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Dear Shareholders,

On behalf of the Board of Directors, I present the Annual 
Report of Malita Investments p.l.c. for the year ended 2025.

2025 was a challenging year for the Company. A period of 
constrained liquidity impacted progress across a number of 
development sites, leading to temporary project delays as the 
Company worked to stabilise its position. �ese pressures 
intensi�ed towards year end, marking a critical point for the 
business. At that stage, the Company managed to secure 
additional bank �nancing, enabling it to meet its immediate 
obligations and safeguard the value of its assets. �is was a 
turning point, providing the foundation for recovery.

Notwithstanding these challenges, the Company remained 
pro�table for the year. �is outcome re�ects the underlying 
strength of its asset base and the resilience of its operating 
model, even under constrained conditions. �e di�culties 
during the year made it impossible for the Board to propose 
a dividend for 2025, while at the same time it increased 
our resolve to return the Company to a position where 
distributing dividends is the norm. �at is the commitment 
of the Board.

In early February 2026, a reconstituted Board of Directors 
was established, bringing both continuity and fresh 
perspective, including the appointment of a new Chairman. 
Notably, a new CEO and CFO were engaged in January 2026. 
Since then, decisive action has been taken to restore stability, 
secure the funding required for operations, and set a clear 
path forward. �e focus is now �rmly on execution.

The Board has defined three immediate priorities : 
restructuring existing debt on more sustainable terms 
to reduce financing costs; maximising the value of the 
Company’s asset base through disciplined delivery; and 
strengthening internal capabilities by building a more 
effective in-house team to enhance governance and 
e�ciency.

These actions are designed to create a more resilient, 
e�cient, and focused organisation.

As an investment company entrusted with the development 
of social housing, the Company plays an important role in 
delivering quality residential units to the community. �is 
purpose remains central, and future growth will be pursued 
on the basis of stronger foundations and a more sustainable 
operating model.

�e early months of 2026 have brought renewed momentum. 
With funding secured and priorities clearly defined, the 
Company is now in a more stable position to move forward.

The immediate emphasis is on strengthening the balance 
sheet and progressing the current project pipeline. As this 
is achieved, the Company will be well positioned to pursue 
new opportunities in a disciplined and sustainable manner.

I thank my fellow Directors, the Management and the whole 
team at Malita, and all stakeholders for their e�orts during 
this period, and I thank our shareholders for their continued 
support.

�e Board looks ahead with con�dence. �e groundwork has 
been laid, and the Company is now focused on delivering 
improved performance and sustainable long-term value.

CHAIRMAN’S REPORT

Roderick Psaila
Chairman

DIRECTORS’ REPORT
�e Directors present their �fteenth annual report together with the audited �nancial statements for the year ended 31 
December 2025.

PRINCIPAL ACTIVITIES

�e principal activities of Malita Investments p.l.c. (the “Company”) comprise the �nancing, acquisition, development, 
management and operation of immovable property, with a particular focus on assets of national and strategic importance.

�e Company’s business model is primarily centered on long-term concession and emphyteutical arrangements, through 
which it derives stable and predictable income streams. In addition, the Company is actively engaged in the development 
and delivery of social infrastructure projects, most notably the A�ordable Housing Project, which represents a key compo-
nent of its current investment programme.

REVIEW OF THE BUSINESS
Information pursuant to capital market rule 5.70

�e Company continued to generate stable and predictable revenue streams from ground rents receivable from Malta In-
ternational Airport plc (MIA) and Valletta Cruise Port plc (VCP) in respect of properties over which it holds the dominium 
directum. �e ground rent receivable from VCP includes a variable component contingent on revenue derived from leasing 
activities and ancillary commercial operations. During the year under review, variable rent of €801,285 (2024: €496,707) was 
recognised.

�e Company also derived lease income from strategic assets within City Gate, Valletta – the Open �eatre and the Parlia-
ment Building.

�e �nancial performance for the year includes a fair value gain on investment property of €5,187,407 (2024: loss of 
€4,724,498), recognised in pro�t or loss.

During the year, total expenses rose to €2,349,710 (2024: €1,082,545), primarily re�ecting higher professional and legal fees, 
an increase in employee bene�t expenses in line with headcount, and higher housing-related costs incurred in the ordinary 
course of operations.

�e Company’s performance during the year must be considered in the context of its ongoing capital investment programme, 
primarily relating to the A�ordable Housing Project. While the Company continues to generate rental income streams from 
its concession arrangements, the execution of this development programme requires signi�cant external �nancing.

As previously communicated to the market, the Company experienced liquidity constraints during the period, which led 
the Board to undertake a strategic review of its position in relation to the A�ordable Housing Project and to prioritise the 
preservation of cash resources.

In this context, and in exercise of its contractual rights under the relevant construction agreements, the Company imple-
mented a temporary suspension of works at the remaining development sites as part of this strategic reassessment.

Following the completion of this review, the Board determined that securing additional bank �nancing represented the 
most appropriate course of action to enable the completion of the project. �e Company has since progressed its �nancing 
arrangements and obtained a sanction letter for funding to support the continuation of the A�ordable Housing Project.

Notwithstanding the above, as further described in the Going Concern section of this report, the Company remains depen-
dent on the support obtained from lending institutions, particularly local �nancial institutions, the European Investment 
Bank (EIB) and �e Council of Europe Development Bank (CEB), in order to resume works.

Whilst the Directors remain con�dent in the underlying business model and the long-term income-generating capacity of 
the Company’s assets, the current phase of investment has introduced heightened exposure to liquidity and execution risks, 
which continue to be actively managed by the Board.
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�e below table shows a detailed breakdown of all sites which have been handed over to tenants. 

During the year under review, no additional residential units or garages or car spaces were fully completed when compared 
to 2024. Completed units and garages/car spaces as at 31 December 2025 total to 392 and 290 (2024: 392 and 290), respec-
tively.

During the year, progress on the remaining open sites was impacted by a suspension of works, which resulted in delays from 
the originally planned timelines. 

�e capital expenditure requirements of the A�ordable Housing Project are expected to be �nanced through a combination 
of bank �nancing arrangements, comprising a €28 million facility from Bank of Valletta plc and a €22 million with the Euro-
pean Investment Bank entered into on 15 March 2024. �e €28 million facility from Bank of Valletta plc has been sanctioned 
subsequent to the reporting date and forms part of the overall funding structure supporting the project. Drawdown under 
these two facilities is conditional upon the prior written consent of the institutional lenders of the Company so that the re-
lated security for the new facility can be put in place. As at report date, the Company received formal written consent from 
EIB dated 27 April 2026, while approval in principle was also received from CEB on the same date, with the remaining CEB 
administrative procedures currently in progress. 

Once the requisite formal CEB consent is obtained and the security documentation is executed, drawdowns under these 
facilities are expected in 2026. �e Directors are not aware of any reason why CEB formal consent would be withheld. Based 
on correspondence received from CEB, the Directors understand that the remaining steps required to formalise the consent 
are administrative rather than substantive in nature. Similarly, the formalisation of pending security documentation is also 
considered administrative in nature. In addition, as of the date of approval of these �nancial statements, the work on these 
sites is imminently expected to re-commence. On this basis, the Board and management expect that the required �nancing 
will be �nalised and that the A�ordable Housing Project will be completed across all sites.

�e Company remains committed to continuous improvement and transparency. To uphold these standards, internal au-
dits are conducted biannually by a professional services �rm, ensuring compliance, strengthening controls, and identifying 
opportunities for enhancing internal processes. �e Directors and senior management continuously implement any recom-
mendations forwarded by the internal auditor, reinforcing the Company’s dedication to operational e�ciency and sound 
�nancial management.

During the year ended 31 December 2025, the Company continued to strengthen its approach to Environmental, Social and 
Governance (“ESG”) matters as part of its overall corporate governance framework.

SITE LOCATION NUMBER OF UNITS
NUMBER OF GARAGES/

CAR SPACES
CONTRACTS WITH 

TENANTS

1 Birkirkara 73 56 August 2022

2 Kirkop C 8 6 February 2023

3 Attard 8 3 March 2023

4 Zebbug 8 6 March 2023

5 Kirkop B 18 0 June 2023

6 Qrendi C 11 7 December 2023

7 Zurrieq 27 20 January 2024

8 Kirkop D 8 8 April 2024

9 Msida 102 22 April 2024

10 Kirkop A 19 21 May 2024

11 Siggiewi 84 121 May 2024

12 Qrendi B 26 20 December 2024

TOTAL 392 290

REVIEW OF THE BUSINESS - CONTINUED

�e ESG Committee, established in 2024, continued to support the Board of Directors in overseeing ESGrelated matters. 
�e Committee is responsible for monitoring the implementation of ESG initiatives, reviewing progress against established 
objectives and reporting to the Board on a periodic basis.

During the year, the Company progressed the implementation of its ESG strategy, which sets out a structured framework 
with de�ned short- and long-term objectives aimed at integrating ESG considerations into the Company’s operations and 
decision-making processes. �e strategy addresses key areas including resource management, community impact, cli-
mate-related considerations and governance practices.

�e Board of Directors retained overall responsibility for ESG matters and continued to receive regular updates from man-
agement and the ESG Committee. ESG considerations are incorporated, where relevant, into the Board’s ongoing review of 
the Company’s strategy, risk management framework and investment decisions.

�e Company will continue to develop its ESG framework and related disclosures in line with evolving regulatory require-
ments and best practices. In parallel, the Board of Directors continued to evaluate potential investment opportunities in 
accordance with the Company’s strategic objectives.

RESULT AND DIVIDENDS

�e statement of comprehensive income is set out on page 26.

�e Directors have considered the Company’s �nancial position, cash �ow requirements and ongoing capital commitments. 
In light of the current phase of the Company’s investment programme and the associated liquidity considerations, the Di-
rectors are not recommending the payment of a dividend for the year ended 31 December 2025.

DIRECTORS

�e Directors who served during the year are disclosed in the Annual Report. In accordance with the Company’s Articles of 
Association, Directors retire and are eligible for re-election.

• Carmela Ciantar (appointed 3 February 2026)

• Desiree Cassar

• David Mallia (appointed 29 May 2025)

• Johan Farrugia (resigned 24 November 2025)

• Marvin Gaerty (appointed 24 November 2025)

• Miguel Borg

• Robert Suban

• Roderick Psaila (appointed 3 February 2026)

• Tania Brown (resigned 3 February 2026)

• Victor Carachi (resigned 3 February 2026)

Unless they resign or are removed, Directors shall hold o�ce up until the end of the AGM next following their appointment. 
Each Director shall retire from o�ce at each AGM of the Company but shall be eligible for reappointment or re-election. 
Directors who resign or are removed are eligible for re-appointment.

GOING CONCERN

�e directors have undertaken an assessment of the Company’s ability to continue as a going concern in accordance with 
IAS 1 Presentation of Financial Statements and the Capital Markets Rules. �e assessment is based on the Company’s cur-
rent �nancial position, projected cash �ows, �nancing arrangements and capital expenditure commitments.

�e Company continues to generate stable income from long-term concession and emphyteutical arrangements. However, 
the Company is currently undertaking a signi�cant capital investment programme in relation to the A�ordable Housing 

REVIEW OF THE BUSINESS - CONTINUED



1110

Malita Investments p.l.c. Annual Report and Financial Statements 2025 

Capital expenditure for the A�ordable Housing Project continued in the year under review and is being settled through loan 
disbursements.

NON-FINANCIAL KEY PERFORMANCE INDICATORS

ENVIRONMENTAL AND SOCIAL RISKS
In addition to strengthening governance and controls, the Company seeks to provide value to society. �e Directors believe 
that being economically successful is important to generate value to stakeholders, whilst also considering the environmental 
and social impact of the actions to support a sustainable future.

FINANCIAL RISK MANAGEMENT AND EXPOSURES
For the risk management and exposures, refer to Note 4 - Financial risk management that details the key risk factors including 
market risk, credit risk and liquidity risk and the Company’s approach towards managing these risks.

PRINCIPAL RISKS AND UNCERTAINTIES
�e Company is exposed to a number of risks and uncertainties in the normal course of its operations. �e most signi�cant 
risks currently relate to the execution and �nancing of the A�ordable Housing Project, which represents the Company’s 
principal development activity.

Construction and execution risk arises from the scale and complexity of the project and includes the risk of delays, 
contractor performance issues and cost overruns due to unforeseen circumstances. Such factors may impact the timing 
of completion and the commencement of associated revenue streams. �e Company actively manages these risks through 
structured project governance, ongoing monitoring of contractors and strict budgetary controls.

development, which requires external �nancing to meet its short-term obligations as they fall due.

Subsequent to year end, the Company has secured an additional facility of €28 million to address its funding requirements 
for the Housing Project which, alongside the €22 million facility provided by EIB, will be su�cient to close the project. Draw-
down under these two facilities is conditional upon the prior written consent of the institutional lenders of the Company 
so that the related security for the new facility can be put in place. As at report date, the Company received formal written 
consent from EIB dated 27th April 2026, while approval in principle was also received from CEB on the same date, with the 
remaining CEB procedures to formalize the agreement currently in progress. 

Once the requisite formal CEB consent is obtained and the security documentation is executed, drawdowns under the facil-
ities are expected in 2026. �e Directors are not aware of any reason why the CEB formal consent would be withheld. Based 
on correspondence received from CEB, the Directors understand that the remaining steps required to formalise the consent 
are administrative rather than substantive in nature. Similarly, the formalization of pending security documentation is also 
considered administrative in nature. In addition, as of the date of approval of these �nancial statements, the work on the sites 
is imminently expected to re-commence.

In light of the advanced stage of the �nancing process and the strong support obtained from lending institutions, the Direc-
tors have a reasonable expectation that the Company will imminently secure the necessary �nancing and will have adequate 
resources to continue in operational existence for the foreseeable future.

Accordingly, the �nancial statements have been prepared on a going concern basis.

FINANCIAL KEY PERFORMANCE INDICATORS

�e Company is focused on its �nancial performance. �e Directors monitor the health and progress of the business and 
apart from pro�tability, use a range of �nancial measures which collectively form an integral part of building value for the 
shareholders on a consistent basis and over the long term.
Key Performance Indicators (KPIs) used in managing the Company’s business include:

GOING CONCERN - CONTINUED

2025 2024

Working capital ratio 0.4:1 1.2:1

Operating pro�t (€2,653,750) €10,163,066

Debt to assets ratio (€2,653,750 23.9%

Debt to equity ratio 23.9% 41.7%

Interest coverage 2.08 times 2.4 times

Financing and liquidity risk arises from the Company’s reliance on external funding to meet its capital expenditure 
commitments. As outlined in the Going Concern section, the Company is in advanced stage of �nalising its �nancing 
structure, including facilities with local �nancial institutions, the European Investment Bank and �e Council of Europe 
Bank. �e Company maintains detailed cash �ow projections, actively engages with �nancing counterparties and closely 
monitors its liquidity position to ensure alignment between funding availability and project execution.

�e Directors continue to monitor these risks closely and are satis�ed that appropriate measures are in place to manage the 
Company’s exposure within acceptable parameters, whilst recognising the inherent uncertainties associated with large-scale 
development projects.

OTHER PRINCIPAL RISK AND UNCERTAINTIES
�e Company’s revenues from MIA, VCP and City Gate are largely contractual and predictable and are not dependent on 
volume or usage levels, limiting exposure to market demand volatility. A limited degree of variability arises from VCP, where 
a portion of the rent under the temporary emphyteusis is linked to a percentage of VCP’s aggregate revenues.

Similarly, in respect of the service concession arrangement, the Company has an unconditional contractual right to receive 
cash �ows from the Housing Authority once the residential units are made available for use. �e contracted rental income 
is receivable irrespective of occupancy levels.

�e Company has strengthened its project governance framework, including the establishment of dedicated technical review 
and oversight structures. �ese include enhanced scrutiny of cost variations, independentvalidation of cost-to-complete 
estimates and more rigorous monitoring of project timelines and milestones. 

In addition, the Board and management maintain close oversight of project execution through regular reporting, updated 
cash �ow projections and ongoing review of funding requirements. �ese measures are intended to improve cost control, 
enhance visibility over project delivery and mitigate the risk of further variances.

INFORMATION PURSUANT TO ALTERNATIVE PERFORMANCE MEASURES (APMS)
APMs are �nancial measures of historical or future �nancial performance, �nancial position or cash �ows which are not 
de�ned or speci�ed under International Financial Reporting Standards as adopted by the EU (“IFRSs”). �ese disclosures 
are provided in accordance with the ESMA Guidelines on Alternative Performance Measures (ESMA/2015/1415) and the 
Capital Markets Rules issued by the Malta Financial Services Authority (“MFSA”).

�ese measures are derived from amounts presented in the �nancial statements but are not themselves de�ned under 
IFRSs. �e Directors use APMs to supplement IFRS measures in assessing the Company’s �nancial performance, �nancial 
position and cash �ow generation. �ese measures assist in evaluating operating performance, monitoring liquidity, assessing 
leverage and enhancing comparability across reporting periods. �e Directors consider that these measures provide relevant 
information to users of the �nancial statements.

�e APMs disclosed by the Company in the Directors’ Report are explained below.

Working Capital Ratio

�e working capital ratio is used to assess the Company’s short-term liquidity position and its ability to meet obligations as 
they fall due in the normal course of business. It compares current assets to current liabilities, as presented in the Statement 
of Financial Position, and provides an indication of whether the Company has su�cient short-term resources to cover its 
short-term commitments. �is is one of the measures used by management to monitor liquidity risk and working capital 
e�ciency on an ongoing basis.

Working capital during the year was calculated at 0.4:1 (2024: 1.2:1). �is ratio was derived by dividing the current assets 
over the current liabilities, as presented in the Statement of Financial Position. �e working capital ratio declined sharply to 
0.4:1 in 2025 from 1.2:1 in 2024, re�ecting a materially weaker short-term liquidity position at year-end. �is deterioration 
is driven by a signi�cant reduction in current assets, which decreased from €15.0 million in 2024 to €7.7 million in 2025, 
largely due to the disposal of one of the Company’s investments during the year. As can be seen in the Company’s Statement 
of Cash �ows, proceeds from such disposal amounting to €10.7 was utilized for general corporate funding and other capital 
requirements of the Company. An increase in current liabilities was also noted, which rose from €12.6 million in 2024 to 
€17.6 million as at end of 2025, primarily attributable to higher trade and other payables and increase in the current portion 
of borrowings. �e increase in trade and other payables was mainly attributable to the advance rental payment amounting 
to €3.7 million received by the Company towards the end of the year for one of its leased assets.

PRINCIPAL RISKS AND UNCERTAINTIES - CONTINUED



1312

Malita Investments p.l.c. Annual Report and Financial Statements 2025 

Operating (loss) / pro�t

Operating (loss) / pro�t represents the (loss) / pro�t on the Company’s core operating activities before the

impact of �nancing costs, taxation and non-operating items (e.g. Change in fair value of investment property). It re�ects the 
performance of the Company’s underlying business operations and is used by management to evaluate operational e�ciency 
and pro�tability before considering the capital structure and tax environment.

�e Company recorded an operating loss of €2.7 million in 2025, compared to an operating pro�t of €10.2 million in 2024. 
�is movement is mainly attributable to a substantial decline in revenue from service concession arrangements, which fell 
from €16.9 million in 2024 to €3.5 million in 2025, and continued operating cost levels, including administrative expenses 
and provisions, which were not o�set by corresponding revenue during the year. �e revenue from service concession 
arrangements is net of losses and gains recorded due to changes in the estimated stage of completion of the A�ordable 
Housing Project. �ese changes in estimates stem from updates in the forecasted construction costs and timing of works 
and result in cumulative catch-up adjustments in the period in which the estimates are revised. �e Company recorded a 
gain due to change in estimate of €1.4 million in 2024. In 2025, the delays in the A�ordable Housing Project and increase in 
construction works resulted in the Company recording a loss due to change in estimate of €10.5 million (refer to Note 9 of 
the Financial Statements).

Debt to Assets Ratio

�e debt to assets ratio indicates the proportion of the Company’s total assets that is �nanced through borrowings. �is is 
computed by dividing the total current and non-current borrowings over the total assets of the Company, as presented in 
the Statement of Financial Position. �is ratio is used by management to assess the overall leverage of the Company and the 
extent to which assets are funded by debt as opposed to equity.

It provides insight into the long-term solvency of the Company and its exposure to �nancial risk arising from indebtedness. 

�e debt to assets ratio remained broadly stable at 23.9% in 2025 (2024: 24.4%), indicating that, despite the deterioration in 
pro�tability and liquidity, the level of debt relative to the overall asset base did not materially increase.

However, it should be noted that this stability is in�uenced by the signi�cant proportion of non-current assets, particularly 
investment property and contract assets, which together represent the majority of total assets. While leverage relative to 
total assets remains moderate, these assets are not readily liquid, limiting their ability to support short-term funding needs.

Debt to Equity Ratio 

�e debt to equity ratio compares the Company’s total current and noncurrent borrowings to shareholders’ equity and is 
used to evaluate the Company’s capital structure. �is measure highlights the relative balance between debt �nancing and 
equity �nancing and assists management and stakeholders in assessing �nancial leverage and the associated risk pro�le of 
the Company.

�e Company’s debt to equity ratio remained stable at 41.7% in 2025 (2024: 41.8%), re�ecting a largely unchanged capital 
structure year-on-year.

Interest Coverage 

The interest coverage ratio measures the Company’s ability to service its interest obligations from operating results. 
It compares operating pro�t (adjusted for gains and losses due to change in estimate) to �nance costs and provides an 
indication of the extent to which earnings generated from operations are su�cient to cover interest expenses. Management 
uses this ratio to monitor debt servicing capacity and compliance with �nancing terms.

�e interest coverage ratio decreased to 2.08x in 2025 from 2.4x in 2024. �is is primarily because of the signi�cant reduction 
in operating pro�t during the year, as explained in the previous paragraphs, while �nance costs remained at a broadly similar 
level.

