribution in the country and/or abroad, either publicly or privately. 
 

b) Treasury shares 

According to decision of the Board of Directors, the Company may acquire its own shares to 
keep them in treasury and, then, cancel them or dispose of them. 

Considering provisions of Article 8 of CVM Instruction 10/80, the following was decided:  

(i) The Company’s purpose is to acquire its own shares to keep them in treasury and then cancel 
them or dispose of them in order to invest funds available and maximize value to shareholders. 
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(ii) The number of common shares issued by the Company that is outstanding in the market is 
281,391,424, as informed by depositary institution on December 31, 2020 (281,238,496  as of 
December 31, 2019). 

Program for repurchase of shares / cancellation of shares 

Quotation of said shares on December 31, 2020 was R$ 29.48 per share, market value expressed 
in reais (R$ 29.69 – value expressed in Reais as of December 31, 2019). Market value is 
obtained using quotation of the Company’s shares at B3 S.A. – Brasil Bolsa Balcão - Novo 
Mercado. as reference. 

The balance may be shown as follows as of December 31, 2020: 

 

c) Other reserves 

These are represented by expenditures with issuance of shares and changes in capital 
transactions. Capital reserves are primarily explained by acquisition of minority interests in 
entities that were already consolidated in the Company’s financial statements. 

d) Intermediary dividends 

On December 10, 2020, the distribution of interim dividends for profit reserves, totaling R$ 
600,000 was approved by unanimous vote of the members attending the Board of Directors' 
meeting, pursuant to article 27, sub-items “n”, of the Company's bylaws. The payment was made 
on December 29, 2020 to Company’s shareholders on December 15, 2020. 
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e) Allocation of net income for the year 
 
Net income for the year, after offsets and deductions set forth in law and adequate statutory 
provision: 
 

 5% for legal reserve, up to the limit of 20% of paid-up capital. 
 

 25% of balance, after allocation to legal reserve, shall be allocated to pay 
mandatory minimum dividend to all shareholders. 

 

 
 

f) Profit reserve (Expansion) 
 

Remaining balance of net income for the year ended December 31, 2020, after formation of 
legal reserve and preposition of dividends, in the amount of R$ 1,254,183, was transferred to 
caption “reserve for expansion”, according to Article 40 of the Bylaws. Reserve for expansion 
will be invested in the Company itself, to finance its activities, complying with business growth 
plan Management expects for 2021. 
 

g) Other changes 

The balance in this caption is mainly represented by increases and/or decreases in non-
controlling interest.  
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22. BENEFITS TO DIRECTORS AND EMPLOYEES 
 

Benefits to employees and administrators are all in the form of remuneration paid, payable, provided 
by the Company or on behalf of it, in exchange for services that are provided to the Company. 

 
a) Post-retirement benefits 

The Company and its subsidiaries do not provide private pension plans to its employees, but 
make monthly contributions based on social security payroll, which are recorded in expenses at 
the accrual system. 

b) Profit sharing program - PLR 

The Company and other Group’s companies have a profit sharing program in accordance with 
the collective agreement entered into with the São Paulo Civil Construction Worker Industries’ 
Union. On December 31, 2020, the provision is R$ 23,289 (R$ 18,000 on December 31, 2019), 
recorded in income (loss) under caption “General and administrative expenses” and in 
liabilities under “Salaries, payroll charges and interests”, based on indicators and parameters 
defined in signed agreement and on projections of results. 

c) Stock options 

On August 10, 2020, the last contract granted by the Company for the stock option was exercised 
and there are no plans in force for new grants. 

Calculation of these amounts and accounting recognition of stock options are performed in 
accordance with criteria established in CVM Resolution No. 650/10 – Share-based Payments 
(CPC 10 (R1)). 