�ese measures are calculated using amounts extracted directly from the audited �nancial statements without further 
adjustment.

INFORMATION PURSUANT TO ALTERNATIVE... - CONTINUED

�e APMs are presented consistently with prior periods. Comparative information is disclosed on a consistent basis. �e 
Company further ensures that APMs are presented with no undue prominence over IFRS measures. APMs are disclosed to 
complement, and not replace, the �nancial information presented in the audited �nancial statements, and are not displayed 
with greater prominence than the corresponding IFRS measures.

STATEMENT OF DIRECTORS’ RESPONSIBILITIES FOR THE FINANCIAL STATEMENTS
�e Directors are required by the Companies Act (Chapter 386 of the laws of Malta) to prepare �nancial statements which 
give a true and fair view of the state of a�airs of the Company as at the end of each reporting period and of the pro�t or loss 
for that period.

In preparing the �nancial statements, the Directors are responsible for the following matters:

• ensuring that the �nancial statements have been drawn up in accordance with International

• Financial Reporting Standards as adopted by the EU;

• selecting and applying appropriate accounting policies;

• making accounting estimates that are reasonable in the circumstances;

• ensuring that the �nancial statements are prepared on the going concern basis unless it is inappropriate to presume 
that the Company will continue in business as a going concern.

�e Directors are also responsible for designing, implementing and maintaining internal controls as the Directors determine 
is necessary to enable the preparation of �nancial statements that are free from material misstatements, whether due to fraud 
or error, and that comply with the Companies Act, 1995.

�ey are also responsible for safeguarding the assets of the Company and hence for taking reasonable steps for the prevention 
and detection of fraud and other irregularities.

�e �nancial statements of Malita Investments p.l.c. for the year ended 31 December 2025 are included in the Annual Report 
and Statutory Financial Statements - 31 December 2025, which is available on the Company’s website. �e Directors are 
responsible for the maintenance and integrity of the Annual Report on the website in view of their responsibility for the 
controls over, and the security of the website. Access to information published on the Company’s website is available in other 
countries and jurisdictions, where legislation governing the preparation and dissemination of �nancial statements may di�er 
from requirements or practice in Malta.

�e Directors con�rm that, to the best of their knowledge:

• the �nancial statements give a true and fair view of the �nancial position of the Company as at 31 December 2025, 
and of its �nancial performance and its cash �ows for the year then ended in accordance with International Financial 
Reporting Standards as adopted by the EU on the basis explained in note 2 of the �nancial statements; and

• the Annual Report includes a fair review of the developments and performance of the business and the position of 
the Company, together with additional information on the principal risk and uncertainties that the Company faces

Information pursuant to Capital Markets Rules 5.64

Share capital information of the Company is disclosed in Note 13 to the �nancial statements. No person may, whether 
directly or indirectly, and in any manner whatsoever, acquire or hold a bene�cial interest in the Ordinary shares in excess of 
�ve per cent (5%) of the total issued share capital of the Company having voting rights. �is clause does not apply to shares 
held by:

• the Government of Malta;

• an underwriter or sub-underwriter under the provisions of an underwriting or sub-underwriting agreement;

• custodians in their custodian capacity provided such custodians can only exercise the voting rights attached to such 
shares under instructions given in writing or by electronic means by the bene�cial owner/s.

INFORMATION PURSUANT TO ALTERNATIVE... - CONTINUED
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�e Government of Malta, whether directly or indirectly (through an entity or body corporate wholly owned and controlled 
by the Government of Malta), shall hold at least seventy per cent (70%) of the issued share capital of the Company.

Any transfer of shares by the Government of Malta or any issuance of shares by the Company which has the effect of 
reducing the holding or otherwise diluting the holding of the Government of Malta, shall be null and void unless such 
transfer or issuance is made pursuant to the prior approval of the House of Representatives and evidence of such approval 
is submitted to the Company.

�e rules governing the appointment or election of Directors are contained in Article 55 of the Company’s Articles of 
Association. An extraordinary resolution approved by the shareholders in the general meeting is required to amend the 
Articles of Association.

�e proceedings of Directors are outlined in Articles 70 to 77 of the Company’s Articles of Association. Pursuant to Capital 
Markets Rules, 5.64.5, 5.64.6, 5.64.7, 5.64.10, 5.64.11 it is hereby declared that, as at 31 December 2025, none of the provisions 
set out therein apply to the Company.

INFORMATION PURSUANT TO CAPITAL MARKET RULE 5.70
�ere were no material contracts in relation to which a Director of the Company was directly or indirectly interested.

INFORMATION PURSUANT TO CAPITAL MARKET RULE 5.70.2
�e Company Secretary is Dr Mauro Magro and the registered o�ce address is Aries House Level 1, 29 Sqaq Tal- Hlas, 
Zebbug ZBG 4022, Malta.

STATEMENT OF RESPONSIBILITY PURSUANT TO CAPITAL MARKETS RULES 5.68
�e Directors con�rm that, to the best of their knowledge:

• the �nancial statements give a true and fair view of the �nancial position of the Company as at 31 December 2025, 
and of

• the �nancial performance and the cash �ows for the year then ended in accordance with International Financial 
Reporting Standards as adopted by the EU; and

• the annual report includes a fair review of the development and performance of the business and the position of the 
Company, together with a description of the principal risks and uncertainties that the Company may face.

AUDITORS
KPMG were appointed auditors of the Company during the year under review and a resolution for their reappointment will 
be proposed at the forthcoming Annual General Meeting.

Signed on behalf of the Board of Directors on 30 April 2026 by Roderick Psaila (Chairman) and David Mallia (Director) as 
per the Directors’ Declaration on ESEF Annual Financial Report submitted in conjunction with the

Annual Financial Report. 

Registered o�ce: Aries House Level 1, 29 Sqaq Tal- Hlas Zebbug ZBG 4022 Malta

STATEMENT OF DIRECTORS’ RESP... - CONTINUED

STATEMENT OF COMPLIANCE 
WITH CODE OF PRINCIPLES OF 
GOOD CORPORATE GOVERNANCE
A. INTRODUCTION
Pursuant to the Capital Markets Rules issued by the Malta Financial Services Authority (MFSA), Malita Investments p.l.c., 
whose equity securities are listed on a regulated market should endeavour to adopt the Code of Principles of Good Corporate 
Governance contained in Appendix 5.1 to Chapter 5 of the Capital Markets Rules (the “Code”). �is statement is made in 
terms of Capital Markets Rules 5.94 and 5.97

As at the date of this corporate governance statement (the “Statement”), the Board of Directors of the Company (the “Board” 
or the “Directors”) considers the Company to be compliant with the Code save for those instances reported in this Statement. 
In those instances where the Company’s organisation and practices deviate from the Code, the Board is of the view that 
there are cogent justi�cations for such divergences, taking into account the size, complexity and nature of operations of the 
Company, as explained in further detail in section C of this Corporate Governance Statement.

�e Code does not dictate or prescribe mandatory rules but recommends principles of good practice. However, the Directors 
strongly believe that such practices are generally in the best interests of the Company and its shareholders. Compliance with 
the Principles of Good Corporate Governance is not only expected by investors but also evidences the Directors’ and the 
Company’s commitment to a high standard of governance.

B. COMPLIANCE

PRINCIPLE 1 AND 4: THE BOARD AND THE RESPONSIBILITIES OF THE BOARD 
�e Board is primarily responsible for determining the Company’s strategic direction and organisational requirements, whilst 
ensuring that the Company has the appropriate mix of �nancial, human and operational resources to meet its objectives and 
improve its performance.

�roughout the year under review, the Board has provided the necessary leadership in the overall direction of the Company 
and the administration of its resources to enhance the prosperity of the business over time, and therefore the value of 
the shareholders’ investment. As at 31 December 2025, the Board comprised seven directors: one (1) executive director 
and Chairman, and six (6) independent non-executive directors. �e Directors, individually and collectively, are of the 
appropriate calibre, with the necessary skills and experience to contribute e�ectively to the decision-making process. �e 
Directors have determined the Company’s strategic aims and organisational structure and always ensure that the Company 
has the appropriate mix of �nancial and human resources to meet its objectives.

The process of appointment of Directors is transparent and it is conducted during the Company’s AGM where all the 
shareholders of the Company are entitled to participate in the voting process to elect the Board of Directors. Furthermore, 
in terms of the Company’s Memorandum and Articles of Association, a Director is prohibited from voting on any contract 
or arrangement or any other proposal in which he has a material interest.

It is the Board’s responsibility to ensure a system of accountability, monitoring, strategy formulation and policy development. 
Its responsibilities also involve the oversight of the Company’s internal control procedures and �nancial performance, and 
the review of business risks facing the Company, ensuring that these are adequately identi�ed, evaluated, managed and 
minimised. Board Members uphold high ethical standards and carefully consider the interests of all relevant stakeholders in 
their discussions and decisions.

�e Board regularly reviews and evaluates, at least on a quarterly basis, major operational and �nancial plans, risk policy, 
performance objectives and monitor implementation and corporate performance within the parameters of all relevant laws, 
regulations and codes of best business practice. �e Board delegates speci�c responsibilities to various Board Committees 
including the Audit Committee, the Remuneration and Nominations Committee, the Investment Committee, and the 
Environmental Social Governance (ESG) Committee.
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PRINCIPLE 2: CHAIRMAN AND CHIEF EXECUTIVE
The Chairman is responsible to lead the board and set its agenda, ensures that the Board achieves its full potential by 
giving precise, timely and objective information in order for them to make informed decisions and e�ectively monitor the 
performance of the Company. �e Chairman also ensures e�ective communication with shareholders and involves all Board 
members in discussions of Company matters. Conversely, the day-to-day management of the Company is vested with the 
Chief Executive O�cer who reports to the Board of Directors.

Until 2 April 2025, the role of Chairman and Chief Executive O�cer were segregated from one another with Dr Johan 
Farrugia occupying the role of Chairman whilst Amanda Desira occupied the role of Interim Chief Executive Officer. 
Following a reorganization, it was agreed that as from 2 April 2025, the roles of Chairman and Chief Executive O�cer would 
be combined, and held jointly by Dr Johan Farrugia. Following his resignation on 24 November 2025, Marvin Gaerty was 
appointed as Executive Chairperson.

Although the Code recommends that the roles of Chairman and Chief Executive Officer are segregated, the directors 
believed that combined temporary leadership structure of the two roles was appropriate in the circumstances the Company 
was operating in, combined with the Company’s size, leadership transitions and the importance of maintaining business 
continuity. �e Company acknowledges that it did not adhere to

Principle 2 consistently throughout the �nancial year ending 31 December 2025. In line with Principle 3, once the Executive 
Chairman was appointed, Mr. Victor Carachi was assigned the role of Deputy Chairman and this appointment served to 
ful�ll the requirement to appoint a senior independent non-executive director to act as reference and coordination point for 
the requests and contributions of non-executive directors.

�e Company recti�ed the situation on 16 January 2026, when Marlene Attard was appointed as Chief Executive O�cer, and 
on 3 February 2026 when Marvin Gaerty stepped down as Chairman and Roderick Psaila was appointed as a Non-Executive 
Director and Chairman. �e Board considers that these appointments restore a clearer separation of responsibilities and are 
fully aligned with the principles and recommendations set out in the Code.

�e Board keeps the Company’s leadership structure under regular review and remains committed to aligning its governance 
practices with the principles and provisions of the Code, taking into account the Company’s evolving circumstances.

PRINCIPLE 3: COMPOSITION OF THE BOARD
�e Company is managed by a Board of seven (7) Directors who are responsible for the overall direction, oversight and 
setting of strategy of the Company. �e Board comprises a mix of individuals with a diverse array of skills and experience 
which is appropriate for the requirements of the business. �e directors play an active role in Board deliberations, strategy 
formulation and the oversight of management performance/risk.

APPOINTMENT OF DIRECTORS

Pursuant to generally accepted practices, as well as the Company’s Articles of Association, the appointment of Directors to 
the Board is reserved exclusively to the Company’s shareholders, except in so far as an appointment is made to �ll a vacancy 
on the Board, and which appointment would expire at the Company’s subsequent AGM.

Unless they resign or are removed, Directors shall hold o�ce up until the end of the AGM next following their appointment. 
Each Director shall retire from o�ce at each AGM of the Company but shall be eligible for reappointment or re-election. 
Directors who resign or are removed, are eligible for re-appointment.

During 2025, Dr Johan Farrugia held the position of executive director and Chairman until 25 November 2025, where he was 
replaced in both capacities, by Marvin Gaerty. As at 31 December 2025, the Board was composed of Mr Marvin Gaerty as 
the executive director and Chairman, and six (6) independent non-executive directors: Mr David Mallia, Dr Robert Suban, 
Mr Miguel Borg, Dr Desiree Cassar, Mr Victor Carachi and Ms Tania Brown.

On 3 February 2026, Mr Victor Carachi and Ms Tania Brown resigned from the position of non-executive directors, and were 
replaced by Roderick Psaila and Carmen Ciantar. As a result, Marvin Gaerty stepped down from the role of Chairman and 
held the position of non-executive Director

As at the date of this Statement, the Directors of the Company are:

Each Director is mindful of maintaining independence, professionalism and integrity in carrying out his duties, 
responsibilities and providing judgement as a director of the Company

In line with the requirements of Code Provision 3.2, none of the independent non-executive Directors:

(a) are or have been employed in any capacity by the Company;

(b) have, or had within the last three years, a signi�cant business relationship with the Company;

(c) have received or receive signi�cant additional remuneration from the Company;

(d) have close family ties with any of the executive members of the Board;

(e) have served on the board for more than twelve consecutive years; or

(f ) have been within the last three years an engagement partner or a member of the audit team of the present or past external 
auditors of the Company.

In terms of Code Provision 3.4, each non-executive Director has committed to the Board that he/she undertakes:

(a) to maintain in all circumstances his/her independence of analysis, decision and action;

(b) not to seek or accept any unreasonable advantages that could be considered as compromising his/her independence; and

(c) to clearly express his/her opposition in the event that he/she �nds that a decision of the board may harm the Company.

In this regard, for the purposes of Code Provision 3.2, the Board considers each of the non-executive directors as being 
independent within the meaning of the Code, notwithstanding the relationship disclosed hereunder:

- Miguel Borg – resigned as Chief Risk O�cer of Bank of Valletta p.l.c. on 5 April 2023 with whom the Company has banking 
facilities.

- Dr Robert Suban – Board Director member, Compliance and Anti-Financial Crime committee member, ESG Committee 
member, Chairman of the Risk Committee of Bank of Valletta p.l.c. with whom the Company has banking facilities. In this 
regard, Dr Robert Suban has always declared a con�ict of interest with both entities with regards to facilities granted by Bank 
of Valletta to Malita Investments plc and has thus never been involved in discussions and decisions related to those facilities.

PRINCIPLE 5: BOARD MEETINGS
�e Board usually meets on a bi-monthly basis or as may be determined by the Board. Board meetings usually focus on 
strategy, operational and �nancial performance and the consideration of investment opportunities wherein the Board decides 
on the nature, direction and framework of the activities of the Company. �e frequency, purpose, conduct and length of 
Board meetings is deemed appropriate and the Company will be formalising these matters through written procedures.

Directors are noti�ed of forthcoming meetings by the Company Secretary with the issue of an agenda and supporting 
Board papers, which are circulated in advance of the meeting. After each Board meeting, minutes that faithfully record 
attendance and decisions are prepared and circulated to all Directors as soon as practicable. �e Directors are aware of their 
responsibility to always act in the best interests of the Company and its shareholders as a whole, irrespective of whoever 
appointed or elected them to serve on the Board.

Name Capacity Date of appointment

Mr Roderick Psaila Independent Non-executive Director and Chairman 3 February 2026

Mr David Mallia Independent Non-executive Director 29 May 2025

Mr Marvin Gaerty Independent Non-executive Director 24 November 2025

Ms Carmen Ciantar Independent Non-executive Director 3 February 2026

Dr Robert Suban Independent Non-executive Director 9 April 2014

Mr Miguel Borg Independent Non-executive Director 22 June 2022

Dr Desiree Cassar Independent Non-executive Director 30 March 2023

PRINCIPLE 3: COMPOSITION OF THE BOARD - CONTINUED
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�e Executive Chairman ensures that all relevant issues are on the agenda supported by all available information, whilst 
encouraging the presentation of views pertinent to the subject matter and giving all Directors every opportunity to contribute 
to relevant issues on the agenda. �e agenda for the meetings seeks to achieve a balance between long-term strategic and 
short-term performance and operational issues.

During the �nancial year under review, the Board met 20 times. �e following Directors attended Board meetings as follows:

Name Capacity Meetings attended 

while in o�ce

Johann Farrugia Non-Executive Director and Chairman (until 2 April 2025) Executive 
Director and Chairman (from 2 April 2025 until 25 November 2025)

15/16

Marvin Gaerty Executive Director and Chairman (from 25 November 2025 until 3 February 
2026) Non-Executive (from 3 February 2026)

4/4

David Mallia Non-Executive (from 29 May 2025) 15/15

Robert Suban Non-Executive 20/20

Miguel Borg Non-Executive 17/20

Desiree Cassar Non-Executive 16/16

Victor Carachi Non-Executive (until 3 February 2026) 20/20

Tania Brown Non-Executive (until 3 February 2026) 19/20

PRINCIPLE 6: INFORMATION AND PROFESSIONAL DEVELOPMENT
�e Board is responsible for the appointment of senior management and ensures that there is adequate training in the 
Company for Directors, management and employees as may be necessitated from time to time. Additionally, Directors 
may seek independent professional advice on any matter should they deem such necessary in order to discharge their 
responsibilities as Directors, at the Company’s expense. All Directors have access to the advice and services of the Company 
Secretary. �e Company will provide for additional individual Directors’ training on a requirements basis.

�e Board is responsible for the appointment of senior management and ensures that there is adequate training in the 
Company for Directors, management and employees as may be necessitated from time to time. Additionally, Directors 
may seek independent professional advice on any matter should they deem such necessary in order to discharge their 
responsibilities as Directors, at the Company’s expense. All Directors have access to the advice and services of the Company 
Secretary. �e Company will provide for additional individual Directors’ training on a requirements basis. 

�e Board also ensures that all Directors are supplied with precise, timely and clear information so that they can e�ectively 
contribute to board decisions. �e Directors timely receive monthly management accounts on the Company’s �nancial 
performance and position.

In accordance with Code Provision 6.4, the Chief Executive O�cer ensures that systems are in place:

1. to provide for the development and training of the management and employees generally so that the Company remains 
competitive;

2. to provide additional training for individual Directors where necessary;

3. to monitor management and sta� morale; and

4. to establish a succession plan for senior management

Notwithstanding changes in the Company’s executive leadership structure, the responsibilities contemplated under Code 
Provision 6.4 were addressed through the executive leadership arrangements in place at the relevant times.

Moreover, in order to ensure operational and strategic continuity, the Company sought the engagement of professional 
advisers to support management and the Board in speci�c operational, technical and specialist areas, as required. �e Board 
considers that the use of professional advisors enables the Company to access the necessary expertise and resources in a cost-
e�ective and �exible manner, particularly during periods of transition or where specialised skills are required. Oversight of 
such service providers remains with management and the Board, as appropriate.

PRINCIPLE 5: BOARD MEETINGS - CONTINUED

PRINCIPLE 7: EVALUATION OF THE BOARD’S PERFORMANCE
During the year under review it is the Board’s opinion that all members of the Board, individually and collectively, have 
contributed in line with the required levels of diligence and skill. In addition, the Board believes that its current composition 
endows the Board with a cross-section of skills and experience and achieves the appropriate balance required for it to 
function e�ectively. In view of the size and nature of the Company, it was not considered necessary to carry out a formal 
evaluation of the Board’s performance.

PRINCIPLE 8: COMMITTEES

AUDIT COMMITTEE
�e Board of Directors delegates certain responsibilities to the Audit Committee, the terms of reference of which re�ect 
the requirements stipulated in the Capital Markets Rules. �e Audit Committee assists the Board in dealing with issues of 
risk, control and governance; and in reviewing the Company’s reporting processes, �nancial policies and internal control 
structure.

�e Board has set formal terms of reference of the Audit Committee that establish its composition, role and function, the 
parameters of its remit as well as the basis for the processes that it is required to comply with. �e Audit Committee is a 
sub-committee of the Board. �e responsibilities of the Audit Committee include:

(a) its monitoring responsibility over the �nancial reporting processes, �nancial policies and internal control structures;

(b) maintaining communications on such matters between the Board of Directors, management and the external auditors;

(c) preserving the Company’s assets by assessing the Company’s risk environment and determining how to deal with those 
risks; and

(d) evaluating any proposed transaction to be entered into between the Company and a related party to ensure that the 
execution of any such transaction is at arm’s length, on a commercial basis and ultimately in the best interests of the Company

�e Audit Committee also assists the Board of Directors in monitoring and reviewing the Group’s �nancial statements, 
accounting policies and internal control mechanisms in accordance with the Committee’s terms of reference. �e Audit 
Committee also oversees the conduct of the external audit and facilitates communication between the Company’s Board, 
management and external auditors.

The primary purpose of the Audit Committee is to protect the interests of the Company’s shareholders and assist the 
Directors in conducting their role effectively so that the Company’s decision-making capability and the accuracy of 
its reporting and �nancial results are maintained at a high level at all times. In the performance of its duties the Audit 
Committee calls upon any person it requires to attend meetings. �e external auditors of the Company are invited to attend 
relevant meetings in order to report on key matters arising from the audit. In addition, the Audit Committee invites the Chief 
Financial O�cer and other members of management to attend Audit Committee meetings on a regular basis and as deemed 
appropriate. During the �nancial year under review, the Audit Committee met six times.

Name Capacity Number of meetings

Robert Suban Chairman (until 29 May 2025)   Member (from 29 May 2025) 6

Victor Carachi Member (until 9 June 2025) nil

Johan Farrugia Member (until 2 April 2025) nil

Desiree Cassar Member (from 2 April 2025 until 9 June 2025) nil

David Mallia Chairman (from 9 June 2025) 6

Miguel Borg Member (from 9 June 2025) 6

All the members that served on the Audit Committee were deemed by the Board of Directors to be Independent Non-
Executive Directors, and the Board of Directors felt that as a whole the Audit Committee had the necessary skills, 
quali�cations and experience in satisfaction of the Capital Markets Rules. As at the date of this Report, the audit committee 
is chaired by David Mallia, who is an accountant by profession, and is considered to possess the necessary competence in 
auditing/accounting as required in terms of the Capital Markets Rules. Dr Robert Suban is the head of the Department 
of Banking and Finance of the University of Malta. He holds a Bachelor in Business Administration, a Masters degree in 
European Economic Studies, and a Ph.D. in Accounting and Finance from the Alliance Manchester Business School. He is 
also ACCA-quali�ed and regularly presents his �nance research at international peer-reviewed conferences.
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Furthermore, the Board of Directors considers the other Audit Committee members, including those who served on the 
committee during the year under review, as having the required competence individually and jointly as a Committee, due to 
their professional background and experience in the �nancial sector, particularly in capital markets, investment services and 
banking, as well as in other sectors, including corporate law and risk management.

INVESTMENT COMMITTEE
�e Company has set up an Investment Committee whose primary purpose is to determine what investments the Company 
should undertake within the investment policies parameters as determined from the Board, giving due consideration to the 
Company’s funding requirements as these may vary from time to time. �e Investment Committee is currently chaired by 
Dr Robert Suban.

�e Investment Committee is also responsible for considering proposed ethical positions with respect to appropriate projects 
and investments. It oversees the management of the Company’s investments in accordance with such policies and reviews, 
where necessary, the Company’s investment policies. During the �nancial year under review, the Investment Committee 
held one meeting. 

�e investment committee met once during the period under review:

Name Capacity Number of meetings

Dr Robert Suban Member (until 9 June 2025) | Chairman (from 9 June 2025) 1

Desiree Cassar Member 1

Miguel Borg Chairman (until 9 June 2025) 1

Victor Carachi Member (from 9 June 2025) nil

In exercising its functions, the Investment Committee is required to ensure that any investment proposed to the Board of 
Directors does not materially and negatively disrupt the dividend policy adopted by the Board.

REMUNERATION AND NOMINATIONS COMMITTEE
In view of its size, the Company has taken the view that whilst it considers the role and function of each of the remuneration 
and the nomination committee as important, it would be more efficient for these committees to be merged into one 
committee, called the “Remuneration and Nominations Committee”. In its function as Remuneration Committee, the 
Remuneration and Nominations Committee is charged with the oversight of the remuneration policies implemented by 
the Company with respect to its management and employees. Its objectives are those of determining a remuneration policy 
aimed to attract, retain and motivate directors, whether executive or non-executive, as well as senior management with the 
right qualities and skills for the bene�t of the Company. It is responsible for making proposals to the Board on the individual 
remuneration packages of directors and senior management and is entrusted with monitoring the level and structure of 
remuneration of the non-executive directors. In addition, the Remuneration and Nominations Committee is responsible for 
reviewing the performance-based remuneration incentives that may be adopted by the Company from time to time, and is 
authorised to determine whether a performance-based bonus or other incentive should be paid out or otherwise.

In its function as Nomination Committee, the Remuneration and Nominations Committee’s task is to propose to the Board 
of Directors candidates for the position of director, including persons considered to be independent in terms of the Capital 
Markets Rules, whilst also taking into account any nominations from shareholders. It is to periodically assess the structure, 
size, composition and performance of the Board of Directors and make recommendations to the Board of Directors regarding 
any changes, as well as consider issues related to succession planning. It is also entrusted with reviewing the Board of 
Directors’ policy for selection and appointment of senior management. No member of the Remuneration and Nominations 
Committee may be present while his remuneration is being discussed at a meeting of such committee.

�e Remuneration and Nominations Committee is composed of three independent non-executive directors as shall be 
appointed from time to time by the Board of Directors. During the �nancial year ending 31 December 2025, the members 
appointed by the Board of Directors to sit on the Remuneration and Nominations Committee were Johann Farrugia 
(Committee Chairman until 2 April 2025), Victor Carachi (Committee Chairman e�ective 2 April 2025), Tania Brown 
(Committee member effective 2 April 2025), and Miguel Borg (Committee member effective 9 June 2025). Following 
the resignation of the Chairman and one member on 4 February 2026, Miguel Borg remains the only member of the 
Remuneration and Nominations Committee as at date of this statement.

PRINCIPLE 8: COMMITTEES - CONTINUED

During the period under review, three meetings were held by the Remuneration and Nominations Committee. Moreover, the 
members of the Remuneration and Nominations Committee during the period under review are as follows:

Name Capacity Number of meetings

Johan Farrugia Chairman (until 2 April 2025) 3

Victor Carachi Member (until 2 April 2025) | Chairman (from 2 April 2025) 3

Miguel Borg Member (from 2 April 2025) 3

Tania Brown Member (from 9 June 2025) n/a

ESG COMMITTEE
�e board further resolved to set up an ESG Committee to inter alia assist the board in ESG-related matters. As at the date 
of this statement, the ESG Committee is chaired by Miguel Borg, with Desire Cassar serving as a member.

During the period under review the ESG Committee met once, as follows:

Name Capacity Number of meetings

Miguel Borg Chairman 1

Tania Brown Member (until 3 February 2026) 1

Victor Carachi Member (until 9 June 2025) 1

Desiree Cassar Member (from 9 June 2025) n/a

INTERNAL CONTROLS
�e Board is ultimately responsible for the Company’s system of internal controls and for reviewing its e�ectiveness. Such 
a system is designed to manage risk, to achieve business objectives and provides reasonable assurance against material 
misstatement or loss.

�e Company has an appropriate organisational structure for planning, executing, controlling and monitoring business 
operations in order to achieve its objectives. Lines of responsibility and delegation of authority are documented and 
procedures to ensure completeness and accurate accounting for �nancial transactions to limit the potential exposure to 
fraud are in place. Additionally, the Board, supported by management, is responsible for identifying, assessing, and managing 
the key risks that the Company may face. �e Company maintains well-de�ned and consistent procedures to monitor its 
system of internal �nancial controls. Directors also receive regular management reports that provide detailed analysis of the 
Company’s �nancial and operational performance, including variances from established targets.

Furthermore, through the Audit Committee, the Board oversees the effectiveness of the Company’s internal control 
systems, including those related to �nancial reporting. �e Audit Committee reviews internal audit reports prepared by 
the Company’s internal auditors and ensures that the recommended actions are adopted and implemented to enhance the 
Company’s processes and procedures. It also assesses whether signi�cant internal control recommendations made by the 
external auditors have been e�ectively implemented.

PRINCIPLES 9 AND 10: RELATIONS WITH SHAREHOLDERS AND WITH THE MARKET, AND INSTITUTIONAL 
SHAREHOLDERS
�e Company recognises the importance of keeping investors informed to ensure that they are able to make informed 
investment decisions. The Board is of the opinion, that over the year under review, the Company has communicated 
e�ectively and informed the market of signi�cant events relevant to the Company through its Company announcements.

�e Company will be holding its �fteenth AGM where, in a similar manner to the previous year, the Board intends to 
communicate directly with shareholders on the performance of the Company over the last financial year. Business at 
the Company’s AGM is in line with the Company’s statutory obligations and covers the approval of the Annual Report 
and Audited Financial statements, the appointment of auditors and the authorisation of the Directors to set the auditor’s 
remuneration.

Apart from the AGM, the Company communicates with its shareholders and the market by way of the Annual Report 
and Financial Statements, by publishing its results on a six-monthly basis during the year, and by way of Company 
announcements to the market in general, when necessary. �ese reports are also available on the Company’s website (www.
malitainvestments.com) which also contains information about the Company and its projects. �e Company’s website also 
contains a noti�cations and publications section which includes press releases and investor information sub-sections.

PRINCIPLE 8: COMMITTEES - CONTINUED
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PRINCIPLE 11: CONFLICTS OF INTEREST
�e Directors of the Company recognise their responsibility to act in the interest of the Company and its shareholders as a 
whole irrespective of who appointed them to serve on the Board. It is the practice of the Board that when a potential con�ict 
of interest arises in connection with any transaction or other matter, the potential con�ict of interest is declared so that 
steps may be taken to ensure that such items are appropriately dealt with. Directors who have a con�ict of interest do not 
participate in discussions concerning such matters unless the Board �nd no objection to the presence of such Director. �e 
Directors are obliged to keep the Board advised, on an on-going basis, of any interest that could potentially con�ict with that 
of the Company. In any event, Directors refrain from voting on the matters where con�icts of interest arise. �ere were no 
such matters in the year under review.

Directors are informed of their obligations on dealing in securities of the Company within the parameters of law, including 
the Capital Markets Rules, and Directors follow the required noti�cation procedures. As at the date of this statement, the 
interests of the Directors in the shares of the Company were as follows (shares held):

Director Number of shares held as at 31 December 2025

David Mallia nil

Robert Suban 61,800

Miguel Borg nil

Desiree Cassar nil

Marvin Gaerty nil

Victor Carachi nil

Tania Brown nil

Johan Farrugia nil

�ere were no changes in the Directors’ interest in the shareholding of the Company between year-end and 30 April 2026.

PRINCIPLE 12: CORPORATE SOCIAL RESPONSIBILITY
�e Directors are committed to behave ethically and contribute to economic development while improving the quality of life 
of the workforce and their families as well as of the local community and society at large.

Non-compliance with the code

PRINCIPLE 2: CHAIRMAN AND CHIEF EXECUTIVE OFFICER
The Chairman is responsible to lead the board and set its agenda, ensures that the Board achieves its full potential by 
giving precise, timely and objective information in order for them to make informed decisions and e�ectively monitor the 
performance of the Company. �e Chairman also ensures e�ective communication with shareholders and involves all Board 
members in discussions of Company matters. Conversely, the day-to-day management of the Company is vested with the 
Chief Executive O�cer who reports to the Board of Directors.

The Company acknowledges that it did not adhere to Principle 2 consistently throughout the financial year ending 31 
December 2025. In line with Principle 3, once the Executive Chairman was appointed, Mr. Victor Carachi was assigned 
the role of Deputy Chairman and this appointment served to ful�ll the requirement to appoint a senior independent non-
executive director to act as reference and coordination point for the requests and contributions of non-executive directors.

�e Company recti�ed the situation on 16 January 2026, when Marlene Attard was appointed as Chief Executive O�cer, and 
on 3 February 2026 when Marvin Gaerty stepped down as Chairman and Roderick Psaila was appointed as a Non-Executive 
Director and Chairman. �e Board considers that these appointments restore a clearer separation of responsibilities and are 
fully aligned with the principles and recommendations set out in the Code.

PRINCIPLE 3: COMPOSITION OF THE BOARD
�e code provision recommends that the Board should be composed of executive and non-executive directors, and that 
majority of the latter should be independent. For the �nancial year ended 31 December 2025, the Board was composed of six 
independent non-executive and one executive Director. As at report date, all Directors are independent and non-executive.

Executive management responsibility is vested in the Chief Executive O�cer, to whom the Board has formally delegated 
authority for the operational leadership of the Company and the implementation of the strategy approved by the Board. �e 
Chief Executive O�cer, supported by the senior management team, is accountable to the Board for the performance of the 
business, the execution of agreed strategy, and the management of risk within the parameters established by the Board. �is 
structure ensures a clear and transparent separation between the Board’s oversight and governance function on the one hand, 
and executive management responsibility on the other.

�e Board is satis�ed that this governance structure is appropriate given the Company’s size and provides for su�ciently 
balanced skills and experience to enable it to discharge its duties and responsibilities effectively. Moreover, executive 
management is invited to attend most of the Board Meetings and regularly reports to the Board.

PRINCIPLES 4 AND 6: RESPONSIBILITIES OF THE BOARD, AND INFORMATION AND PROFESSIONAL DE-
VELOPMENT
�e Company currently does not have established procedures or a formal succession plan in place for Directors and Senior 
Management. In order to reduce the impact of this absence, should Directors and/or Senior Management decide to leave the 
Company or retire, in order to ensure operational and strategic continuity, the Company would bring in professional advisors 
to ensure smoother leadership transitions. Currently, the Company is also encouraging key management to document 
key processes, strategic plans, and decision-making frameworks as to mitigate adverse repercussions on the successful 
continuation of the business.

PRINCIPLE 7: EVALUATION OF THE BOARD’S PERFORMANCE
Under the present circumstances, the Board of Directors does not consider it necessary to appoint a committee to carry 
out a performance evaluation of its role, as the Board’s performance is evaluated on an ongoing basis by, and is subject to 
the constant scrutiny of, the Board itself, the Company’s shareholders, the market and the rules by which the Company is 
regulated as a listed company.

PRINCIPLE 9: RELATIONS WITH SHAREHOLDERS AND WITH THE MARKET
Currently there is no established mechanism disclosed in the Company’s Memorandum and Articles of Association, as 
recommended in Code Provisions 9.2, 9.3, and 9.4 to provide rights to minority shareholders. By taking into account the 
current shareholder pro�le, the Board believes that the measures currently available for shareholders, such as the right to 
ask questions, and the continuous dialogue with shareholders provide the necessary safeguards for the protection of the 
shareholders’ interests.

GENERAL MEETINGS
Shareholders’ in�uence is exercised at the AGM, which is the highest decision-making body of the Company. All shareholders 
registered in the Shareholders’ Register, have the right to participate in the meeting and to vote for the full number of their 
respective shares. Shareholders who cannot participate in the meeting can be represented by proxy. Shareholders’ meetings 
are called with su�cient notice to enable the use of proxies to attend, vote or abstain.

Business at the Company’s AGM covers the approval of the Annual Report and Audited Financial Statements, the declaration 
and approval of a dividend, the election of Directors, the appointment of auditors and the authorisation of the Directors to 
set the auditor’s remuneration.

Approved by the Board on 30 April 2026.
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REMUNERATION STATEMENT
�e Company has set up a Remuneration and Nominations Committee and the Board has established a remuneration policy 
for Directors and senior management. �e terms of reference of this Committee are set out below:

�e Remuneration and Nominations Committee is composed of three independent non-executive directors as shall be 
appointed from time to time by the Board of Directors. During the �nancial year ending 31 December 2025, the members 
appointed by the Board of Directors to sit on the Remuneration and Nominations Committee are Johann Farrugia 
(Committee Chairman until 2 April 2025), Victor Carachi (Committee Chairman e�ective 2 April 2025), Tania Brown 
(Committee member effective 2 April 2025), and Miguel Borg (Committee member effective 9 June 2025). Following 
the resignation of the Chairman and one member on 4 February 2026, Miguel Borg remains the only member of the 
Remuneration and Nominations Committee as at date of this statement.

�e primary purpose of the Remuneration and Nominations Committee is to:

• make proposals to the board on the remuneration policy for Directors and senior executives;

• make proposals and review the setting of remuneration levels within the Company, including remuneration levels 
for the Executive Directors if any, ensuring that they are consistent with the remuneration policy adopted by the 
Company;

• to evaluate the performance of the individual Directors;

• to monitor the level and the structure of the remuneration of non-executive Directors; and

• to approve or otherwise any performance related bonus awards and long-term incentive plan awards paid to 
employees.

MEETINGS
During the year under review, three meetings were held by the Committee.

Name Capacity Number of meetings

Johan Farrugia Chairman (until 2 April 2025) 3

Victor Carachi Member (until 2 April 2025) | Chairman (from 2 April 2025) 3

Miguel Borg Member (from 2 April 2025) 3

Tania Brown Member (from 9 June 2025) n/a

REMUNERATION REPORT - DIRECTORS
�e Board is composed exclusively of non-executive Directors. �e maximum annual aggregate emoluments that may be 
paid to Directors is approved by the shareholders at the General Meeting in terms of Article 63 of the Articles of Association.

�e amount paid to each Director by the Company for attendance at meetings of the Board or of the Board Committees, 
when due, is �xed and not linked to the Company’s performance. In this regard, the relative proportion of �xed and variable 
remuneration for Directors is 100% to 0% respectively. �e current Directors’ fees are set at €10,500 (2024: €10,500) per 
annum for Directors and €25,000 (2024: €25,000) per annum for the Chairman of the Board of Directors. �e Chairpersons 
of Board appointed Committees are entitled to an additional remuneration of €5,000 (2024: €5,000) for each Committee 
chaired and Committee members are entitled to an additional remuneration of €2,500 (2024: €2,500) per annum for each 
Committee they sit on.

During 2025 the aggregate amount of remuneration paid to all Directors of the Company was €132,980 (2024: €114,547). 
None of the Directors, other than the Executive Chairman, have any service contracts with the Company and none of the 
Directors, in their capacity as Director of the Company, are entitled to pro�t sharing, share options, pension bene�ts or non-
cash bene�ts and no variable remuneration was received by the Directors in the year under review (2024: nil).

*Percentage annual change of remuneration was based on annualised remuneration for the years compared, as applicable, to 
allow for a meaningful comparison.

There were no changes in the nominal remuneration of the directors from last year. Fluctuations in the remuneration 
presented in the table above are a result of changes due to the director’s participation in committee chairmanship and 
membership.

REMUNERATION REPORT - SENIOR MANAGEMENT
Following the resignation of the Company’s Chief Operations O�cer e�ective 24 February 2026, the Board notes that the 
current organisational set-up of the Company consists of 9 employees, 2 of whom are considered to be senior o�cers (CEO 
and CFO). �e terms and conditions of employment of the senior o�cers are set out in the contract of employment with the 
Company. In terms of Code Provision 8.A of Appendix 5.1 of the Capital Markets Rules, only the position of the Company’s 
CEO falls within the de�nition of a “Senior Executive”.

Under the contract of employment of the Executive Chairman, he shall perform services, undertake the duties and have 
the powers in relation to the Company and its business which are considered falling within the ordinary competence of 
an Executive Chairman including, but not limited to, implementation of the strategic and business development of the 
Company and ensuring the activities of the Company are planned and directed to achieve targets and standards for �nancial 
performance, quality, culture and legislative adherence, for a de�nite period of three (3) years, subject to automatic extension 
for further periods of three (3) years each. �e same set of duties and responsibilities were set for the newly appointed CEO 
towards the end of the �nancial year 2025.

�e senior o�cers are not entitled to pro�t sharing, share options or pension bene�ts. �e Company underwent several 
leadership changes during the period under review. �e year started under the leadership of Amanda Desira in her capacity 
as interim CEO. On 2 April 2025, the Board appointed Johan Farrugia as Executive Chairman during which period he 
also served as CEO of the Company until his resignation on 24 November 2025. Following Johan’s resignation, the Board 
appointed Marvin Gaerty as Executive Chairman wherein he also served as CEO.

On 16 January 2026, the Board appointed Marlene Attard as Chief Executive O�cer, taking over Marvin Gaerty. E�ective on 
the same day, the Board also appointed Stephen McCarthy as Chief Financial O�cer. On 24 February 2026, Amanda Desira 
resigned from her position as Chief Operations O�cer.

Details of the remuneration of each individual Director are set out below.

Percentage Annual Change of Remuneration*

2025 Fees € 2024 Fees € 2024-2025 2023-2024 2022-2023 2021-2022 2020-2021

Robert Suban 20,500 19,167 7% 16% 10% 0% 0%

David Mallia 
(retired on 30 May 2024, 

appointed on 29 May 2025)

9,042 5,190 24% 5% n/a n/a n/a

Miguel Borg 23,000 20,833 10% 59% (4%) n/a n/a

Desiree Cassar 14,875 11,667 27% 19% n/a n/a n/a

Victor Carachi 
(resigned 4 Feb. 2026)

19,875 15,625 27% 42% 47% (32%) n/a

Tania Brown 
(resigned 4 Feb. 2026)

14,875 12,708 17% 15% 69% (55%) n/a

Johan Farrugia 
(resigned 25 Nov. 2025)

22,917 18,958 (23%) n/a n/a n/a n/a

Marvin Gaerty 
(appointed on 25 Nov. 2025)

7,896 Nil n/a n/a n/a n/a n/a

Marlene Mizzi 
(resigned on 30 May 2024)

Nil 10,399 n/a 1% 43% n/a n/a

Paul Mercieca Nil Nil n/a (100%) 100% n/a n/a

Eric Schembri Nil Nil n/a (100%) 100% n/a n/a

Total 132,980 114,547

REMUNERATION REPORT - DIRECTORS  - CONTINUED
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�e CEO of the Company is not a member of the Board, although she attends and participates at Board Meetings. �e 
CEO has a contract with the Company of an inde�nite duration that entitles her to a �xed salary and a variable element. 
�e �xed component constitutes a basic remuneration awarded for the CEO’s executive function, re�ecting her experience 
and knowledge, together with the responsibilities and assigned functions of this role. �e variable element is structured 
as a performance-related bonus aimed at rewarding the CEO’s performance during the year which is reviewed by 
the remuneration committee and approved by the Board of Directors. �e CEO has the opportunity to receive annual 
performance bonus in an amount and on such terms determined by the Remuneration Committee to the extent the relevant 
key performance indicators set by the Board shall have been met, and such performance bonus is subject to a cap at a 
percentage of the basic pay. �e Company does not have a clawback policy in e�ect, and as such, there is no mechanism for 
the possibility of reclaiming any portion of the CEO’s variable remuneration once it has been awarded.

In this respect and relative to Appendix 12.1 of the Capital Markets Rules, the total emoluments paid by the Company to the 
CEO in o�ce during the last �ve (5) �nancial years were as follows:

Financial Year

2025

€

2024
€

2023
€

2022
€

2021
€

CEO

Fixed Salary 94,738*** 93,249** 89,980 86,380 80,880

Other Fringe Bene�ts 7,800 12,590 9,969 9,969 9,969

Total Fixed Remuneration 102,358 105,839 99,949 96,349 90,849

Variable Remuneration 1,875 nil 2,748 10,000 10,000

Total Remuneration 104,413 105,839 102,697 106,349 100,849

Fixed to Variable Proportion 98% - 2% 100% - 0% 97% - 3% 91% - 9% 90% - 10%

�e Company had several leadership changes in 2025 and 2024. �e �gures disclosed above include the remunerations 
received by the persons appointed as CEO during the aforementioned periods.