Number of granted stock options, grace period and exercise period approved in the Company’s 
Shareholders’ Meeting are commented below: 
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Plan’s quantities, values and terms 

 
 

Market value of each stock option is estimated on grant date using “Black-Scholes” model of 
share pricing, which uses grant price, exercise price, grace period, volatility of share price, 
percentage of distributed dividends, and risk-free rate as basic assumptions. 
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Amounts of amortizations recorded as expense in financial statements, as a contra-entry to the 
Company’s shareholders' equity from grant date to December 31, 2020, are described below:  

 

23. FINANCIAL INSTRUMENTS 

 
a) Description of significant financial instruments 

The Company and its subsidiaries are parties in transactions involving financial instruments, all 
recorded in assets and liabilities, which are designed to satisfy their needs, and to reduce credit, 
currency and foreign exchange and interest rate risk exposure. The management of these risks 
is performed by means of the definition of strategies, establishment of control systems and 
determination of limits of positions. The Company does not carry out financial instrument 
transactions for speculative purposes.  
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The Company has financial instruments measured at fair value. Considering this scenario, the 
fair value hierarchy rule is adopted (see CPC 46). This requires the Company to make an 
assessment of the fair value hierarchy, classified in three levels, as follows: 

(i) Level 1 – prices quoted (not adjusted) in active markets for identical assets and 
liabilities to which the entity may have access on the measurement date. 

(ii) Level 2 - inputs that are observable for assets or liabilities, whether directly or 
indirectly, except for quoted prices, included in Level 1. 

(iii) Level 3 – Level 3 inputs are observed data for the asset or liability. 
 

 
b) Sensitivity analysis of financial assets and liabilities 

Financial assets 

Based on probable scenario in the next 12 months for accumulated CDI, scenarios with financial 
assets’ deterioration of 25% and 50% were defined. Probable rate for accumulated CDI in the 
next 12 months was defined – 2.77% p.a. – based on pre-swap reference rates x one-year DI 
disclosed by BM&FBOVESPA and alternative scenarios considering CDI of 2.08% p.a. and 
1.39% p.a. The "gross financial revenue" was calculated for each scenario, not taking into 
account the incidence of taxes on investment yields. Sensitivity of securities to scenarios of 
monthly average remuneration was calculated based on balance on December 31, 2020. For 
cases in which risk factor is the change in USD rate over the following 12-month scenario, of 
R$ 4.60, scenarios with deterioration of 25% and 50% were defined, considering US Dollar at 
R$ 3.45 and R$ 2.30, respectively. 

Based on probable scenario in the next 12 months for accumulated IPCA, scenarios with 
securities’ deterioration of 25% and 50% were defined. Probable rate for accumulated IPCA in 
the next 12 months was defined 2.94% p.a. – based on report disclosed by Santander and 
alternative scenarios considering IPCA of 2.21% p.a. and 1.47% p.a. 

Based on probable scenario in the next 12 months for accumulated IGPM, scenarios with 
financial assets’ deterioration of 25% and 50% were defined to the realized portfolio of accounts 
receivable. Probable rate for accumulated IGPM (General Market Price Index) in the next 12 
months was defined – 5.02% p.a. – based on report disclosed by Santander and alternative 
scenarios considering IGPM of 3.77% p.a. and 2.51% p.a. Realized portfolios have contractual 
interest of 12% p.a.  

Based on probable scenario in the next 12 months for accumulated INCC, scenarios with 
financial assets’ deterioration of 25% and 50% were defined to the unrealized portfolio of 
accounts receivable. Probable rate for accumulated INCC in the next 12 months was defined 
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4.83% p.a. – based on report disclosed by Santander and alternative scenarios considering INCC 
of 3.62% p.a. and 2.41% p.a. 

Said rates used for market projections were extracted from an external source. 
 

 

 

 

(i) Balance before provision for credit risk and service provision. 
 