***Amanda Desira, in her capacity as interim CEO until 2 April 2025, received �xed remuneration of €28,488. She was 
replaced by Dr Johan Farrugia who served as CEO until 24 November 2025 and received �xed remuneration of €62,000. 
Marvin Gaerty then served as CEO e�ective 25 November 2025 and received �xed remuneration of €4,251. To ensure 
comparability, particularly given that the persons serving in this role took on this role during the year under review, the 
Company has provided the total remuneration, and the relative annual change, by considering the remuneration pertaining 
to the role.

**Until 19 December 2024, as CEO, Jennifer Falzon received a �xed remuneration of €89,783. Till the end ofthe �nancial year, 
as interim CEO, Amanda Desira received a �xed remuneration of €3,466.

*In 2020, the Company did not have a CEO. Starting 01 January 2021 up to 19 December 2024, Jennifer Fazlon was appointed 
as the CEO.

REMUNERATION ANALYSIS
�e total remuneration of the Directors of the Company amounted to €132,980 and €114,547 for the years 2025 and 2024 
respectively.

�e remuneration on a full-time equivalent basis of employees of the Company other than Directors amounted to €389,458 
and €320,312 for 2025 and 2024 respectively. �e change in the total remuneration amounted to 21.59% for 2025 when 
compared to 2024, (4.79)% for 2024 when compared to 2023, 10.32% for 2023 when compared to 2022, 3.01% for 2022 when 
compared to 2021, and 9.65% for 2021 when compared to 2020.

�e annual change in the performance of the Company amounts to (126.11)% for 2025 when compared to 2024 and 5.45% 
for 2024 when compared to 2023. �e operating pro�t and rents earned from tenants and from the Housing Authority have 
been chosen as the basis of measurement for the performance of the Company.

REMUNERATION REPORT - SENIOR MANAGEMENT - CONTINUED

In terms of the requirements within Appendix 12.1 of the Capital Markets Rules, the below table presents the annual change 
of the Company’s performance, remuneration of the CEO and of total remuneration on a fulltime equivalent basis of the 
Company’s employees in the last 5 �nancial years:

% Di�erence
FY2025 – 
FY2024

% Di�erence 
FY2024 – 
FY2023

% Di�erence 
FY2023 – 
FY2022

% Di�erence 
FY2022 – 
FY2021

% Di�erence 
FY2021 – 
FY2020

Company’s Operating Pro�t (126.11)% 5.45% 1.62% 1.03% (0.21)%

Rents earned from tenants 
and Housing Authority

37.67% 197.97% 248.37% nil nil

Remuneration of the 
Company’s CEO

(1.35)% 3.06% (3.43)% 5.45% nil

Company’s employees’ 
average remuneration on full 
time equivalent

21.59% (4.79)% 10.32% 9.54% 11.08%

REMUNERATION POLICY
�is Remuneration policy was last reviewed and approved during the AGM held on 29 May 2025. �is policy shall be 
reviewed regularly, and any material amendments thereto shall be submitted to a vote by the AGM of the Company before 
adoption, and in any case at least every four (4) years. In terms of the requirements within Appendix 12.1 (f ), there has been 
no deviation from the procedure for the implementation of the remuneration policy as de�ned in Chapter 12 of the Capital 
Market Rules.

REMUNERATION POLICY FOR DIRECTORS
1. Introduction

1.1 Following the adoption in Capital Markets Rule 12.26 of the new EU Shareholders’ Rights Directive in July 2019, the 
remuneration policy of the Company was revised to satisfy the requirements of the applicable Capital Markets Rules.

2 Scope

2.1 �is Policy determines the basis for remuneration of all members of the board of Directors of the Company.

2.2 �e Policy de�nes the principles and guidelines that apply to the remuneration of Directors.

3 Board Remuneration

3.1 �e Board makes all e�orts to ensure that the remuneration of Directors takes into consideration Board members’ 
required competencies, skills, e�ort and scope of the Board’s role including the number of meetings and the preparation 
required by Directors to attend and usefully contribute during meetings. Directors’ emoluments re�ect the responsibility 
and time committed by the Directors to the a�airs of the Company. Due consideration is also given to market demands, the 
size of the Company and the complexity of its business as well as to the Directors’ responsibilities.

3.2 Directors’ remuneration during the year complied with the Company’s Remuneration Policy as set out in the 
Remuneration Report above. The Directors’ remuneration policy is designed to promote the long-term success of the 
Company as rewards are aligned with the achievement of strategic objectives and sustainable value creation for shareholders 
over time. �erefore, the structure ensures that remuneration outcomes are directly linked to both individual performance 
and the Company’s overall long-term performance.

3.3 �e aggregate emoluments of all Directors are from time to time determined by the Company in the general meeting. 
Accordingly, it is the shareholders that determine the aggregate amount of remuneration that Directors may receive in 
any one �nancial year. �is policy is intended to determine the principles upon which those aggregate emoluments are 
distributed amongst the Directors.

3.4 �e Chairman and other members of the Board of Directors receive a �xed cash amount (basic remuneration) as stated 
in the annual report. Such compensation is determined by the Remuneration Committee from time to time and shall form 
part of the limit of the aggregate emoluments which are approved by the general meeting.

REMUNERATION ANALYSIS - CONTINUED
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3.5 None of the Directors receive any variable remuneration.

3.6 In addition to the basic remuneration, Directors who are also appointed as members of one of the Board Committees 
shall receive additional compensation. Such compensation shall be determined by the Remuneration Committee from time 
to time. �e committee remuneration shall be stated in the annual report and shall form part of the limit of the aggregate 
emoluments which are approved at the general meeting.

3.7 �e basis upon which such remuneration is paid shall take into account the skills, experience, technical knowledge that 
members of such committees require and the responsibility which such Directors are to take in the context of the committees 
on which they sit.

3.8 All Directors are awarded their remuneration from one �nancial year to the next during their term of o�ce.

�is Directors’ Remuneration Report, drawn up in accordance with the Capital Markets Rules, is being put forward for the 
advisory vote of the AGM of the Company to be held in 2026.

�e contents of this Remuneration Report have been reviewed by the external auditor to ensure that the information required 
in terms of Appendix 12.1 of the Capital Markets Rules has been included.

Approved by the Board on 30 April 2026.

REMUNERATION POLICY FOR DIRECTORS - CONTINUED

STATEMENT OF FINANCIAL 
POSITION

31 December 31 December

2025 2024

Notes € €

ASSETS

Non-current assets

Property, plant and equipment 6 90,351 27,989

Investment property 7 257,939,083 252,751,675

Contract asset 9 83,344,833 78,577,203

341,374,267 331,356,867

EQUITY AND LIABILITIES

Capital and reserves

Share capital 13 102,710,051 102,710,051

Retained earnings 14 2,785,399 10,491,209

Reserve for Fair Value Movements 15 88,076,836 83,123,920

Other reserves 16 6,115,454 5,562,126

Total equity 199,687,740 201,887,306

Non-current liabilities

Borrowings 17 78,191,606 80,160,712

Lease liability 8 3,558,310 3,370,802

Capital creditors 18 1,876,263 1,154,724

Provision for liabilities and charges 20 1,731,994 652,361

Deferred tax liabilities 28 46,427,449 46,493,592

131,785,622 131,832,191

Current assets

Trade and other receivables 10 1,215,624 718,276

Cash and cash equivalents 11 6,435,462 3,612,609

Financial assets at fair value through other 
comprehensive income-debt instrument

12 - 10,675,311

7,651,086 15,006,196

Total assets 349,025,353 346,363,064

Current liabilities

Borrowings 17 5,138,856 4,214,488

Lease liability 8 131,073 131,075

Capital creditors 18 3,980,582 5,462,652

Trade and other payables 19 6,467,539 1,772,270

Current tax liabilities 27 1,833,941 1,063,080

17,551,991 12,643,565

Total liabilities 149,337,613 144,475,756

Total equity and liabilities 349,025,353 346,363,064
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*�e comparative information is restated on account of correction of errors (see note 32 – prior period adjustments).

�e accompanying notes are an integral part of these �nancial statements.

�e �nancial statements were approved and authorised for issue by the Board of Directors on 30 April 2026.�e �nancial 
statements were signed on behalf of the Board of Directors by Roderick Psaila (Chairman) and David Mallia (Director) as 
per the Directors’ Declaration on ESEF Annual Financial Report submitted in conjunction with the Annual Financial Report.

*�e comparative information is restated on account of correction of errors (see note 32 – prior period adjustments).

�e accompanying notes are an integral part of these �nancial statements.

STATEMENT OF COMPREHENSIVE 
INCOME 

Year ended 

31 December

Year ended 

31 December

2025 2024

Notes € €

Revenue 21 10,619,010 9,560,367

Revenue from service concession arrangements 9 3,492,772 16,932,867

Costs related to service concession arrangements 9 (13,336,189) (14,896,852)

Administrative expenses 22 (2,349,710) (1,082,545)

Provision for liabilities and charges 20 (1,079,633) (350,771)

Operating pro�t (2,653,750) 10,163,066

Change in fair value of investment property 7 5,187,407 (4,724,498)

Finance income 25 5,460,507 4,355,382

Finance costs 26 (3,781,435) (3,658,262)

Other Comprehensive Income (OCI)

Items that are or may be reclassi�ed subsequently to 
pro�t or loss

Debt investments at FVOCI – net change in fair value 22,410 375,419

Debt investments at FVOCI – reclassi�ed to pro�t or loss (270,468) (127,361)

OCI for the year, net of tax (248,058) 248,058

Pro�t before tax 64,212,729 6,135,688

Tax credit/ (expense) 27 (2,306,171) 266,287

Pro�t for the year 1,906,558 6,401,975

Total Comprehensive Income for the period 1,658,500 6,650,033

Earnings per share (cents) 29 0.92 3.39

STATEMENT OF FINANCIAL POSITION - CONTINUED

STATEMENT OF CHANGES IN 
EQUITY

Share capital Retained

earnings

Reserve for 

Fair value

movements

Other 

reserves

Total

Notes € € € € €

Balance at 1 January 2024                              

Total Comprehensive income for 2024
73,295,143 8,247,211 85,069,065 4,853,939 171,465,358

Pro�t for the year - 6,401,975 - - 6,401,975

OCI for the year - - 248,058 - 248,058

Total Comprehensive income for 2024 - 6,401,975 248,058 - 6,650,033

Transactions with owners                              

Issue of ordinary shares, net of costs
29,414,908 - - - 29,414,908

Transfer within owners’ equity – fair 

value movement, net of deferred tax
15 - 2,193,203 (2,193,203) - -

Transfer within owners’ equity - other 16 - (708,187) - 708,187 -

Dividends to equity shareholders 30 - (5,642,991) - - (5,642,991)

29,414,908 (4,157,975) (2,193,203) 708,187 23,771,917

Balance at 31 December 2024 102,710,051 10,491,211 83,123,920 5,562,126 201,887,308

Balance at 1 January 2025                            

Total Comprehensive income for 2025
102,710,051 10,491,211 83,123,920 5,562,126 201,887,308

Pro�t for the year - 1,906,558 - - 1,906,558

OCI for the year - - (248,058) - (248,058)

Total Comprehensive income for 2025 - 1,906,558 (248,058) - 1,658,500

Transactions with owners                              

Transfer within owners’ equity – fair 

value movement, net of deferred tax
15 - (5,200,974) (248,058) - -

Transfer within owners’ equity - other 16 - (553,328) - 553,328 -

Dividends to equity shareholders 30 - (3,858,068) - - (3,858,068)

- (9,612,370) 5,200,974 553,328 (3,858,068)

Balance at 31 December 2024 102,710,051 2,785,399 88,076,836 6,115,454 199,687,740

�e accompanying notes on pages 26 to 71 are an integral part of these �nancial statements.



3332

Malita Investments p.l.c. Annual Report and Financial Statements 2025 

STATEMENT OF CASH FLOWS

�e accompanying notes are an integral part of these �nancial statements.

Year ended 

31 December

Year ended
31 December

2025 2024

Notes € €

Cash �ows from operating activities

Cash generated from operations 31 12,018,177 8,032,986

Interest received 10,170 -

Interest paid (102,895) (110,818)

Income taxes paid (1,601,380) (1,869,224)

Net cash generated from operating activities 10,324,072 6,052,944

Cash �ows from investing activities

Acquisition of property, plant and equipment 6 (93,437) (1,300)

Proceeds from a�ordable housing rentals 4,500,536 3,441,024

Payments to develop contract asset 9 (14,096,720) (15,363,667)

Acquisition of �nancial assets at FVOCI - (25,000,000)

Disposal of investments 10,697,721 14,700,108

Net cash generated from / (used in) investing 

activities
1,008,100 (22,223,835)

Cash �ows from �nancing activities

Proceeds from called up issued share capital 13 - 30,049,265

Rights issue costs 13 - (634,357)

Repayments of borrowings 17 (4,381,475) (5,212,277)

Proceeds from borrowings 3,336,737 -

Interest paid on borrowings (3,475,440) (3,496,266)

Payments on lease liability 8 (131,073) (65,537)

Dividends paid to equity holders (3,858,068) (5,642,991)

Net cash (used in) / generated from �nancing 

activities
(8,509,319) 14,997,837

Net decrease in cash and cash equivalents 2,822,853 (1,173,052)

Cash and cash equivalents at beginning of year 3,612,609 4,785,663

Cash and cash equivalents at end of year 11 6,435,462 3,612,609

NOTES TO THE FINANCIAL 
STATEMENTS
1. REPORTING ENTITY

Malita Investments p.l.c. (the Company) is domiciled in Malta with its registered address at Aries House Level 1, 29, Sqaq 
Tal- Hlas, Zebbug, Malta. �e Company is primarily involved in the �nancing, acquisition, development, management and 
operation of immovable property, in particular, projects of national and/or strategic importance.

2. BASIS OF PREPARATION

�ese �nancial statements have been prepared in accordance with International Financial Reporting Standards (IFRSs) as 
adopted by the EU and the requirements of the Maltese Companies Act, 1995 (Chapter 386, Laws of Malta) (the “Act”). 
�ey have been prepared under the historical cost convention as modi�ed by the fair valuation of investment property and 
the fair value of investments measured at FVOCI.

�e Directors have undertaken an assessment of the Company’s ability to continue as a going concern in accordance with 
IAS 1 Presentation of Financial Statements and the Capital Markets Rules. Based on the assessment performed, discussed 
further in this note, the Directors continue to have a reasonable expectation that the Company has adequate resources to 
meet its obligations for at least twelve months from the date of these �nancial statements and that the going concern basis 
remains appropriate.

At 31 December 2025, the Company’s current liabilities exceed the current assets by €9,900,832 (2024: current assets ex-
ceed current liabilities by €2,362,631). During the year then ended, the Company continues to generate stable income from 
long-term concession and emphyteutical arrangements. Nonetheless, cost overruns on the A�ordable Housing Project 
developments resulted in a decrease in pro�ts and a strain on the Company’s working capital position. In October 2025, 
the Company temporarily suspended construction works on the open housing project sites and outstanding payments to 
contractors and suppliers while funding requirements and project timelines were reassessed.

Due to advances from banks and rents paid in advance during 2025, the Company managed to meet all its obligations that 
were due in 2025. Nonetheless, further outlays are necessary to complete the A�ordable Housing Project, which requires 
additional external �nancing and other agreements with funding providers to allow the Company meet its obligations as 
they fall due and successfully complete these projects. Completion of these projects within the revised timelines is criti-
cal to ensure the Company will be able to earn the projected revenues (in the form of rental income) from the A�ordable 
Housing Project.

�e Directors and management performed a detailed re-assessment of the �nancial projection to determine the funding 
needs of the Company, including those arising from the A�ordable Housing projects. In preparing those projections, 
management engaged external consultants with relevant experience with a view of ensuring that all reasonable possible 
conditions, including plausible but highly stressed scenarios are captured in the assessment.

�ese projections incorporate assumptions regarding construction timelines, remaining capital expenditure requirements, 
�nancing arrangements, operating costs and expected commencement of rental income. �e projections assume that the 
remaining capital expenditure required will be �nanced through a combination of existing facilities and �nancing arrange-
ments that are in advanced stage of �nalization with lending institutions. To enhance the robustness of the projections, 
in addition to using a plausible but highly stressed scenarios, the directors have included several contingencies to provide 
resilience against potential adverse developments which are deemed remote.

Subsequent to year end, the Company has secured an additional facility of €28 million to address its funding requirements 
for the Housing Project which, alongside the €22 million facility provided by EIB, will be su�cient to close the project. 
Drawdown under these two facilities is conditional upon the prior written consent of the institutional lenders of the Com-
pany so that the related security for the new facility can be put in place. As at report date, the Company received formal 
written consent from EIB dated

27th April 2026, while approval in principle was also received from CEB on the same date, with the remaining CEB proce-
dures to formalize the agreement currently in progress. 
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In evaluating the appropriateness of the going concern basis, the Directors also considered the sensitivity of projections 
to reasonably possible variations in key assumptions, including delays in construction timelines and additional cost over-
runs. While the projections are based on assumptions about future events and involve judgement, the Directors consider 
these assumptions to be reasonable and supportable. Also, based on sensitivity assessments performed on assumptions, 
the Directors concluded that, while the projections involve signi�cant judgements and are sensitive to changes in key 
assumptions, there is no reasonable possibility that such changes would result in the Company being unable to meet its 
obligations as they fall due. In light of the advanced stage of the �nancing process and the strong support obtained from 
lending institutions, the Directors have a reasonable expectation that the Company will formally secure the necessary �-
nancing in the near term and will have adequate resources to continue in operational existence for the foreseeable future. 
�e Directors will continue to actively monitor project progress, �nancing arrangements and liquidity as part of their 
ongoing governance responsibilities.

Accordingly, the �nancial statements have been prepared on a going concern basis.

FUNCTIONAL AND PRESENTATION CURRENCY

Items included in the �nancial statements are measured using the currency of the primary economic environment in 
which the entity operates (‘the functional currency’). �e �nancial statements are presented in euro (€), which is the 
Company’s functional and presentation currency..

USE OF ESTIMATES AND JUDGEMENTS

In preparing these �nancial statements, management has made judgements, estimates and assumptions that a�ect the 
application of accounting policies and the reported amounts of assets, liabilities, income and expenses. Actual results 
may di�er from these estimates. �ese estimates and judgements are continually evaluated and are based on historical 
experience and other factors including expectations of future events that are believed to be reasonable under the circum-
stances. Revisions to estimates are recognised prospectively. Included below is information about judgements made in 
applying accounting policies that have the most signi�cant e�ect on the amounts recognised in the �nancial statements. 
Also included below is information about assumptions and estimation uncertainties at the reporting that have a signif-
icant risk of resulting in material adjustment to the carrying amounts of assets and liabilities within the next �nancial 

year.

SIGNIFICANT MANAGEMENT JUDGEMENTS

(a) Service concession arrangements

�e assessment of whether IFRIC 12 Service Concession Arrangements applies to certain contracts and activities in-
volves signi�cant judgement and is in�uenced by complex factors, including the legal interpretation of contractual agree-
ments and other terms and conditions entered into with public sector entities. �ese arrangements di�er from intra-gov-
ernment or public-to-public service delivery models, as the Company acts as an independent commercial operator rather 
than as part of the public sector. In particular, judgement is required to assess whether such entities act as grantors that 
control the services to be provided, the recipients of those services and the pricing mechanisms, as well as whether they 
control any signi�cant residual interest in the underlying infrastructure.

Based on this assessment, the Directors have concluded that the Company acts as an independent operator under ar-
rangements with public sector grantors and that these arrangements therefore fall within the scope of IFRIC 12.

�e application of IFRIC 12 requires signi�cant judgment in relation to, amongst other factors, (i) the identi�cation of 
certain infrastructures (and not contractual agreements) in the scope of IFRIC 12, (ii) the understanding of the nature of 
the payments in order to determine whether the Company’s rights are accounted for as a �nancial asset or as an intan-
gible asset or through a hybrid approach and (iii) the recognition of the revenue from construction and concessionary 

activity.

Other variables and considerations which have an impact on the contract asset and/or �nancial asset of IFRIC 12 include 
(i) estimating project management fees during the construction phase, (ii) the existence of a signi�cant �nancing com-
ponent and accounting for payments made by the Company to the grantor in terms of IFRS 15, and (iii) accounting for 
modi�cations to the contractual terms in terms of IFRS 9.

NOTES TO THE FINANCIAL STATEMENTS - CONTINUED

Changes in one or more of the factors described above may signi�cantly a�ect the conclusions as to the appropriateness of 
the application of IFRIC 12 (namely, the recognition and measurement of assets and revenue) and, therefore, the results of 
operations or our �nancial position. Note 9 gives detail in relation to contract asset and service concession arrangements.

(b) Lessor classi�cation of leases

�e Company maintains long-term rights and interests in three key sites: MIA, VCP and the City Gate properties in Val-
letta. �ese investments are structured to generate recurring income while preserving the Company’s long-term economic 
interest in the underlying properties. Nonetheless, following a detailed review in accordance with IFRS 16 – Leases, the 
Company classi�es all lease arrangements related to these sites as operating leases from its perspective as a lessor. �is 
classi�cation, which involves signi�cant judgement, re�ects the substance of the arrangements based on the extent to 
which the lease transfers the risks and rewards incidental to ownership of the underlying asset (when the Company owns 
the underlying asset i.e. MIA and VCP) or of the right-of-use of the underlying asset (when the Company is a sublessor in 
a sub-lease i.e. City Gate). �erefore, across all arrangements, the Company retains long-term rights and economic interest 
in the respective properties and does not transfer substantially all of the risks and rewards incidental to ownership of the 
underlying asset or leased asset throughout the lease terms.