Financial liabilities 

The Company has securities (debentures and CRIs) at the total amount of R$ 1,573,655, gross 
of issuance expenditures, that are remunerated at interest rates of 100% that may vary from CDI 
to IPCA +3.91%. In order to verity the sensitivity of indebtedness linked to CDI, interest rate 
risk factor to which the Company had a liability exposure on December 31, 2020, 03 different 
scenarios were defined. Accumulated CDI probable rate for the next 12-month period of 2.77% 
p.a. was defined based on pre-swap reference rate x one-year DI disclosed by 
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BM&FBOVESPA, which is equivalent to possible scenarios listed below. Based on probable 
scenario for CDI, deterioration scenarios with average rate of 3.46% p.a. and 4.16% p.a. were 
defined for the following 12 months. Sensitivity of financial expenses to the scenarios for risk 
of changes in CDI rate was calculated based on balances existing on December 31, 2020, gross 
of issuance expenditures, as highlighted below:  

 
 

Debt assumed with the National Bank for Economic and Social Development (BNDES) is 
remunerated at 3.78% p.a., added to TJLP (long-term reference rate). For the purpose of 
verifying sensitivity of indebtedness pegged to TJLP, interest rates risk factors to which the 
Company was exposed on base date December 31, 2020, three different scenarios were defined 
using TJLP of 4.60% p.a. for probable scenario. Based on it, scenarios with deteriorations of 
25% and 50% were defined and annual rate applied to this financing was recalculated. 

The Company has loans in local currency, partially remunerated with interest rates between 
104% and 110% of the CDI rate, while the remaining portion is remunerated with interest rates 
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between CDI + 1.70% and CDI + 2.50%. In order to verity the sensitivity of indebtedness linked 
to CDI, interest rate risk factor to which the Company had a liability exposure on December 31, 
2020, 03 different scenarios were defined. Accumulated CDI probable rate for the next 12-
month period of 2.77% p.a. was defined based on pre-swap reference rate x one-year DI 
disclosed by B3. Based on probable scenario for CDI, deterioration scenarios with average rate 
of 3.46% p.a. and 4.16% p.a. were defined for the following 12 months. Sensitivity of financial 
expenses to the scenarios for risk of changes in CDI rate was calculated based on balances 
existing on December 31, 2020, which is equivalent to the possible scenarios listed. 

The Company has financing lines for construction in local currency that is remunerated with 
interest rates of 5.77% per annum on average, plus the Reference Rate. For the purpose of 
verifying sensitivity of indebtedness pegged to TR, interest rates risk factor to which the 
Company was exposed on base date December 31, 2020, three different scenarios were defined 
using TR of 0.01% p.a., based on swap reference rates, TR vs. pre in one year disclosed by B3, 
for probable scenario. Based on the probable rate for the TR, scenarios were defined with 
deteriorations of 25% and 50% for the next 12 months and the annual rate applied to these 
financings was recalculated, as well as the sensitivity of financial expenses to the scenarios for 
risk of changes in TR rate was calculated based on balances existing on December 31, 2020, 
which is equivalent to the possible scenarios listed. 

The analyzes of BNDES debt, national loans and financing are presented below.  

 

 

c) Operation with derivative financial instrument 

According to CVM Resolution no. 550 dated October 17, 2008 states that public companies must 
disclose, in a specific explanatory note, information on all derivative financial instruments. 
Derivative financial instruments are used by the Company to manage market risks related to 
interest rate, mainly for CCB-type loans, which are prefixed. 

 
 



 
 
CYRELA BRAZIL REALTY S.A. EMPREENDIMENTOS E PARTICIPAÇÕES 
NOTES TO FINANCIAL STATEMENTS FOR THE TWELVE-MONTH PERIOD ENDED 
DECEMBER 31, 2020 AND 2019 
 (In thousands of reais, unless otherwise indicated) 

(i) Cash flow swap 

This type of swap permits payment of interest difference during contract period at periodic 
intervals (constant flow).  

The Company has swap operations with an asset position at fixed rates and as a liability 
position based on the CDI percentages, with amortization of the principal according to the 
debt maturities to which the contracts are linked. 

 

d) Considerations on capital risks and management 

Key market risks to which the Company and its subsidiaries are exposed to in conducting their 
activities are: 

(i) Market risk 

Market risk is linked to fluctuations in fair value of a financial instrument’s future cash 
flows in active market. Market prices are mainly affected by the change in interest rate 
(inflation) and by foreign currency fluctuation. Financial instruments affected by market 
risk include securities, accounts receivable, accounts payable, loans payable, financial 
instruments available for sale and derivative financial instruments. 

 Interest rate risk: the Company and its subsidiaries’ income (loss) is subject to changes 
in interest rates levied on interest earning bank deposits, securities, debts, and trade 
accounts receivable. 

 Risk of client contract cancellation: The Company efficiently applies its policies for 
credit analysis for the purpose of guaranteeing credit at the end of construction work 
and definitive client transfer to the bank. In spite of that, clients have sought the 
Company to cancel their respective purchase and sale promise agreements. 

 Currency risk: the Company maintains foreign currency transactions that are exposed to 
market risks deriving from changes in these currencies’ quotations. Any change in 
foreign exchange rate may increase or reduce said balances. As of December 31, 2020 
and December 31, 2019, the Company did not present balance of loans in foreign 
currency. Securities in foreign currency presented balance of R$ 8,052 on December 31, 
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2020 (R$ 6,665 as of December 31, 2019), and this exposure was protected by future 
receivables from real estate development already delivered in Argentina, in US dollars. 

 Risk COVID-19: On March 11, 2020, the World Health Organization (WHO) declared 
the coronavirus (COVID-19) as a pandemic. Since then, the virus has been spreading 
rapidly around the world. The Company is closely monitoring all developments and 
taking mitigation measures to ensure the safety of all its stakeholders. 

(ii) Credit risk 

Credit risk is the risk of a deal counterparty not complying with an obligation provided 
for in financial instruments and contracts for the purchase and sale of properties, which 
would lead to financial loss. The Company is exposed to credit risk in its operating 
activities. 
 
The credit risk in Company’s operating activities is managed by specific client 
acceptance standards, credit analysis and setting of limits of exposure by the client, 
which are periodically reviewed.  
In addition, Management conducts periodic analyses to identify if there are objective 
evidences that economic benefits associated to recognized revenue may not flow to the 
entity. Examples: (i) late payment of installments; (ii) unfavorable local or national 
economic conditions; among others. In case there are such evidences, respective 
provision for doubtful accounts is recorded. Amount to be recorded in this provision 
considers that the property will be recovered by the Company, that possible amounts 
may be retained upon payment of indemnities to respective promising buyers, among 
others. 
 

(iii) Liquidity risk 

The liquidity risk consists of the eventuality of the Company and its subsidiaries not 
having sufficient financial resources to honor their commitments on account of the 
different currencies and settlement terms of their rights and obligations. 
 
Control of the liquidity and cash flow of the Company and its subsidiaries is monitored 
daily by the Company's management areas, in order to guarantee that operating cash 
generation and the previous obtainment of funding, when necessary, are sufficient for 
the maintenance of its schedule of commitments, not generating liquidity risks for the 
Company and its subsidiaries. 
 
The Company’s net debt could be presented as follows: 
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(i) Comprised of loans and financing, debentures and CRIs, gross of issuance expenditures. 

 
(iv) Capital management 

 
Company’s capital management aims to ensure that a proper credit rating is maintained 
before institutions, as well as a strong capital relationship, so as to support business and 
leverage shareholders' value. 
 
The Company controls its capital structure by adjusting it to the current economic 
conditions. In order to maintain an adjusted structure, the Company may pay dividends, 
return capital to the shareholders, take out new loans and issuances of debentures.  
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24. GROSS INCOME (LOSS)  
 

We present below the breakdown of net revenue and costs related to revenues, presented in the 
statement of income: 
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25. SALES EXPENSES 
 

The main expenditures incurred in the periods may be presented as follows: 

 

(i) Refers to recognized expenses with sales commission, salaries and other expenses of the Group’s sale companies. 

 

26. GENERAL AND ADMINISTRATIVE EXPENSES 
 

Main expenditures incurred over the years may be presented as follows: 

 

(i) As Note 19. 
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27. FINANCIAL INCOME (LOSS) 
 
The main expenditures and revenues incurred in the periods may be presented as follows:  
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28. EARNING (LOSSES) PER SHARE 
 

Basic and diluted earnings (losses) per share are as follows: 

 

29. SEGMENT REPORTING 

 
a) Criteria for identifying operating segments 

The Company defined segmentation of its operating structure taking into consideration the way 
in which Management manages the business. Operating segments presented in financial 
statements are as follows: 

(i) Merger activity. 