�e classi�cation of all lease arrangements as operating leases under IFRS 16 is therefore appropriate and consistent with 
the substance of the contracts, the structure of the arrangements, and the Company’s original assessment and judgement 
at lease inception. For the sub-lease, although there is a maximum enforceable period of 40 years (Parliament Building) 
and 60 years (Open Air �eatre) by way of a renewal option, the Company does not have reasonable certainty that the 
renewal options will be exercised and therefore the initial lease terms of 20 years (Parliament Building) and 30 years (Open 
Air �eatre) have been considered for the purposes of classifying these leases as �nancing or operating leases. �e initial 
lease terms represent approximately 31% and 46% of the respective remaining head-lease periods. While IFRS 16 does 
not prescribe quantitative thresholds for determining whether a lease term constitutes a major part of the economic life 
of an asset, these durations, considered in conjunction with other qualitative indicators, namely absence of ownership 
transfer or purchase options, and reversion of control and economic rights at lease expiry, do not support a conclusion 
that substantially all the risks and rewards have been transferred. �e Company notes that this classi�cation represents the 
formalisation of management’s judgement at the commencement of each lease, based on available facts and circumstances 
at the time. �is classi�cation re�ects management’s judgement at the commencement of each lease, based on the contrac-
tual terms and circumstances in existence at that date. In accordance with IFRS 16, the classi�cation of a lease by a lessor is 
not reassessed subsequently unless the lease is modi�ed.

(c) Measurement of deferred tax on investment properties

IAS 12 establishes a rebuttable presumption that the carrying amount of investment property measured at fair value 
will be recovered through sale. �erefore, unless the presumption is rebutted, the measurement of a deferred tax asset 
or liability pertaining to the investment property re�ects the tax consequences of recovering the carrying amount of the 
investment property entirely through sale. �is determination involves judgement. �e Company rebuts this presumption 
in respect of its investment property in City Gate where the Company is a sublessor because the investment property’s 
carrying amount is not expected to be recovered through sale. �e transfer of the emphyteutical grant is contractually re-
stricted as approval is required from the grantor (the Government of Malta) for such transfer to occur, which approval is at 
the complete discretion of the grantor. As a separate legal entity in its own right, the Company does not have control over 
the Government of Malta’s �nal decision on whether to permit any future potential transfer (i.e., absence of a substantive 
ability to sell) and as such the Company expects to recover the carrying amount of the investment property through use 
rather than through sale.

�e tax rate on the rental income generated from City Gate is subject to a 35% tax rate on income net of ground rent paid, 
interest and a 20% maintenance deduction, in all cases. �erefore, on the City Gate right-of-use assets (classi�ed as invest-
ment property) and lease liability on the head-lease, the

Company applies an applicable enacted tax rate resulting from statutory tax mechanics of 28% in measuring the deferred 
tax liability and the deferred tax asset, respectively.

In the case of the remaining investment properties, that is the MIA and VCP properties, the Company has not rebutted 
the presumption of recovery entirely through sale and applies an e�ective tax rate equivalent to the 8% of the sale price net 
of agency costs in accordance with the local �nal withholding tax regime.

(d) Income taxes on IFRIC 12 contract asset

SIGNIFICANT MANAGEMENT JUDGEMENTS - CONTINUED
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�e Company is subject to a �nal withholding tax on rental cash receipts, which is levied on a gross revenue basis and 
does not permit deductions for the cost of the buildings. �e assessment of whether this tax falls within the scope of IAS 
12 Income Taxes involves judgement, as IAS 12 de�nes income taxes as taxes based on taxable pro�t. Based on an assess-
ment of the nature of the tax and its economic substance, the Directors have concluded that the tax is not an income tax 
within the scope of IAS 12. Accordingly, no deferred tax is recognised in respect of the contract assets arising from service 
concession arrangements as the tax does not arise from temporary di�erences related to those assets. �e tax is instead 
accounted for as a levy in accordance with IFRIC 21 Levies. �e liability for the levy is recognised only when the obligat-
ing event occurs, which is when payment of the rental income becomes legally enforceable once the apartments are fully 
completed under the requirements of the contract with the government, and not when the related construction revenue is 
recognised for accounting purposes.

(e) Provision for liabilities and charges 

Management exercises judgment in evaluating whether a present obligation exists and in determining the likelihood and 
magnitude of any out�ow of economic resources arising from litigation and claims and other maintenance obligations 
under housing contracts. In determining the amount of provisions for litigations and claims, management considers 
current stage of proceedings and advice obtained from external legal counsel. On the other hand, maintenance provisions 
are recognised on the basis of contractual obligations and are measured according to expected maintenance patterns and 
cost levels. �e provisions re�ect the best estimate of the expenditure required to settle the obligation at the reporting 
date. However, given the inherent uncertainty associated with legal disputes and future maintenance requirements, actual 

outcomes may di�er, potentially materially, from the estimates recognised in the �nancial statements.

SOURCES OF ESTIMATION UNCERTAINTY

(a) Revenue under service concession arrangements

�e application of IFRIC 12 requires management to make estimates and assumptions that a�ect the measurement of 
assets and revenue recognised from service concession arrangements. �ese estimates include, but are not limited to, the 
estimation of construction costs to complete the project to determine the stage of completion, the estimation of construc-
tion and project management fees during the construction phase, and the determination of the timing and amount of 
revenue recognised under IFRS 15, as required by IFRIC 12.

Where a �nancial asset is recognised under IFRIC 12, estimation uncertainty arises in determining the expected cash 
�ows, discount rates and subsequent measurement of such �nancial assets in accordance with IFRS 9 – Financial Instru-
ments.

Actual results may di�er from these estimates, and changes in assumptions could result in material adjustments to the 
carrying amounts of the related assets in future periods.

Note 9 gives detail in relation to contract asset and service concession arrangements.

(b) Fair value measurement of investment properties
Investment properties have been measured at fair value, with changes therein recognised in pro�t orloss. �e fair value 
of such investment properties has been determined by independent third party valuers with appropriate professional 
quali�cations and experience in the location and category of the property being valued. �e valuers apply a discounted 
cash �ow technique on the basis of the requirements of IFRS 13, Fair Value Measurement, which consider property-speci�c 
information including the current tenancy agreements and rental income, condition and location of the property, and future 
rental prospects, as well as prevailing market yields and market transactions. Whilst current tenancy agreements provide a 
stable and predictable income stream for the foreseeable future, the methodology applied to compute the reversionary value 
is highly subjective in view of the distant timing of the reversion and the inherent uncertainty in forecasting future market 
conditions, rental terms and property usage at the end of the current tenancy agreements. Moreover, the specialised nature 
of each property and its location increases the element of judgement applied in the methodology.

As a result, the fair value of the investment properties is sensitive to changes in key assumptions used in the valuation 
models, and variations in these assumptions could result in material changes in the valuation outcome.

Refer to Note 7 - Investment Properties for more details with respect to the valuation techniques and signi�cant unobservable 
inputs used in the fair value measurement of the investment properties, and the sensitivity of such fair value measurement 
to reasonably possible changes in the key assumptions.

SIGNIFICANT MANAGEMENT JUDGEMENTS - CONTINUED

3. MATERIAL ACCOUNTING POLICIES

�e Company has consistently applied the following accounting policies to the periods presented in these �nancial state-
ments, except if mentioned otherwise.

New Standards adopted as at 1 January 2025

Some accounting pronouncements which have become e�ective from 1 January 2025 and have therefore been adopted do 
not have a signi�cant impact on Company’s �nancial results or position.

Amendments that are e�ective for the �rst time in 2025 and could be applicable to the Company are:

• Lack of Exchangeability (Amendments to IAS 21).

�ese amendments do not have a signi�cant impact on these �nancial statements and therefore the mdisclosures have not 
been made. 

Standards, interpretations and amendments to published standards that are not yet e�ective

At the date of authorisation of these �nancial statements, several new, but not yet e�ective, Standards and amendments 
to existing Standards, and Interpretations have been published by the IASB or IFRIC. None of these Standards or amend-
ments to existing Standards have been adopted early by the Company and no Interpretations have been issued that are 
applicable and need to be taken intomconsideration by Company at either reporting date.

A. IFRS 18 Presentation and Disclosures in Financial Statements

IFRS 18 will replace IAS 1 Presentation of Financial Statements and applies for annual reporting periodsmbeginning on or 
after 1 January 2027. �e new standard introduces the following key new requirements.

• Entities are required to classify all income and expenses into �ve categories in the statement of pro�t or loss, namely 
the operating, investing, �nancing, discontinued operations and income tax categories. Entities are also required to 
present a newly-de�ned operating pro�t subtotal. Entities’ net pro�t will not change.

• Management-de�ned performance measures (MPMs) are disclosed in a single note in the �nancial statements.

• Enhanced guidance is provided on how to group information in the �nancial statements.

In addition, all entities are required to use the operating pro�t subtotal as the starting point for the statement of cash �ows 
when presenting operating cash �ows under the indirect method.

�e Company is still in the process of assessing the impact of the new standard, particularly with respect to the struc-
ture of the Company’s statement of pro�t or loss, the statement of cash �ows and the additional disclosures required for 
MPMs. �e Company is also assessing the impact on how information is grouped in the �nancial statements, including for 
items currently labelled as ‘other’.

B. Other accounting standards

�e following new and amended accounting standards are not expected to have a signi�cant impact on the Company’s 
�nancial statements.

• Amendments to the Classi�cation and Measurement of Financial Instruments (Amendments to IFRS 9 and 7)

• Contracts Referencing Nature-dependent Electricity (Amendments to IFRS 9 and IFRS 7)

SOURCES OF ESTIMATION UNCERTAINTY - CONTINUED
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• Annual Improvements to IFRS Accounting Standards—Volume 11

�ese Standards and amendments are not expected to have a signi�cant impact on the �nancial statements in the period 
of initial application and therefore no disclosures have been made.

3.1 INVESTMENT PROPERTY

Investment property is held for long-term rental yields or for capital appreciation or both, and is not occupied by the 
Company. �e Company’s investment property includes property interests held by the Company as a lessee and sub-leased 
to third parties under operating leases where the said property is held to earn rentals, and any property that is identi�ed as 
being constructed or developed for future use as investment property.

�e Company’s Right-of-use assets held to earn rental income are classi�ed as investment property. Such assets are 
accounted for under IAS 40 and measured at fair value, with changes recognised in pro�t or loss, while the related lease 
liabilities continue to be measured in accordance with IFRS 16.

Investment property is initially measured at cost, including related transaction costs and borrowing costs, and subsequent-
ly measured at fair value with any change therein recognised in pro�t or loss. Cost includes expenditure that is directly 
attributable to the acquisition of the items. Borrowing costs which are incurred for the purpose of acquiring or construct-
ing a qualifying investment property are capitalised as part of its cost.

�e fair value of the Company’s investment properties has been determined by independent valuation experts. Refer to 
Note 2 - Use of estimates and judgements for the key judgements and assumptions applied in determining the fair value of 
the investment properties.

Investment property that is being redeveloped for continuing use as investment property continues to be measured at fair 
value. Investment property under construction is measured at fair value unless this is not reliably measurable, in which 
case if the Company expects the fair value of such property under construction to become reliably measurable when 
construction is complete then that investment property under construction is measured at cost until either its fair value 
becomes reliably measurable or construction is completed (whichever is earlier).

Subsequent expenditure is capitalised to the asset’s carrying amount only when it is probable that future economic bene�ts 
associated with the expenditure will �ow to the Company and the cost of the item can be measured reliably. All other re-
pairs and maintenance costs are charged to pro�t or loss during the �nancial period in which they are incurred. When part 
of an investment property is replaced, the carrying amount of the replaced part is derecognised.

Investment properties are derecognised either when they have been disposed of or when the investment property is per-
manently withdrawn from use and no future economic bene�t is expected from its disposal. Any gain or loss on disposal of 
investment property (calculated as the di�erence between the net proceeds from the disposal and the carrying amount of 
the item) is recognised in pro�t or loss.

3. MATERIAL ACCOUNTING POLICIES - CONTINUED

3.2 IMPAIRMENT OF NON-FINANCIAL ASSETS

At each reporting date, the Company reviews the carrying amount of its non-�nancial assets (other than investment property, 
contract assets and deferred tax assets) to determine whether there is an indication of impairment. If any such indication 
exists, then the asset’s recoverable amount is estimated.

For the purposes of impairment testing, assets are grouped together at the smallest group of assets that generates cash 
in�ows from continuing use that are largely independent of the cash in�ows of other assets or group of assets.

�e recoverable amount of an asset or cash-generating unit is the higher of its fair value less costs of disposal and its value in 
use. Value in use is based on the estimated future cash �ows, discounted to their present value using a pre-tax discount rate 
that re�ects current market assessments of the time value of money and the risks speci�c to the asset or cash-generating unit.

An impairment loss is recognised if, and for the amount by which, an asset’s or cash-generating unit’s carrying amount 
exceeds its recoverable amount. Impairment losses are recognised in pro�t or loss.

Non-�nancial assets that su�ered impairment are reviewed for indicators of reversal of the impairment at each reporting 
date. An impairment loss is reversed only to the extent that the asset’s carrying amount does not exceed the carrying amount 
that would have been determined, net of depreciation or amortisation, if no impairment loss had been recognised.

3.3 CONTRACT ASSET

The Company recognises a contract asset in the statement of financial position in respect of the Affordable Housing 
project, in accordance with IFRIC 12 and IFRS 15. �e contract asset represents the Company’s right to consideration for 
construction and related services provided under the service concession arrangement, where such right is conditional on the 
satisfaction of future performance obligations.

�e carrying amount of the contract asset re�ects revenue recognised from construction and construction management 
services, including the associated margin, together with �nancing income arising from the signi�cant �nancing component 
of the arrangement, net of amounts received, including rental income collected during the period

3.4 FINANCIAL ASSETS

3.4.1 CLASSIFICATION, RECOGNITION AND MEASUREMENT AND IMPAIRMENT

On initial recognition, the Company classi�es a �nancial asset as subsequently measured at: amortised cost; FVOCI - debt 
instruments; FVOCI - equity instruments; or FVTPL. �e classi�cation depends on the entity’s business model for managing 
the �nancial assets and the contractual terms of the cash �ows.

Financial assets are not reclassi�ed subsequent to their initial recognition unless the Company changes its business model 
for managing �nancial assets, in which case all a�ected �nancial assets are reclassi�ed on the �rst day of the �rst reporting 
period following the change in the business model.

At initial recognition, the Company measures a �nancial asset (other than a trade receivable without a signi�cant �nancing 
component) at its fair value plus, for an item not at FVTPL, transaction costs that are directly attributable to the acquisition 
of the �nancial asset. A trade receivable without a signi�cant �nancing component is initially measured at the transaction 
price. However, if the Company has an unconditional right to an amount that di�ers from the transaction price, the trade 
receivable will be initially measured at the amount of that unconditional right. With respect to the Company’s receivables 
from rental, the trade receivables are measured at the transaction price, which represents the amount of consideration to 
which the Company expects to be entitled in exchange for transferring the related services provided.

A �nancial asset is measured at amortised cost if it meets both of the following conditions and is not designated as FVTPL:

• it is held within a business model whose objective is to hold assets to collect contractual cash �ows; and

• its contractual terms give rise on speci�ed dates to cash �ows that are solely payments of principal and interest (SPPI) 
on the principal amount outstanding.
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A debt instrument is measured at FVOCI if it meets both of the following conditions and is not designated as FVTPL:

• it is held within a business model whose objective is achieved by both collecting contractual cash �ows and selling 
�nancial assets; and

• its contractual terms give rise on speci�ed dates to cash �ows that are solely payments of principal and interest (SPPI) 
on the principal amount outstanding.

All �nancial assets not measured at amortised cost or FVOCI as described above are measured at FVTPL.

Business model assessment

�e Company assesses the objective of the business model in which a �nancial asset is held at a portfolio level because this 
best re�ects the way the business is managed, and information is provided to management.

Financial assets are classi�ed based on the business model within which they are managed and their contractual cash �ow 
characteristics in accordance with IFRS 9.

�e Company has identi�ed that its �nancial assets are managed under the following business models:

• Held to collect: The Company holds financial assets recognized under IFRIC 12 where it has an unconditional 
contractual right to receive cash from the grantor when the financial asset model applies. A financial asset is 
recognised only when the Company has an unconditional right to receive cash, that is, when the only substantive 
condition for payment is the passage of time. From that point, the asset is accounted for in accordance with IFRS 
9. In the case of the Company, for the contracts under IFRIC 12, it has not reached that stage, and on that basis a 
contract asset is recognised applying the principles of IFRS 15. �e objective of the business model for these �nancial 
instruments is to collect the amounts due from the Company’s receivables and to earn contractual interest income 
on the amounts collected.

• Held to collect and sell: The Company, in the comparative period, held a portfolio of treasury bills for liquidity 
management purposes (see Note 12 for further details), where the Company may hold assets to maturity but also 
actively sells them to respond to changes in market conditions or liquidity requirements.

Assessment whether contractual cash �ows are SPPI

In assessing whether the contractual cash �ows are SPPI, the Company considers the contractual terms of the instrument. 
�is includes assessing whether the �nancial asset contains a contractual term that could change the timing or amount of 
contractual cash �ows such that it would not meet this condition. In making this assessment, the Company considers:

• contingent events that would change the amount or timing of cash �ows;

• terms that may adjust the contractual coupon rate, including variable-rate features;

• prepayment and extension features; and

• terms that limit the Company’s claim to cash �ows from speci�ed assets.

A prepayment feature is consistent with the SPPI criterion if the prepayment amount substantially represents unpaid 
amounts of principal and interest on the principal amount outstanding, which may include reasonable compensation for 
early termination of the contract. Additionally, for a �nancial asset acquired at a discount or premium to its contractual par 
amount, a feature that permits or requires prepayment at an amount that substantially represents the contractual par amount 
plus accrued (but unpaid) contractual interest (which may also include reasonable compensation for early termination) is 
treated as consistent with this criterion if the fair value of the prepayment feature is insigni�cant on initial recognition. �e 
Company had no �nancial assets held outside trading business models that failed the SPPI assessment.

Subsequent measurement and gains and losses

Financial assets at amortised cost are subsequently measured at amortised cost under the e�ective interest method. �e gross 
carrying amount is reduced by impairment losses. Interest income, foreign exchange gains and losses and impairment are 
recognised in pro�t or loss. Any gain or loss arising on derecognition is recognised directly in pro�t or loss.

3.4 FINANCIAL ASSETS - CONTINUED
3.4.1 CLASSIFICATION, RECOGNITION AND MEASUR... - CONTINUED

Debt instruments at FVOCI are subsequently measured at fair value. Interest income calculated under the e�ective interest 
method, foreign exchange gains and losses and impairment are recognised in pro�t or loss. Other net gains and losses are 
recognised in OCI. On derecognition, gains and losses accumulated in OCI are reclassi�ed to pro�t or loss.

Derecognition

Financial assets are derecognised when the rights to receive cash �ows from the �nancial asset have expired or have been 
transferred and the Company has transferred substantially all the risks and rewards of ownership.

Transfers of �nancial assets to third parties in transactions that do not qualify for derecognition are not considered sales for 
this purpose, consistent with the Company’s continuing recognition of the assets.

Impairment

�e Company recognises loss allowances for ECLs on �nancial assets measured at amortised cost (cash and cash equivalents 
and trade and other receivables), debt securities measured at FVOCI and contract assets.

�e Company measures loss allowances at an amount equal to lifetime ECLs, except for the following, which are measured 
at 12-month ECLs:

Derecognition – continued

• debt securities that are determined to have low credit risk at the reporting date; and

• other debt securities and bank balances for which credit risk (i.e. the risk of default occurring over the expected life 
of the �nancial instrument) has not increased signi�cantly since initial recognition.

Loss allowances for trade receivables (including lease receivables) and contract assets are always measured at an amount 
equal to lifetime ECLs as the Company applies the simpli�ed approach under IFRS 9.

When determining whether the credit risk of a �nancial asset has increased signi�cantly since initial recognition and when 
estimating ECLs, the Company considers reasonable and supportable information that is relevant and available without 
undue cost or e�ort. �is includes both quantitative and qualitative information and analysis, based on the Company’s 
historical experience and informed credit assessment, that includes forward-looking information.

�e Company assumes that the credit risk on a �nancial asset has increased signi�cantly if it is more than 30 days past due. 
However, in limited circumstances, management may apply judgement in assessing whether delayed payments are indicative 
of increased credit risk, taking into account the customer’s payment history and any speci�c credit risk mitigating factors.

�e Company considers a �nancial asset to be in default when:

• the debtor is unlikely to pay its credit obligations to the Company in full, without recourse by the Company to actions 
such as realising security (if any is held); or

• the �nancial asset is more than 90 days past due.

The Company considers a debt security to have low credit risk when its credit risk rating is equivalent to the globally 
understood de�nition of ‘investment grade’.

Lifetime ECLs are the ECLs that result from all possible default events over the expected life of a �nancial instrument.

12-month ECLs are the portion of ECLs that result from default events that are possible within the 12 months after the 
reporting date (or a shorter period if the expected life of the instrument is less than 12 months).

�e maximum period considered when estimating ECLs is the maximum contractual period over which the Company is 
exposed to credit risk.

3.4 FINANCIAL ASSETS - CONTINUED
3.4.1 CLASSIFICATION, RECOGNITION AND MEASUR... - CONTINUED
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i.     Measurement of Expected Credit Losses (ECLs)

ECLs are a probability-weighted estimate of credit losses. Credit losses are measured as the present value of all cash shortfalls 
(i.e., the di�erence between the cash �ows due to the entity in accordance with the contract and the cash �ows that the 
Company expects to receive).

ECLs are discounted at the e�ective interest rate of the �nancial asset.