(ii) Service fee income 

Development segment contemplates sale and resale of properties, allotment activity and it is 
subdivided, as follows: 

(i) Cyrela: projects defined by the Launching Committee as high standard and luxury, both 
belonging to the parent company and to joint ventures, are classified. 

(ii) Living: projects defined by the Launching Committee as Living, belonging to the parent 
company and to joint ventures are classified. 

(iii) MCMV: projects defined by the Launching Committee as Minha Casa, Minha Vida 
(MCMV), belonging to the parent company and to joint ventures are classified.  



 
 
CYRELA BRAZIL REALTY S.A. EMPREENDIMENTOS E PARTICIPAÇÕES 
NOTES TO FINANCIAL STATEMENTS FOR THE TWELVE-MONTH PERIOD ENDED 
DECEMBER 31, 2020 AND 2019 
 (In thousands of reais, unless otherwise indicated) 

Information on allotment activities and provision of services is presented in this note under term 
“Others”. 

b) Consolidated statements from operating segments 

 

 

 

 

Amounts presented as corporative values involve mainly expenses of the corporate unit not 
allocated to other segments. 

c) Information on main clients 

The Company and its investees’ clients do not concentrate relevant interest (above 10%) in their 
joint ventures which could affect operating results. 

30. INSURANCE 
 

The Company and its subsidiaries maintain insurance as shown below, to cover possible risks on 
its assets and/or responsibilities: 

a) Engineering risk: 

(i) Basic - R$ 3,986: accidents (sudden and unforeseen cause) at the construction site such as: 
damages caused by nature or by force majeure, wind, storm, ray, flood, earthquake, etc., 
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damage inherent to construction work, use of faulty or improper material, failures in 
construction, and collapse of structures. 

(ii) Projects - R$ 3,986: coverage of indirect damages caused by possible project errors. 

(iii) Other – R$6,666: refer to extraordinary expenses, debris removal, riots, strikes and civil 
commotion, among others. 

b) Sales stand: fire - R$ 37, theft - R$ 1 and other risks - R$ 8. 

c) Contractual guarantees: R$ 2,934 

d) Construction risks: civil liability - R$ 453 

e) Civil Liability on actions of Directors and Managers – R$ 104. 

 

31. APPROVAL OF FINANCIAL STATEMENTS 
 

The Company’s individual and consolidated financial statements were approved in the Board of 
Directors’ Meeting held on March 16, 2021. 

In compliance with provisions of CVM Instruction 480/09, the Company’s Executive Board 
declared that it discussed, reviewed and agreed with the Company’s individual and consolidated 
financial statements and with conclusion expressed in the independent auditors’ report for the period 
ended December 31, 2020. 

 
 



 
 

DECLARATIONS FOR THE PURPOSES OF ARTICLE 25, PARAGRAPH 1, ITEM V, OF CVM RULE 480/09 
 

We hereby declare, in the capacity of Executive Officers of Cyrela Brazil Realty S.A. Empreendimentos e 

Participações, a corporation headquartered in the city and state of São Paulo, at Rua do Rócio, nº 109, 2º floor, 

room 1, Zip Code 04552-000, Vila Olímpia, Corporate Taxpayer’s ID (CNPJ/MF) no. 73.178.600/0001-18 

(“Company”), pursuant to item V, Paragraph 1st, of Article 25 of CVM Instruction 480 of December 7, 2009, that 

we have reviewed, discussed and agreed with the opinion stated in the report of the Company's independent 

auditors (KPMG) related to the Company’s financial statements for the interim financial statements of the 

Company for the quarter ended on December 31, 2020. 
 
 

São Paulo, March 16, 2021. 
 
 

The Management 

   



 
 

 
DECLARATIONS FOR THE PURPOSES OF ARTICLE 25, PARAGRAPH 1, ITEM VI, OF CVM RULE 480/09 

 

We hereby declare, in the capacity of Executive Officers of Cyrela Brazil Realty S.A. Empreendimentos e 

Participações, a corporation headquartered in the city and state of São Paulo, Rua do Rócio, nº 109,  2º floor, 

room 1, Zip Code 04552-000, Vila Olímpia, Corporate Taxpayer’s ID (CNPJ/MF) no. 73.178.600/0001-18 

(“Company”), pursuant to item VI, Paragraph 1st, of Article 25 of CVM Instruction 480 of December 7, 2009, that 

we have reviewed, discussed and approved the interim financial statements of the Company for the quarter ended 

on December 31, 2020. 
 
 

São Paulo, March 16, 2021. 
 

 

The Management 

 

 

 

 

 

 
  



 
 

DECLARATIONS FOR THE PURPOSES OF ARTICLE 25, PARAGRAPH 1, ITEM III, OF CVM RULE 480/09 

 

The Fiscal Council of CYRELA BRAZIL REALTY S/A EMPREENDIMENTO E PARTICIPAÇÕES 
(“Companhia”), pursuant to the article 163 from the Law 6,404/76, in a meeting that took place on this 
date, after the examination of (i) The administrators Annual Report from the year ended on December 
31, 2020, (ii) financial statements of the Company for December 31, 2020; and (iii) the proposal for 
Dividends distribuition, concluding, based on the same examination and yet considering the Independent 
Auditors declaration, which does not include any safeguards, that all reffered documents reflect properly 
the financial situation of the Comapany and that are in conditions to be presented to the Board. 	

 

São Paulo, March 16, 2021. 

 

Fiscal Counseleurs. 

 
 
 
 
 
 
 
 



 
 

 
(1) Holding company incorporated pursuant to the laws of Uruguay, in which Elie Horn holds a 100,0% stake,  

 
(2) Holding company incorporated pursuant to the laws of the British Virgin Islands, in which Elie Horn holds a 100,0% stake,  

(3)  Person related to Elie Horn 

 
 
 
 
 
      
 
 
 
 
 
 
 
 
 

Number % Number %
Elie Horn 72,389,100 18.1% 72,389,100 18.1%

Erirenor Sociedad Anonima (1) 21,900,008 5.5% 21,900,008 5.5%

EH Capital Management (2) 7,502,400 1.9% 7,502,400 1.9%

Susette Horn (3) 2 0.0% 2 0.0%

Dynamo Adm. de Recursos 20,596,300 5.2% 20,596,300 5.2%

BlackRock, Inc. 20,045,425 5.0% 20,045,425 5.0%

Truxt Investimentos Ltda. 20,609,400 5.2% 20,609,400 5.2%

Treasury Shares 15,238,895 3.8% 15,238,895 3.8%

Others 221,461,269 55.4% 221,461,269 55.4%

Total 399.742.799 100.0% 399,742,999 100,00%

SHAREHOLDING OF HOLDERS OF OVER 5% OF COMPANY'S SHARES OF ANY 
TYPE AND CLASS, UP TO INDVIDUAL LEVEL

Company: Cyrela Brazil Realty S.A. Empreendimentos e 
Participações

Shareholding on 12/31/2021
(Shares in Units)

Shareholder
Common Shares Total



 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 

 
 
In accordance with the Bylaws, chapter X, article 51, the Company, its shareholders, managers 
and the Fiscal Council members undertake to resolve by means of arbitration every and all 
dispute or controversy which may arise among them, especially related to or derived from 
enforcement, validity, effectiveness, construal, violation and their effects of provisions 
contained in these Bylaws, in the possible shareholders’ agreements filed at the Company’s 
headquarters, in Law no, 6,404/76, in the rules issued by the Brazilian Monetary Council 
(CMN), by the Brazilian Central Bank and by the Brazilian Securities and Exchange 
Commission (CVM), as well as other rules applicable to the capital markets operation in general 
and those included in the “Novo Mercado” Listing Regulation, in the “Novo Mercado” Listing 
Agreement and in the Arbitration Regulation of the Market Arbitration Panel, in conformity with 
the Market Arbitration Panel Regulation established by B3. 
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