Derecognition – continued

ii.   Credit-impaired �nancial assets

At each reporting date, the Company assesses on a forward-looking basis whether �nancial assets carried at amortised cost 
and debt securities at FVOCI are credit impaired. A �nancial asset is credit impaired’ when one or more events that have a 
detrimental impact on the estimated futur cash �ows of the �nancial asset have occurred.

Evidence that a �nancial asset is credit-impaired includes the following observable data:

• Signi�cant �nancial di�culty of the debtor;

• A breach of contract such as a default or being more than 90 days past due;

• �e restructuring of a loan or advance by the Company on terms that the Company would not consider otherwise;

• It is probable that the debtor will enter bankruptcy or other �nancial reorganisation; or

• �e disappearance of an active market for a security because of �nancial di�culties.

iii.  Presentation of allowance for ECL in the statement of �nancial position

Loss allowances for �nancial assets measured at amortised cost are deducted from the gross carrying amount of the assets. 
For debt securities at FVOCI, the loss allowance is recognised in pro�t or loss with a corresponding amount recognised in 
OCI.

3.4.2 TRADE AND OTHER RECEIVABLES

Trade receivables comprise amounts due from counterparties for ground rents and lease of property. If collection is expected 
in one year or less (or in the normal operating cycle of the business if longer), they are classi�ed as current assets. If not, they 
are presented as non-current assets.

Trade and other receivables are initially recognised at the transaction price, as they generally do not contain a signi�cant 
�nancing component. Subsequently, trade and other receivables are measured at amortised cost, less loss allowances for 
expected credit losses. In practice, where receivables do not contain a signi�cant �nancing component, amortised cost 
approximates the invoice amount and no material interest income is recognised using the e�ective interest method.�e 
carrying amount of the asset is reduced through the use of an allowance account, and the amount of the loss is recognised 
in the statement of pro�t or loss and other comprehensive income. When a receivable is uncollectible, it is written o� 
against the allowance account for trade and other receivables. Subsequent recoveries of amounts previously written o� are 
recognised in pro�t and loss.

3.4.3 CASH AND CASH EQUIVALENTS

Cash and cash equivalents are carried in the statement of �nancial position at nominal value, which approximates amortised 
cost. In the statement of cash �ows, cash and cash equivalents includes cash in hand, deposits held at call with banks and 
when applicable bank overdrafts subject to an insigni�cant risk of changes in value. �ese assets are held to meet short-term 
cash commitments rather than for investment purposes. Bank overdrafts are shown within borrowings in current liabilities 
in the statement of �nancial position and are included in cash and cash equivalents solely when they form an integral part 
of the Company’s cash management.

3.4 FINANCIAL ASSETS - CONTINUED
3.4.1 CLASSIFICATION, RECOGNITION AND MEASUR... - CONTINUED

3.5 SERVICE CONCESSION ARRANGEMENTS

Under IFRIC 12 Service Concession Arrangements, the Company, as concession operator, performs two distinct activities:

• Construction services, comprising the design, construction and �nancing of infrastructure assets transferred to the 
grantor, for which revenue is recognised over time in accordance with IFRS 15;

 and

• Operating and maintenance services in respect of the concession assets, for which revenue is also recognised over 
time in accordance with IFRS 15.

In return for providing these services, the Company receives consideration under the service concession arrangement. 
Based on the contractual terms, the Company applies the �nancial asset model under IFRIC 12, as it has a contractual right 
to receive consideration from the grantor, irrespective of the amount of use made of the infrastructure (i.e. even if not all 
apartments made available to the grantor are actually used by the grantor through the A�ordable Housing Project).

During the construction phase, the Company’s right to consideration is conditional on the satisfaction of future performance 
obligations (i.e. making the apartments available for the grantor in a manner that they can be used for the A�ordable Housing 
Project).

Accordingly, consideration recognised for construction and related services is recorded as a contract asset, measured initially 
at the fair value of the consideration for those services and subsequently measured at amortised cost.

As and when the Company’s right to consideration becomes unconditional, the corresponding amount is reclassi�ed from 
contract asset to a �nancial asset (receivable) in accordance with IFRS 15 and IFRS 9. Receivables will primarily be payments 
from the grantor and to a lower extent the users.

Cash receipts received from the grantor and users that relate to consideration already recognised reduce the carrying amount 
of the contract asset or receivable, as applicable.

Financing income arising from the signi�cant �nancing component embedded in the service concession arrangement is 
recognised over time under �nance income using the e�ective interest method. Over the term of the concession, the total 
amount of construction revenue, operating revenue and �nance income recognised will equal the contractual cash �ows 
earned from the service concession arrangement.

Refer to Note 2(g) – Use of estimates and judgements for the key judgements applied by management in accounting for 
service concession arrangements.

3.6 SHARE CAPITAL

Ordinary shares are classi�ed as equity. Incremental costs directly attributable to the issue of new ordinary shares are shown 
in equity as a deduction, net of tax, from the proceeds.

3.7 FINANCIAL LIABILITIES

�e Company recognises a �nancial liability in its statement of �nancial position when it becomes a party to the contractual 
provisions of the instrument. �e Company’s �nancial liabilities are classi�ed as �nancial liabilities which are not at fair value 
through pro�t or loss under IFRS 9 (i.e. at amortised cost).

Financial liabilities not at fair value through profit or loss are recognised initially at fair value, being the fair value of 
consideration received, net of transaction costs that are directly attributable to the acquisition or the issue of the �nancial 
liability.

�ese liabilities are subsequently measured at amortised cost.

�e Company derecognises a �nancial liability from its statement of �nancial position when the obligation speci�ed in the 
contract or arrangement is discharged, is cancelled or expires.
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3.7.1 BORROWINGS

Borrowings are recognised initially at the fair value of proceeds received, net of transaction costs incurred. Borrowings are 
subsequently carried at amortised cost; any di�erence between the proceeds (net of transaction costs) and the redemption 
value is recognised as �nance cost in income statement over the period of the borrowings using the e�ective interest method. 
Borrowings are classi�ed as current liabilities unless the Company has an unconditional right to defer settlement of the 
liability for at least twelve months after the end of the reporting period.

3.7.2 TRADE AND OTHER PAYABLES

Trade payables comprise obligations to pay for goods or services that have been acquired in the ordinary course of business 
from suppliers. Accounts payable are classi�ed as current liabilities if payment is due within one year or less (or in the normal 
operating cycle of the business if longer). If not, they are presented as non-current liabilities.

Trade and other payables are initially recognised at fair value, which generally approximates the transaction price, and are 
subsequently measured at amortised cost. Where payment terms do not contain a signi�cant �nancing component, the 
carrying amount of trade and other payables approximates the contractual amount payable.

3.8 CURRENT AND DEFERRED TAX

Current Tax

Current tax is tax recognised in pro�t or loss, except to the extent that it relates to items recognised in other comprehensive 
income or directly in equity. In this case, tax is also recognised in other comprehensive income or in equity. Current tax is 
based on the taxable result for the period, which result di�ers from the result as reported in pro�t or loss because it excludes 
items which are non-assessable or disallowed, and it further excludes items that are taxable or deductible in other periods. 
It is calculated using tax rates enacted or substantively enacted at the end of the reporting period, and any adjustment to tax 
payable in relation to prior periods.

Deferred Tax

Deferred tax is recognised, using the liability method, on temporary di�erences arising between the tax bases of assets and 
liabilities and their carrying amounts in the �nancial statements.

However, deferred tax is not accounted for if it arises from initial recognition of an asset or liability in a transaction other 
than a business combination where the transaction at the time of initial recognition a�ects neither accounting, nor taxable 
pro�t or loss and that does not give rise to equal taxable and deductible temporary di�erences. Deferred tax is determined 
using tax rates (and laws) that have been enacted or substantially enacted by the end of the reporting period and are expected 
to apply when the related deferred tax asset is realised, or the deferred tax liability is settled.

Deferred tax assets are recognised only to the extent that it is probable that future taxable pro�t will be available against 
which the temporary di�erences can be utilised. 

�e measurement of deferred tax re�ects the tax consequences that would follow from the manner in which the Company 
expects, at the reporting date, to recover or settle the carrying amount of the assets and liabilities. Refer to Note 2 – Use of 
estimates and judgements for judgements applied by management.

Deferred tax assets and liabilities are o�set when there is a legally enforceable right to o�set only when certain criteria are 
met.

3.9 PROVISIONS

Provisions for legal claims are recognised when the Company has a present legal or constructive obligation as a result of past 
events, it is probable that an out�ow of resources will be required to settle the obligation, and the amount has been reliably 
estimated. Provisions are not recognised for future operating losses.

In respect of service concession arrangements, the Company recognises a provision where it has a present obligation to 
restore or make good the concession infrastructure to a speci�ed condition, arising from past use or construction of the 
asset. �us, the Company accrues for the expected costs over the period until the costs would need to be incurred.

Provisions are determined by discounting the expected future cash �ows at a pre-tax rate that re�ects current market 
assessments at the time value of money and the risks speci�c to the liability. �e unwinding of the discount is recognised 
as �nance cost. Refer to Note 2 - Use of estimates and judgements for the key judgements and assumptions applied by 
management.

3.10 REVENUE AND INCOME RECOGNITION

Revenue represents income arising from the Company’s ordinary activities and comprises rental income from investment 
property and revenue from service concession arrangements. Other income earned includes �nance income. �e Company 
is recognising revenue in relation to the service concession arrangement (Note 9) as performance obligations are satis�ed.

Revenue, when recognized under IFRS 15, is measured based on the consideration speci�ed in the contract with a customer. 
�e Company recognises revenue when (or as) it satis�es a performance obligation by transferring control of a promised 
good or service to the customer.

To determine whether to recognise revenue, the Company follows a 5-step process:

i. Identifying the contract with a customer

ii. Identifying the performance obligations

iii. Determining the transaction price

iv. Allocating the transaction price to the performance obligations

v. Recognising revenue when/as performance obligations are satis�ed.

�e Company recognizes revenue and other income from the below sources:

(a) Finance income (recognised under IFRS 9)

Interest income is recognised for all interest-bearing instruments using the e�ective interest method. �e e�ective interest 
method is a method of calculating the amortised cost of a �nancial asset and of allocating the interest income over the 
relevant period. Where contracts contain a signi�cant �nancing component, revenue is measured at the cash selling price 
of the goods or services at the date controltransfers. �e di�erence between the promised consideration under the contract 
and the cash selling price is recognised as interest income over the �nancing period using the e�ective interest method..

(b) Rental income from investment property (recognised under IFRS 16)

Rental income from investment property is recognised in the statement of comprehensive income on a straight-line basis 
over the term of the lease.

(c) Revenue from Service concession arrangements (recognised under the principles of IFRS 15)

Revenue related to construction or upgrade services under a service concession arrangement is recognised over time, as the 
Company satis�es its performance obligations, in accordance with IFRS 15. Once the construction stage is fully completed 
and apartments are readily available for use by the Housing Authority, the Company considers that the satisfaction of the 
performance obligation is concluded once units are made available to the Housing Authority for renting to tenants as at that 
point the Housing Authority obtains the ability to direct the use of, and substantially all of the remaining bene�ts from, the 
units. �ereafter operation or service revenue is recognised in the period in which the services are provided by the Company. 
If the service concession arrangement contains more than one performance obligation, then the consideration received is 
allocated with reference to the relative standalone selling prices of the services delivered.
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3.11 LEASES

(a) �e Company is a lessee

IFRS 16 requires an entity to assess whether a contract is, or contains, a lease at the inception date. A contract is, or contains, 
a lease if the contract conveys the right to control the use of an identified asset for a period of time in exchange for a 
consideration. Leases are recognised as a right of use asset and corresponding liability at the commencement date, being the 
date at which the leased asset is available for use by the Company.

Assets and liabilities arising from a lease are initially measured on a present value basis. Lease liabilities include the net 
present value of the following lease payments:

• �xed payments (including in-substance �xed payments), less any lease incentives receivable

• variable lease payments that are based on an index or a rate, initially measured using the index or rate as at the 
commencement date

• amounts expected to be payable by the Company under residual value guarantees

• the exercise price of a purchase option if the Company is reasonably certain to exercise that option, and

• payments of penalties for terminating the lease, if the lease term re�ects the Company exercising that option.

Lease payments to be made under reasonably certain extension options are also included in the measurement of the liability.

�e lease payments are discounted using the interest rate implicit in the lease. If that rate cannot be readily determined, 
which is generally the case for leases in the Company, the lessee’s incremental borrowing rate is used, being the rate that the 
individual lessee would have to pay to borrow the funds necessary to obtain an asset of similar value to the right-of-use asset 
in a similar economic environment with similar terms, security and conditions.

To determine the incremental borrowing rate, the Company:

• where possible, uses recent third-party �nancing received by the lessee as a starting point, ajusted to re�ect changes 
in �nancing conditions since third party �nancing was received;

• makes adjustments speci�c to the lease, e.g. term, country, currency and security.

Lease payments are allocated between principal and �nance cost. �e �nance cost is charged to pro�t or loss over the lease 
period so as to produce a constant periodic rate of interest on the remaining balance of the liability for each period.

Right-of-use assets are initially measured at cost comprising the following:

• the amount of the initial measurement of lease liability;

• any lease payments made at or before the commencement date less any lease incentives received;

• any initial direct costs; and

• restoration costs

Payments associated with short-term leases of buildings and all leases of low-value assets, if any, are recognised on a straight-
line basis as an expense in pro�t or loss. Short-term leases are leases with a lease term of 12 months or less.

(b) �e Company is a lessor

When the Company acts as a lessor, it determines at lease inception whether each lease is a �nance lease or operating lease. 
When the Company is an intermediate lessor, it accounts for the interest in the head lease and the sub-lease separately. 
It assesses the lease classi�cation of the sub-lease with reference to the right-of-use asset arising from the headlease, not 
with reference to the underlying asset. Refer to Note 2 – Use of estimates and judgements for the judgements applied by 
management in determining lease classi�cation.

Assets leased out under operating leases are included in investment property in the statement of �nancial position and are 
accounted for in accordance with Note 3.1. 

Receipts made under operating leases (net of any incentives paid by the Company) are charged to pro�t or loss on a straight-
line basis over the period of the lease.

3.12 BORROWING COSTS

All borrowing costs are expensed as the Company does not have qualifying assets under IAS 23. Borrowing costs are 
recognised for all interest-bearing instruments on an accrual basis using the e�ective interest method. Borrowing costs 
include the e�ect of amortising any di�erence between initial net proceeds and redemption value in respect of interest-
bearing borrowings.

3.13 DIVIDEND DISTRIBUTIONS

Dividend distributions to the Company’s shareholders are recognised as a liability in the Company’s �nancial statements in 
the period in which the dividends are approved by the Company’s Directors.

3.14 EMPLOYEE BENEFITS

�e Company provides various short-term employee bene�ts to all of its employees including a comprehensive health 
insurance coverage wherein the Company bears the full cost of insurance premia, a monthly communication allowance 
and free parking at the workplace premises. �ese bene�ts are recognised as an expense in the period in which the related 
employee service is rendered, do not give rise to any post-employment or other long-term employee bene�t obligations once 
the service has been rendered and are therefore classi�ed as short-term employee bene�ts under IAS 19.

4. FINANCIAL RISK MANAGEMENT
4.1 FINANCIAL RISK FACTORS

�e Company’s activities potentially expose it to a variety of �nancial risks: market risk (including interest ate risk and other 
price risk), credit risk and liquidity risk. �e Company’s overall risk management focuses on the unpredictability of �nancial 
markets and seeks to minimise potential adverse e�ects on the Company’s �nancial performance.

It is the responsibility of the Board of Directors to provide principles for overall risk management, as well as policies 
covering risks referred to above and speci�c areas such as investment of excess liquidity. �e Company’s risk management is 
coordinated by the directors and focuses on actively securing the Company’s short to medium term cash �ows by minimizing 
the exposure to �nancial risks.

(a) Market risk

Market risk is the risk that the fair value or future cash �ows of a �nancial instrument will �uctuate because of changes in 
market prices, such as interest rates.

�e Company’s cash and cash equivalents (Note 11) are subject to �oating interest rates. Although not material, Management 
sets limits on the exposure to interest rate risk that may be accepted and monitors the impact of changes in market interest 
rates on amounts reported in the statement of pro�t or loss and other comprehensive income in respect of these instruments. 
The Company’s interestbearing instruments are short-term in nature and accordingly the level of interest rate risk is 
contained. �e Company’s operating cash �ows are substantially independent of changes in market interest rates.

Fixed interest instruments comprise borrowings (Note 17) which are measured at amortised cost and accordingly the 
Company is not exposed to fair value interest rate risk impacting pro�t or loss and equity.

(b) Credit risk

Credit risk is the risk of a �nancial loss to the Company if a customer or counterparty to a �nancial instrument fails to meet 
its contractual obligations.

Credit risk arises from cash and cash equivalents, investments in debt securities and credit exposures to customers, including 
outstanding receivables, contract assets and committed transactions.

3.11 LEASES - CONTINUED
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�e Company’s exposures to credit risk as at the end of the reporting years are analysed as follows:

2025 2024

Financial assets: € €

- Contract asset (Note 9) 83,344,833 78,577,203

- Trade and other receivables (Note 10) 956,511 440,897

- Cash and cash equivalents (Note 11) 6,435,462 3,612,609

- Financial assets measured at FVOCI (Note 12) - 10,675,311

90,736,806 93,306,020

�e maximum exposure to credit risk at the end of the reporting period in respect of the �nancial assets mentioned above is 
equivalent to their carrying amount as disclosed in the respective notes to the �nancial statements. �e Company does not 
hold any collateral as security in this respect. �e �gures disclosed above in respect of trade and other receivables, exclude 
prepaid expenses.

Cash and cash equivalents

�e Company banks only with local �nancial institutions licensed by the Malta Financial Services Authority with high quality 
standing and/or rating. Management considers the probability of default to be close to zero as the �nancial institutions have a 
strong capacity to meet their contractual obligation on the near term. As a result, while cash and cash equivalents are subject 
to the impairment requirements of IFRS 9, the identi�ed impairment loss is insigni�cant.

Receivables (including contract asset)

As at 31 December 2025, the Company’s credit risk is focused on a limited number of customers, out of which the largest 
customer is the Government of Malta. �ese counterparties represent a material portion of the Company’s revenue base 
and receivable balances. In this regard, management considers the risk of default to be low, particularly in the case of the 
Government of Malta due to its sovereign status.

To measure the expected credit losses, management performed an assessment of the recoverability of trade and other 
receivables and contract assets using the ECL model by evaluating whether there had been a signi�cant increase in credit 
risk and by measuring impairment losses accordingly. Management incorporated into their decision the credit rating of the 
Republic of Malta issued by Standard & Poor’s and based on the long-term domestic currency, the trustworthy credit risk 
pro�le given that the contract asset is receivable from the Government of Malta and the low probability of default which is 
derived from the credit rating itself. Management assumed a Loss Given Default (LGD) of 100% across all receivables as a 
simplifying modelling assumption. �e Probability of Default (PD) for each counterparty is based on their external rating 
when available. If not available, management adopts either the rating of entities having a similar Altman Z Score, or the rating 
of shareholding entities.

In adopting these assumptions, management concluded that the impairment allowance is immaterial. �is is on the basis that 
the recoverability of the Company’s trade and other receivables and contract assets is deemed very high as the counterparties 
are assessed to have a low credit risk. Nonetheless, the Company still monitors the performance of its receivables on a regular 
basis to identify expected credit losses, which are inherent in the Company’s receivables, taking into account historical 
experience.

�e Company limits its exposure to credit risk by investing only in liquid debt securities that have a high quality rating.

The maximum exposure to credit risk at the end of the reporting period in respect of the financial assets at FVOCI is 
equivalent to their carrying amount as disclosed in the respective note to the �nancial statements. Following the assessment 
required by IFRS 9 for all �nancial assets at FVOCI to be assessed using the three-stage ECL model, depending on whether 
credit risk has signi�cantly increased, the Company would recognise an impairment loss allowance in the pro�t or loss based 
on 12-month or lifetime ECL. �e �nancial assets held through FVOCI are Level 1 treasury bills traded in an active market 
and therefore, the probability of default on these exposures was substantially low for the Company and as such, expected 
credit losses are immaterial. However, this was fully disposed as at year-end.

4. FINANCIAL RISK MANAGEMENT - CONTINUED
4.1 FINANCIAL RISK FACTORS - CONTINUED

(c) Liquidity risk

�e Company is exposed to liquidity risk in relation to meeting future obligations associated with its �nancial liabilities, 
which comprise borrowings (Note 17), capital creditors (Note 18), lease liabilities (Note 8) and trade and other payables 
(Note 19). Moreover, the principal driver of the Company’s liquidity pro�le is the ongoing development of the housing 
project under the service concession arrangement, which requires signi�cant capital expenditure during the construction 
phase, followed by contractually de�ned cash in�ows over the operational phase (Note 9).

Prudent liquidity risk management includes maintaining su�cient cash and access to committed credit lines to ensure that 
adequate amount of funding is available to meet the Company’s obligations as they arise. Management prepares detailed 
short- and medium-term cash �ow forecasts linked to the approved construction programme, revised project budgets 
and �nancing structure. �ese forecasts incorporate expected construction out�ows, operating expenditures, debt service 
requirements, lease payments, and contractual in�ows under the service concession arrangement. Note 9 gives detail in 
relation to contract asset and service concession arrangements, and the related �nancing available to date. Note 9 and Note 
17 also explain the work that management is currently undertaking to obtain the remaining �nancing to be able to conclude 
the project.

During 2026, the Company secured a €28 million credit facility from Bank of Valletta (BOV) which will be split into two 
tranches. Tranche 1 amounting to €5.0 million was already available as at end of 2025, and of this facility €3.4 million was 
already drawn and disbursed. �e remaining €23.0 million Tranche 2 is conditional upon the prior written consent of the 
institutional lenders of the Company so that the related security for the new facility can be put in place. As at report date, 
the Company received formal written consent from EIB dated 27th April 2026, while approval in principle was also received 
from CEB on the same date, with the remaining CEB procedures to formalize the agreement currently in progress. 

Moreover, the Company also has an approved €22.0 million loan from EIB speci�cally designated for the development and 
construction of the Luqa site, which is still unutilised as at the end of the year. Although this facility is subject to multiple 
disbursement conditions, disbursement is expected during

2026 on the basis of the formal EIB written consent dated 27th April 2026.

In the opinion of the Directors, the above facilities will be su�cient to close the A�ordable Housing Project.

Development costs to complete the housing project are settled progressively over the construction period in line with 
certi�ed works and contractual milestones. Approved project budgets include contingency provisions to cater for approved 
variations, timing differences and potential cost overruns. Construction spend is overseen through cost assessments, 
certi�cation of works, and regular reporting to senior management and/or project Board. As at the reporting date, the 
Company has capital commitments relating to the remaining construction works, which management expects to fund from 
committed and approved borrowing facilities as well as contractual in�ows, without giving rise to liquidity shortfalls.

Liabilities arising from operations, excluding capital creditors directly related to the construction activity, are expected to 
be settled from operating cash �ows generated and from existing cash balances. �ese liabilities primarily comprise trade 
payables, employee related costs, lease instalments and other routine operating expenses. Management does not anticipate 
reliance on additional bank �nancing to meet these operating obligations over the next 12 months, as forecast operating 
in�ows are expected to be su�cient to cover such requirements.

�e Company’s borrowings are tied to speci�c covenants (refer to Note 17) but such covenants are not applicable as long as 
the guarantee is in force.

�e Board considers that liquidity risk is adequately managed, taking into account forecast operating cash �ows, committed 
but unutilised funding from BOV and EIB, safeguard from covenant compliance through the maintenance of bank guarantee, 
and ongoing oversight of capital expenditure, and is satis�ed that the Company will meet its obligations as they fall due.

�e table below analyses the contractual maturities of the Company’s �nancial liabilities presented into relevant maturity 
groupings, based on the remaining period to the relevant maturity date. �e amounts disclosed in the table, other than 
the carrying amount, are the gross and undiscounted contractual cash �ows, including contractual interest payments. 
Contractual maturities reflect gross cash flows, which do not significantly differ from the expected maturities of the 
Company’s �nancial liabilities.

4. FINANCIAL RISK MANAGEMENT - CONTINUED
4.1 FINANCIAL RISK FACTORS - CONTINUED
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31 December 2025 Contractual cash �ows

Non-derivative 

�nancial liabilities:

Carrying

amount

Within 1 year From 1 year

to 2 years

From 2 years

to 5 years

Later than 5

years

Total

€ € € € € €

Borrowings 83,330,462 7,053,102 7,398,643 21,857,244 62,376,359 98,685,348

Lease liabilities 3,689,383 131,073 137,627 419,763 9,961,401 10,649,864

Capital creditors 5,856,845 3,980,582 1,876,263 - - 5,856,845

Trade and other 
payables

1,794,002 1,794,002 - - - 1,794,002

Total 94,670,692 12,958,759 9,412,533 22,277,007 72,337,760 116,986,059

31 December 2024 Contractual cash �ows

Non-derivative 

�nancial liabilities:

Carrying

amount

Within 1 year From 1 year

to 2 years

From 2 years

to 5 years

Later than 5

years

Total

€ € € € € €

Borrowings 84,375,200 6,080,944 6,660,478 19,573,441 60,603,805 92,918,668

Lease liabilities 3,501,877 131,074 131,074 393,225 9,377,576 10,032,949

Capital creditors 6,617,376 5,462,652 1,094,413 60,311 - 6,617,376

Trade and other 
payables

1,499,548 1,499,548 - - - 1,499,548

Total 95,994,001 13,174,218 7,885,965 20,026,977 69,981,381 111,068,541

(c) Liquidity risk – continued

�e capital creditors are being settled through disbursements from the borrowings that the Company has secured. During 
the year, the Company settled amounts due to capital creditors amounting to €13,998,810 (2024: €15,593,048).

4.2 CAPITAL RISK MANAGEMENT

Capital is managed by reference to the level of equity and borrowings. �e Company’s objectives when managing capital are 
to safeguard the Company’s ability to continue as a going concern in order to provide returns for shareholders and bene�ts 
for other stakeholders, and to maintain an optimal capital structure to reduce the cost of capital. In order to maintain or 
adjust the capital structure, the Company may issue new shares or adjust the amount of dividends paid to shareholders.

�e Company’s equity, as disclosed in the statement of �nancial position, constitutes its capital. �e Company maintains 
the level of capital by reference to its �nancial obligations and commitments arising from operational requirements. �e 
Company also monitors capital using equity levels and covenant compliance under its borrowing arrangements.

4.3 FAIR VALUES OF FINANCIAL INSTRUMENTS

At 31 December 2025 and 31 December 2024, the carrying amounts of other �nancial instruments comprising trade and 
other receivables, cash at bank, lease liability, borrowings, capital creditors, and trade and other payables re�ected in the 
�nancial statements are reasonable estimates of fair value in view of the nature of these instruments, the relatively short 
period of time between the origination of the instruments and their expected realisation or the interest rates to which they 
are exposed.

Financial assets measured at FVOCI are valued using market-based valuation techniques. Where available, quoted market 
prices in active markets (Level 1 inputs) are used to determine fair value.

4. FINANCIAL RISK MANAGEMENT - CONTINUED
4.1 FINANCIAL RISK FACTORS - CONTINUED

Cost

Furniture, �xtures and �ttings 

and o�ce equipment

€

Balance at 1 January 2024 118,930

Additions 1,300

Balance at 31 December 2024 120,230

Balance at 1 January 2025 120,230

Additions 93,437

Balance at 31 December 2025 213,667

Accumulated depreciation

Balance at 1 January 2024 73,634

Charge for the year 18,607

Balance at 31 December 2024 92,241

Balance at 1 January 2025 92,241

Charge for the year 31,075

Balance at 31 December 2025 123,316

Carrying amount as at 31 December 2024 27,989

Carrying amount as at 31 December 2025 90,351

6. PROPERTY, PLANT AND EQUIPMENT

4. SEGMENT REPORTING

�e Directors have reviewed the disclosure requirements of IFRS 8, ‘Operating Segments’ and determined that the Com-
pany e�ectively has one operating segment, taking cognisance of the information utilised within the Company for the 
purpose of assessing performance. �is is because the Company only has one single business activity, that of long-term 
rental / service concession cash �ows from A�ordable Housing Project. �ese are reported as one operating segment to 
the Company’s Chief Operating Decision Maker.

Information related to this reportable segment and reconciliations thereon are not being disclosed separately in this dis-
closure note (other than IFRS 8 entity-wide disclosures), such as segment pro�t before tax, revenue, assets and liabilities, 
as the information presented in the statements of �nancial position and pro�t or loss and comprehensive income e�ective-
ly solely pertain to the Company’s single reportable segment.

�is segment is managed in Malta by the Company, and the geographic location of the Company’s customers which gener-
ate revenue (rental income) and the location of all of the Company’s noncurrent assets are also based in Malta.

Revenues from one customer represented approximately €10,415,571 (2024: €23,415,935) of the Company’s total revenues

7. INVESTMENT PROPERTY

See accounting policy in Note 3.1. �e right-of-use assets relating to the Parliament Building and Open Air �eatre meet 
the de�nition of investment property under IAS 40, as they are held to earn rental income.

i. MIA and VCP properties

2025

€

2024

€

Balance at 1 January 2024 116,482,127 110,471,439

Change in fair value 7,330,195 6,010,688

Carrying amount 123,812,322 116,482,127
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ii. Parliament Building and Open Air �eatre (City Gate)

2025

€

2024

€

Balance at 1 January 2024 136,269,549 147,004,735

Change in fair value (2,142,788) (10,735,186)

Carrying amount 134,126,761 136,269,549

Changes in fair values are recognised in pro�t or loss and presented within “Change in fair value of investment property”. 
All changes are unrealised.

On 14 June 2012, the Company entered into Transfer Contracts with the Government of Malta, through which it acquired 
the dominium directum and subsequent freehold of the MIA and VCP sites. �is acquisition entitled the Company to all 
future ground rent payments due from MIA and VCP, respectively, retroactively e�ective from 1 December 2011.

Furthermore, in 2012, the Company entered into a temporary emphyteutical lease agreement with the Government of 
Malta for the land forming part of the City Gate project, including the sites where the new Parliament Building and Open 
Air �eatre were constructed. �ese assets are held under lease, and in accordance with the terms of the emphyteutical 
deed the Company may not transfer, burden, dispose of, alienate, or otherwise assign the emphyteusis without the prior 
written consent of the Government, which consent is entirely within the Government’s discretion. �e properties are fur-
ther subleased to the Government and as such the Company recognizes rental income from these assets (see Note 21).

During the year, the Company recognised rental income of €10,610,010 (2024: €9,560,367) from investment properties. 
Direct operating expenses arising from investment property that generated rental income, comprising of the ground rent 
payable to the Lands Authority for the City Gate properties, amounted to €131,073 during the year under review (2024: 
€123,416).

Fair values of investment property

�e movement in the fair value of investment property comprises the movement in the fair value of the dominium direc-
tum and subsequent freehold of the MIA and VCP properties, as well as the right-of-use assets relating to the Parliament 
Building and Open Air �eatre.

�e fair value measurement of the investment properties as of each of 31 December 2025 and 2024 was based on a valu-
ation by an external, independent valuer, having appropriate recognised professional quali�cations and recent experience 
in the location and category of the property being valued. �e valuation obtained was adjusted to avoid double-counting 
of assets or liabilities that are recognised as separate assets and liabilities, as shown in the following table the lease liability 
remains recognised separately under IFRS 16.

2025

€

2024

€

Valuation obtained 254,249,700 249,249,799

Add back of recognised lease liabilities (Note 8) 3,689,383 3,501,877

Adjusted valuation as per Statement 
of Financial Position

257,939,083 252,751,676

�e fair value measurements for all of the investment properties have been categorised as a Level 3 fair value based on the 
inputs to the valuation technique used (see item (d) of Use of estimates and judgements within Note 2).

Valuation techniques and signi�cant unobservable inputs

�e following table shows the valuation technique used in measuring the fair value of the investment properties, as well as 
the signi�cant unobservable inputs used.

7. INVESTMENT PROPERTY - CONTINUED

VALUATION TECHNIQUE
SIGNIFICANT UNOBSERVABLE 

INPUTS

INTER-RELATIONSHIP BETWEEN 

KEY UNOBSERVABLE INPUTS AND 

FAIR VALUE MEASUREMENT

MIA

Discounted cash �ows: �e valuation model considers 
the present value of net cash �ows to be generated from 
the property, taking into account the current contractual 
rental payment terms and expected operational cash 
�ows upon reversion. �e operational cash �ows re�ect 
estimated normalised earnings, maintenance capital 
expenditure including contingency for reinvestment 
in buildings and obsolescence of past investments, 
management fees, and income tax, and an expected long-
term growth rate. �e resultant capital value is adjusted 
for purchaser’s acquisition costs. �e expected net cash 
�ows are discounted using risk-adjusted discount rates. 
Among other factors, the estimation of the discount rate 
used to discount the net cash �ows during the current 
contract period considers the time value of money and 
the credit risk of the incumbent tenant. �e estimation 
of the discount rate used to discount the operational cash 
�ows upon reversion considers the post-tax weighted 
average cost of capital (WACC) estimated to apply to the 
continued operation of the property as an international 
airport determined using the capital asset pricing model.

• Discount rate for the 
current contractual lease 
payments (2025: 4.9%; 
2024: 4.8%).

• Discount rate for the 
operational cash �ows 
upon reversion (2025: 
8.0%; 2024: 8.4%)

• Management fee as 
a % of EBITDA less 
maintenance capital 
expenditure (2025: 15%; 
2024: 15%)

• Long-term growth rate 
(2025: 2.0%; 2024: 2.0%)

�e estimated fair value 
would increase (decrease) if:

• either discount rate were 
lower (higher);

• the management fee 
were lower (higher); or

• the long-term growth 
rate were higher (lower).

VCP

Discounted cash �ows: �e valuation model considers the 
present value of net cash �ows to be generated from the 
property, taking into account the current contractual rental 
payment terms, projected reversion rental terms, expected 
annual in�ation re�ecting current market expectations 
and central bank policy, and the long-term growth rate in 
the tenant’s �nancial benchmark to which variable rental 
payments are linked. �e resultant capital value is adjusted 
for purchaser’s acquisition costs. �e expected net cash 
�ows are discounted using risk-adjusted discount rates. 
Among other factors, the estimation of the discount rate 
used to discount the �xed rental payments considers the 
time value of money and the credit risk of the tenant. �e 
estimation of the discount rate used to discount variable 
rental payments considers the pre-tax weighted average 
cost of capital (WACC) applicable to tenant’s operations 
determined using the capital asset pricing model.

• Discount rate for the 
�xed rental income 
(2025: 5.3%; 2024: 5.2%)

• Discount rate for the 
variable rental income 
(2025: 12.0%; 2024: 
11.9%)

• Expected in�ation (2025: 
2.0%; 2024: 2.0%)

• Long-term growth rate in 
variable rent benchmark 
(2025: 2.0%; 2024: 2.0%)

• Change in rental terms 
on reversion (2025: none; 
2024: none)

�e estimated fair value 
would increase (decrease) if:

• either discount rate were 
lower (higher);

• expected in�ation were 
higher (lower);

• the long-term growth 
rate were higher (lower); 
or

the rental terms on reversion 
were more (less) favourable 
to the lessor than the current 
contractual terms.

Parliament and OAT

Discounted cash �ows: �e valuation model considers the 
present value of net cash �ows to be generated from the 
property, taking into account the current contractual rental 
payment terms, projected renewal and reversion rental 
terms, expected annual in�ation, and expected restoration 
costs. �e expected net cash �ows are discounted using 
a risk-adjusted discount rate. Among other factors, the 
estimation of the discount rate considers the time value 
of money, the credit risk of the current tenant, spreads 
implied by relevant prime commercial property yields, the 
risks relating to potential changes in the renewal/revision 
rental terms beyond the current contractual rental period, 
as well as other risks related to the long-term nature of the 
agreement.

• Discount rate (2025: 
7.1%; 2024: 6.9%)

• Expected in�ation (2025: 
2.0%; 2024: 2.0%)

• Change in rental terms 
on renewal/reversion 
(2025: none; 2024: none)

�e estimated fair value 
would increase (decrease) if:

• either discount rate were 
lower (higher);

• expected in�ation were 
higher (lower); or

the rental terms on reversion 
were more (less) favourable 
to the lessor than the current 
contractual terms.

7. INVESTMENT PROPERTY - CONTINUED
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Sensitivity analysis

For the fair values of the investment properties, reasonably possible changes at the reporting date to one of the key as-
sumptions, holding other inputs constant, would have the following e�ects.

E�ect on pro�t or loss 2025 2024 

MIA: € €

Discount rate for the operational cash �ows upon reversion

- 0.5 percentage point increase (12,861,000) (9,921,000)

- 0.5 percentage point decrease 17,461,000 13,279,000

Long-term growth rate

- 0.25 percentage point increase 8,545,000 7,786,000

- 0.25 percentage point decrease (7,305,000) (6,800,000)

Management fee

- 5.0 percentage point increase (3,349,000) (2,876,000)

- 5.0 percentage point decrease 3,160,000 2,877,000

VCP:

Change in rental terms on reversion

- 5% favourable change 330,000 328,000

- 5% unfavourable change (330,000) (327,000)

Parliament and OAT:

Discount rate

- 0.5 percentage point increase (8,974,000) (9,209,000)

- 0.5 percentage point decrease 10,190,000 11,114,000

�e e�ects of reasonably possible changes to the key assumptions have been calculated by recalibrating the model values 
using the resultant alternative key assumption.

8. LEASES

As a lessee

As per the temporary emphyteutical lease agreement between the Company and the Government of Malta for the land 
forming part of the City Gate project, including the sites of the Parliament Building and Open Air �eatre, the Company 
incurs ground rents payable to the Lands Authority (see Note 7).

E�ect on pro�t or loss 2025 2024 

€ €

Lease liability recognised as at 1 January 3,501,877 3,479,383

Interest on lease liability for the year 157,779 145,910

Lease remeasurement remeasurement 160,800 -

Ground rents payable for the period (131,073) (123,416)

Lease liability recognised as at 31 December 3,689,383 3,501,877

7. INVESTMENT PROPERTY - CONTINUED

2025 2024 

€ €

Of which are:

Current lease liabilities 131,073 131,075

Non-current lease liabilities 3,558,310 3,370,802

Carrying amount 3,689,383 3,501,877

Maturity analysis - contractual undiscounted cash �ows 2025 2024 

€ €

Less than one year 131,073 131,074

One to �ve years 557,390 524,299

More than �ve years 9,961,401 9,377,576 9,961,401 9,377,576

Total undiscounted lease liabilities at 31 December 10,649,864 10,032,949

Amounts recognised in statement of pro�t or 2025 2024 

€ €

Lease remeasurement 160,801 -

Interest on lease liabilities 157,779 145,910

318,579 145,910

Amounts recognised in statement of cash �ows 2025 2024 

€ €

Total cash out�ow for leases 131,073 65,537

131,073 65,537

As a lessor

�e Company leases out its investment property, where these leases have been classi�ed as operating leases on the basis 
that they do not transfer substantially all of the risks and rewards incidental to the ownership of the assets.

Rental income recognised by the Company during 2025 was €10,619,010 (2024: €9,560,367). �is amount includes variable 
rental income amounting to €801,285 (2024: €496,707).

�e following table sets out a maturity analysis of lease payments, showing the undiscounted lease payments to be re-
ceived after the reporting date.

2025 2024 

€ €

Less than one year 7,694,193 10,365,597

One to two years 10,556,507 11,375,897

From two to 5 years 33,123,001 32,410,082

More than �ve years 236,017,110 247,286,536

Total 287,390,811 301,438,112

8. LEASES - CONTINUED
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9. CONTRACT ASSET AND SERVICE CONCESSION ARRANGEMENTS

On 29 December 2017, the Company entered into a contractual arrangement with the Housing Authority to make avail-
able sixteen residential blocks, totalling around (684) six hundred and eighty-four units that will be used for a�ordable 
housing purposes. During the construction phase, plans have been amended, and a decision was taken to abandon the 
plan to develop one of the sites and further units were in turn added to another site.

�e updated number of units has hence changed to seven hundred �fty-six (756) and this revised design and number of 
units has been formally captured in a new agreement with the Housing Authority. Excavation of the sites is complete. �e 
construction and �nishing phases of all the sites are expected to be fully completed by 2029 and thereafter the operating 
phase will follow with a remaining period up to 2053. As at 31 December 2025, 392 units, across a number of sites, have 
been completed and made available to tenants (2024: 392 units).

In line with the agreed terms, the Company has entitlement to cash �ows from rental of the respective units. Rates are 
contractually agreed and paid by the tenant, with the majority portion being received through a subsidy given by the Hous-
ing Authority. Although the Company is ultimately controlled by the Government of Malta and IFRIC 12 Service Conces-
sion Arrangements applies to public-to-private service concession arrangements, the Company nevertheless applies IFRIC 
12 in its entirety on the basis that it is driven as a commercial organization especially in view of its listing on the Malta 
Stock Exchange.

In this context, the infrastructure managed under these contracts cannot be recorded in assets of the operator as property, 
plant and equipment, but is recorded as a �nancial asset. During the construction phase, and until all relevant perfor-
mance obligations at the construction phase have been met by the Company, the �nancial asset is recorded as a contract 
asset, representing the Company’s conditional right to consideration in accordance with IFRS 15. During the construction 
phase revenue is recognised over time in the Statement of pro�t or loss and other comprehensive income. �e stage of 
completion of works was determined as the percentage of cost incurred up until the end of the reporting period relative to 
the total estimated cost (cost-to-cost method). During the construction phase, the Company recognises revenue as work 
progresses, with the costs incurred plus a mark-up for construction management services, re�ecting revenue recognised 
for services performed, recorded as a contract asset. Once the housing units are made available to the grantor, which in-
cludes both completed construction (at inception), the Company’s right to consideration becomes unconditional, and the 
contract asset is reclassi�ed as a �nancial asset in accordance with IFRS 9. �e Company applies the Financial Asset Model 
on the basis that it has an unconditional contractual right to receive cash from the grantor in accordance with IFRIC 12. 
Over time, the Company is required to maintain of apartments in a good state of repair.

�e service concession arrangement contains a signi�cant �nancing component as, although the housing units are made 
available to the grantor immediately once constructed, consideration is received by the Company in the form of rental pay-
ments over the whole duration of the concession. Finance income is thus recognised accordingly. A second performance 
obligation, covering the operation and upkeep of the units, is recognised over time during the concession. �e carrying 
amount of the �nancial asset increases as revenue is earned, while it decreases with payments received.

�e IFRIC 12 model prepared by management continues to be updated with the latest actual and projected costs to com-
plete and expected revenues to provide management and the Board with updated pro�tability projections, compared with 
original estimates.

�e latest �nancial model incorporates �nal bills for completed sites, with the majority of amounts payable to contractors 
now fully issued and the remaining bills being issued progressively. For uncontracted works, cost estimates are provided by 
the site architects assigned to each development. Based on historical experience, an estimated and precautionary 5% con-
tingency has been applied to these remaining phases to re�ect potential variability in the cost base, assuming that ongoing 
negotiations will be successfully concluded. �is contingency will result in an increase in costs amounting to €4.6 million 
(2024: €1.8 million). Despite this, the resulting stress-tested model continues to return a positive project internal rate of 
return (IRR), which is considered acceptable by the Board of Directors.

Upon termination of the emphyteutical grant, the Company is required to hand-over ownership, management and oper-
ation of all assets relating to all the revised 15 construction sites to the Housing Authority. During the term of the agree-
ment, the Company is entitled to cash-�ows relating to residential units even if these are vacant, with the only condition 
that entitles the Company to cash-�ows, being making such units available for use to the Housing Authority. �e Company 
may not however dispose, or change the use of, the properties during the period of the concession.

Income amounting to €14,018,020 (2023: €15,547,953) from both the construction and operating activity was recognised 
during the year ended 31 December 2025 and €83,344,833 (2024: €78,577,203) is cumulatively recognised in the Statement 
of Financial Position as a contract asset. No additional site was completed during 2025 and as at 31 December 2025, only 
three sites remain under construction. During the year, total cash�ows received from the Grantor and tenants in relation 
to concession services amounted to €4,287,450 (2024: €3,114,330), out of which revenue recognised in the Statement of 
pro�t or loss and other comprehensive income for the year ended 31 December 2025 is €428,745 (2024: €311,433) rep-
resenting the revenue generated from the operating phase. �e Company also received net cash in�ows amounting to 
€213,086 (2024: €326,690) from the lease of garage and centers during the year.

Costs in relation to construction amounting to €13,336,189 (2024: €14,896,852) were recognised in the Statement of 
pro�t or loss and other comprehensive income for the year ended 31 December 2025. �e di�erence between revenue 
and cost from the construction project during the period represents, in substance, project management fees and revenue 
recognised for the operation of the concessions, measured as separate stand-alone prices in line with the requirements of 
IFRIC 12.

Financial receivables are initially recognised at fair value and subsequently recognised at amortised cost using the e�ective 
interest method. �e implied interest rate on the �nancial receivable is based on the derived rate implicit in the discounted 
cash �ow model encompassing related terms and conditions within the Housing contract. Whenever there are revisions 
to estimated or contractual cash�ows, the Company assesses whether this results in a substantial modi�cation of terms 
or otherwise. If it is concluded that there is a substantial modi�cation of terms, management derecognises the �nancial 
receivable and recognises a new �nancial receivable at a new e�ective interest rate with a resulting charge or credit to 
pro�t or loss. If the modi�cation is not considered substantial, any revised estimated cash�ows are to be incorporated into 
the �nancial model at the original e�ective interest rate, with a charge or credit recognised in pro�t or loss under �nance 
income or �nance cost.

All the sites were completed by 2025 except for three sites. Two of these sites are expected to be completed by 2027, and 
the largest site to be fully completed by 2029. Contract of works for almost all the sites have been entered into and hence 
the cost for completion can be reliably estimated. �e Company has secured �nancing for the project based on initial es-
timates. Variations to the initial plans for various sites and additional number of units being constructed compared to the 
original plans have necessitated an increased estimated spend which has been approved by the Project Board. �e current 
liquidity arrangements cover agreements contracted to date on the respective sites.

Management remains con�dent in the successful execution and timely completion of the construction and �nishing 
phases across all project sites. �is conviction is underpinned by existing the €22 million credit agreement secured with 
the European Investment Bank (EIB) and the €28 million loan facility with Bank of Valletta (BOV) of which around €3 
million was already disbursed during the �rst quarter of 2026. �e facility with EIB is expected to be disbursed in 2026.

Revenue from service concession arrangements is split as follows: �e revenue from service concession arrangements 

2025 2024 

Revenue from Service concession arrangements € €

Construction and �nishing of blocks 3,064,027 16,621,434

Operation of housing facilities 428,745 311,433

3,492,772 16,932,867

2025 2024 

Contract asset € €

Balance as at 1 January 78,577,203 60,386,363

Revenue from service concession arrangement

(net of loss or gain on change in estimate)
3,875,211 17,080,573

Finance income (Note 25) 5,179,869 4,224,597

Cash received during the year (4,287,450) (3,114,330)

Balance as at 31 December 83,344,833 78,577,203

9. CONTRACT ASSET AND SERVICE CONCESSION  - CONTINUED
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in �e revenue from service concession arrangements in the above table is presented gross of direct ground rent paid to 
grantor but net of the losses (gain) from change in estimate during the years presented. During the year, the Company paid 
ground rent amounting to €147,708 (2024: €150,810). Moreover, during the periods under review, management has identi-
�ed changes in estimates relating to forecasted construction costs and timing of works. Changes in such estimates result in 
cumulative catch-up adjustments to the contract asset balance and are recognised as an increase or decrease in revenue in 
the period in which the estimates are revised as they represent a reassessment of the consideration attributable to services 
performed to date. Loss due to change in estimate netted from revenue during the year amounted to €10,525,248 (2024: 
gain due to change in estimate of €1,384,914).

Unsatis�ed long-term contracts

�e following table shows unsatis�ed performance obligations resulting from the Company’s service concession arrange-
ments.

2025 2024 

Aggregate amount of the transaction price allocated to: € €

Construction and �nishing of blocks 35,555,108 49,443,523

Operation of housing facilities 30,272,042 30,700,787

Management expects that the revenue with respect to the unsatis�ed performance obligations noted above will be rec-
ognised in the following accounting periods:

Within 1 year From 1 year Later than

Performance obligation to 5 years 5 years

Construction and �nishing of blocks 22,546,758 13,008,360 -

Operation of housing facilities 437,319 3,036,095 26,798,628

Liquidity streams covering the performance obligations will be spread over the course of the remaining concession period 
re�ecting payments from tenants and the Housing Authority for the use of residential units.

10. TRADE AND OTHER RECEIVABLES

2025 2024 

€ €

Trade receivables 776,159 306,585

Other receivables 180,352 69,311

Accrued income - 65,000

Financial assets at amortised cost 956,511 440,896

Prepaid expenses 259,113 277,380

Total trade and other receivables 1,215,624 718,276

Expected Credit Loss allowances are immaterial, and on that basis, all trade and other receivables are presented at their 
gross amounts.

Trade receivables and other receivables include €665,338 (2024: €22,416) and €8,441 (2024: 166,358) receivable from relat-
ed parties, respectively. Amounts owed by related parties are unsecured, interest free and repayable on demand.

9. CONTRACT ASSET AND SERVICE CONCESSION  - CONTINUED

11. CASH AND CASH EQUIVALENTS

For the purposes of the statement of cash �ows, cash and cash equivalents comprise the following:

2025 2024 

€ €

Cash at bank and in hand 6,435,462 3,612,609

12. FINANCIAL ASSETS AT FAIR VALUE THROUGH OTHER COMPREHENSIVE INCOME -                                             
DEBT INSTRUMENTS

�e Company classi�es its treasury bills (level 1 investments) as �nancial assets at FVOCI. �e fair value of such �nan-
cial instruments is based on quoted prices in active markets at the end of the reporting period. �e quoted price used for 
�nancial assets held by the Company is the current bid price.

2025 2024 

Investment Portfolio -

Financial assets at fair value through other comprehensive income - debt instruments - 10,675,311

During the year, the Company recognised net changes in fair value of €22,410 (2024: 375,419) in other comprehensive 
income (OCI).

�e �nancial assets’ fair value measurement was classi�ed as Level 1 within the fair value hierarchy. �ere were no trans-
fers between levels.

During the year, the Company disposed of its �nancial assets at FVOCI.

13. SHARE CAPITAL

2025 2024 

Authorised € €

250,000,000 Ordinary shares of €0.50 each 125,000,000 125,000,000

125,000,000 125,000,000

Issued and fully paid

208,206,593 Ordinary shares of €0.50 each 104,103,297 104,103,297

Issue costs (1,393,246) (1,393,246)

102,710,051 102,710,051

Share capital reconciliation:

2025 2024 

€ €

No. of shares issued as at 1 January 208,206,593 148,108,064

No. of shares issued during the year - 60,098,529

No. of shares issued as at 31 December 208,206,593 208,206,593

Par value (in EUR) 0.50 0.50

Share capital (in EUR) 104,103,297 104,103,297
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In 2024, as a result of the completion of the Rights Issue, the Company issued 60,098,529 ordinary shares with a nominal 
value of €0.50 each. �is resulted in an increase in the issued share capital by €30,049,265 gross of issue costs amounting to 
€634,357.

All Ordinary shares rank pari passu for all intents and purposes of the law and rank equally with regard to the Company’s 
residual assets. Holders of these shares are entitled to dividends from time to time and are entitled to one vote per share at 
general meetings of the Company.

14. RETAINED EARNINGS

�e retained earnings include non-distributable earnings as a result of the Revenue from service concession arrangements 
recognised on the A�ordable Housing project as per IFRIC 12. �ese earnings will become distributable once the Compa-
ny starts earning lease income.

In the Annual General Meeting held on 29 May 2025, an additional gross dividend of €4,538,904 or €0.0218 per share (net 
dividend of €3,858,068 or €0.0185 per share) was approved. Such was paid on 30 June 2025 to shareholders as at 29 April 
2025.

15. RESERVE FOR FAIR VALUE MOVEMENTS

�is reserve represents the cumulative net fair value gains, after deducting applicable deferred tax liabilities, arising from 
the revaluation of the Company’s investment properties and investments classi�ed as FVOCI. Changes in the fair value of 
investment properties are recognised in pro�t or loss, initially accumulated in retained earnings, and subsequently trans-
ferred to and accumulated within a separate reserve due to their unrealised nature. Fair value movements on investments 
classi�ed as FVOCI-debt instruments are recognised in other comprehensive income, and accumulated to this reserve 
until the assets are derecognised or reclassi�ed. �is amount is adjusted by the amount of the loss allowance. �e fair value 
movement on FVOCI instruments has been jointly presented with the reserve relating to the investment property as the 
former is immaterial to the �nancial statements.

During the year, the Company disposed of all of its FVOCI instruments and the cumulative unrealised fair value move-
ments of €270,468 previously recognised in other comprehensive income were recycled to pro�t or loss.

�e reserve is presented within equity and is not distributable.

16. OTHER RESERVES

As per article 82 of the Company’s Articles of Association, the Directors have set aside €553,328 (2024: €708,187) which 
equals 10% of the net pro�t of the Company excluding fair value movements net of deferred tax (see Note 28) and account-
ing entries in relation to the service concession arrangement (i.e. revenue, costs and �nance income) and adding back the 
actual income received from the housing arrangement during the year and allocated them to a non-distributable reserve. 
�e Directors may employ the reserve in the furtherance of the business of the Company as the Directors may from time 
to time think �t.

17. BORROWINGS

2025 2024 

Bank loans € €

Non-current 78,191,606 80,160,712

Current 5,138,856 4,214,488

83,330,462 84,375,200

�ese bank loans mature between 30 November 2029 and 13 March 2047.

13. SHARE CAPITAL - CONTINUED

2025 2024 

Bank loans 2.29% 2.15%

Reconciliation of Liabilities Arising from Financing Activities:

�e weighted average e�ective interest rates for the Company’s bank borrowings as at the end of the reporting period are 
as follows:

Liabilities Opening principal Additions Repayments Closing principal 

€ € € €

Loans and borrowings 84,375,200 3,336,737 (4,381,475) 83,330,462

All loans are denominated in Euro.

�e Company retained its guarantee facility obtained from Bank of Valletta amounting to €62.06m (2024: €62.06m) to 
secure the performance of its �nancial obligations in favour of other �nancial institutions as prescribed in the loan agree-
ments. �e guarantee facility is subject to interest payable on the amount of the guarantee which forms part of the �nance 
costs in the Statement of pro�t or loss and other comprehensive income.

Further to the above, the Company’s loan facilities with foreign banks are subject to several �nancial covenants; however, the 
obligation to comply with these covenants is not currently in e�ect. �ese requirements are not applicable during the period 
in which the related guarantee is fully in force. Once active, the �nancial covenants will be tested semi-annually, based on the 
Company’s interim and annual audited �nancial statements and shall comply at any time with the following �nancial ratios 
unless otherwise agreed in writing with the Financial Institution:

(a) the ratio of Borrowings to Paid In Capital and Retained Earnings shall be lower than 200%
(two hundred per cent);

(b) the ratio of Total Liabilities to Total Assets shall be lower than 50%
(�fty per cent);

(c) the ratio of Cash Reserves to Current Liabilities shall be higher than 125%
(one hundred twenty-�ve percent);

(d) the ratio of Total Liabilities to Total Equity shall be lower than 150%
(one hundred �fty percent);

(e) the ratio of Cash Flow from Operations to Debt Service and Dividends Paid shall be higher than 100%
(one hundred per cent);

(f ) the Debt Service Cover Ratio shall be higher than 1.5x.

During 2026, the Company secured a €28 million credit facility from Bank of Valletta (BOV) which will be split into two 
tranches. Tranche 1 amounting to €5.0 million was already available as at end of 2025, and of this facility €3.4 million was 
already drawn and disbursed. �e remaining €23.0 million Tranche 2 is conditional upon the prior written consent of the 
institutional lenders of the Company so that the related security for the new facility can be put in place. As at report date, 
the Company received formal written consent from EIB dated 27th April 2026, while approval in principle was also received 
from CEB on the same date, with the remaining CEB procedures to formalize the agreement currently in progress. Once the 
requisite formal CEB consent is obtained and the security documentation is executed, drawdowns under the facilities are 
expected in 2026.

Moreover, the Company also has an approved €22.0 million loan from EIB speci�cally designated for the development and 
construction of the Luqa site, which is still unutilised as at the end of the year. Although this facility is subject to multiple 
disbursement conditions, disbursement is expected during 2026 on the basis of the formal EIB written consent dated 27th 
April 2026. 

17. BORROWINGS - CONTINUED
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As at 31 December 2025 and 2024, the bank facilities were mainly secured as follows:

(a) General hypothec over the assets of the Company for the Guarantee Facility of €62,055,000.

(b) Second special hypothec of €62,055,000 over the emphyteutical lease of the Housing Authority sites being developed;

(c) Pledge on Receivables amounting to €750,000 per annum;

(d) Assignment of rights and deed on City Gate receivables

Maturity of non-current borrowings:
2025 2024 

€ €

Between 1 and 2 years 5,714,658 4,875,222

Between 2 and 5 years 17,218,906 16,175,561

Over 5 years 55,258,042 59,109,929

78,191,606 80,160,712

18. CAPITAL CREDITORS

2025 2024 

€ €

Non-current 1,876,263 1,154,724

Current 3,980,582 5,462,652

5,856,845 6,617,376

�e non-current balance amounting to €1,876,263 (2024: €1,154,724) represents amounts owed to contractors for works 
carried out in relation to the A�ordable Housing project that are repayable after one year as per signed contractual agree-
ments, including retentions that are due upon completion of works Hence, it is classi�ed as a non-current liability.

�e current balance amounting to €3,980,582(2024: €5,462,652) relates to the A�ordable Housing project and is due within 
the coming year. Hence, it is classi�ed as a current liability.

�e current capital creditors also include €402,204 (2024: €258,985) which are due to related parties. �ese balances are 
unsecured, interest free and repayable on demand.

19. TRADE AND OTHER PAYABLES
2025 2024 

€ €

Trade payables 374,783 195,081

Intercompany payable 204,928 73,854

Dividends payable 55,797 50,238

Social security 14,586 11,720

Interest payable on borrowings 866,671 911,434

Other payables 277,164 331,075

Total �nancial liabilities at amortised cost 1,793,929 1,499,548

Deferred ground rent (Deferred income) 4,673,537 272,722

Total trade and other payables 6,467,466 1,772,270

Deferred ground rent (deferred income) mainly comprises advance collections of ground rent from Parliament and the 
Open-Air �eater under long-term lease arrangements.

Intercompany payables are unsecured, non-interest bearing and are repayable within one year.

17. BORROWINGS - CONTINUED

20. PROVISION FOR LIABILITIES AND CHARGES

Provision for liabilities 

and charges

Provision for litigations 

and claims

Total

€ € €

Balance as at 1 January 2025 652,361 - 652,361

Movement - 1,079,633 1,079,633

Balance as at 31 December 2025 652,361 1,079,633 1,731,994

Provision for liabilities 
and charges

Provision for litigations 

and claims

Total

€ € €

Balance as at 1 January 2024 301,590 - 301,590

Movement 350,771 - 350,771

Balance as at 31 December 2024 652,361 - 652,361

During the year, the Company recognised a provision of €1.1 million (2024: nil) related to contractor claims. �e claims 
concern alleged outstanding payments for works performed, other related costs and damages. �e Company is reviewing 
the merits of the claims and is also considering potential counterclaims.

The amounts recognised reflects management’s best estimate of the amount required to settle the obligation as at the 
reporting date. �e provision has been developed in consultation with the Company’s legal counsel. �e ultimate outcome 
may di�er materially due to uncertainties in the legal proceedings.

As part of its ongoing commitment to the Housing Project, the Company has recognised a provision of €652,361 in 2025 
(2024: €652,361). �is provision for anticipated maintenance expenses is contractually required to be undertaken for the 
continued upkeep and preservation of the developed properties during the concession period.

�e amount has been determined based on management’s best estimate of expected costs over the economic life of the 
properties, developed in consultation with the project’s architects and technical advisors. Their input, particularly on 
the expected durability and maintenance cycles of key building components, has been instrumental in shaping the cost 
assumptions underpinning this estimate.

�e provision is being built up progressively, with annual charges to pro�t or loss aligned with the expected pattern of 
maintenance needs and the provision as at period end re�ects solely the conditions as at that reporting date. Cash out�ows 
are expected to occur periodically throughout the lifecycle of the assets, with more signi�cant expenditure anticipated 
at de�ned maintenance intervals. As the Housing Project continues to expand and more residential units are delivered, 
the provision will be closely monitored and adjusted as necessary to re�ect updated assessments of current maintenance 
obligations.

21. RENTAL INCOME

Rental income comprises the consideration receivable from MIA and VCP by way of ground rent in respect of the 
temporary emphyteusis granted, rental income receivable from the Government of Malta for the Open Air �eatre and 
the Parliament Building pursuant to a lease agreement, rent receivable from tenants in respect of garages being leased at 
various Housing sites and rent receivable from the Health Care Clinic in Siggiewi. All rental income is recorded over time 
based on the time of the rental period and is recorded in the statement of pro�t or loss and other comprehensive income. 
Rent advances received are included as deferred ground rent in trade and other payables (Note 19).
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Year ended 31 

December 2025

Year ended 31    
December 2024

€ €

Fixed and indexed rental income from temporary emphyteusis 2,212,771 2,136,697

Variable rental income from temporary emphyteusis 801,285 496,707

Rental income from sublease of City Gate 7,351,541 6,794,501

Rents from garages and other properties 253,413 132,462

10,619,010 9,560,367

Indexed rental income from temporary emphyteusis pertains to rent increases for MIA and VCP as follows:

(a) For MIA, a 15% on the ground rent in the preceding 5 year terms from initiation of rent arrangement.

(b) For VCP, the higher of 10% of ground rent or the index of in�ation every subsequent �ve 12- month period from 
 initiation of rent arrangement.

On the other hand, variable rental income from temporary emphyteusis is based on 15% of VCP’s aggregate revenue from 
rental income and 10% of VCP’s aggregate revenue from passenger and cruise liner operations and all other activities 
derived during the year then ended.

22. EXPENSES BY NATURE

Year ended 2025 Year ended 2024 

€ €

Employee bene�t expenses (Note 23) 578,708 353,808

Professional fees 450,924 87,775

Housing maintenance costs 319,324 -

Legal fees 226,390 130,749

Directors’ emoluments (Note 24) 132,980 114,547

Outsourced employees 97,352 6,300

Recruitment expense 60,630 23,463

Lease of premises 45,583 20,000

Depreciation of property, plant and equipment (Note 6) 31,075 18,607

Printing & advertising 6,952 10,110

Other expenses 399,792 317,186

2,349,710 1,082,545

Housing maintenance costs relate to routine maintenance, repair and minor refurbishment works carried out across the 
A�ordable housing properties during the year.

Legal fees relate to costs incurred for external legal and professional advisory services, including general legal support, 
documentation, governance-related matters, and other advisory services.

Other expenses mainly include property insurance, software license fee, and Malta Stock Exchange fee. 

21. RENTAL INCOME - CONTINUED

Auditor’s fees

Professional fees includes fees charged by the audit �rm for services rendered during the �nancial years ended 31 
December 2025 and 2024 relate to the following:

Year ended                                

31 December 2025

Year ended                               
31 December 2024

€ €

Annual statutory audit 126,000 65,746

126,000 65,746

23. EMPLOYEE BENEFIT EXPENSES

Year ended                                

31 December 2025

Year ended                               
31 December 2024

€ €

Wages and salaries 550,993 336,777

Social security costs 27,714 17,031

578,708 353,808

Employee bene�t expenses increased primarily as a result of the recruitment of procurement and facilities teams during 2025 
and the addition of further employees towards the end of the year. Accordingly, the average number of persons employed 
during the year increased to 9 (2024: 7).

24. DIRECTORS’ EMOLUMENTS

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

€ €

Robert Suban (appointed 9 April 2014) 20,500 19,167

Miguel Borg (appointed 22 June 2022) 23,000 20,833

Victor Carachi (resigned 3 February 2026) 19,875 15,625

Desiree Cassar (appointed 30 March 2023) 14,875 11,667

Tania Brown (resigned 3 February 2026) 14,875 12,708

David Mallia (retired on 30 May 2024; appointed 29 May 2025 9,042 5,190

Johan Farrugia (Chairman – appointed 30 May 18,958

Marvin Gaerty (appointed 24 November 2025) 7,896 -

Marlene Mizzi (Chairperson – resigned 30 May 10,399

132,980 114,547

25. FINANCE INCOME

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

€ €

Finance income - Cash at bank 10,170 -

Finance income - A�ordable Housing (Note 9) 5,179,869 4,224,597

Other income - 3,424

FVOCI-debt instruments: Gain on derecognition reclassi�ed from OCI 270,468 127,361

5,460,507 4,355,382

22. EXPENSES BY NATURE - CONTINUED
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26. FINANCE COSTS

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

€ €

Finance cost on lease liability (Note 8) 157,779 145,910

Loss from change in estimate (Note 8) 160,800 -

Loan interest expense 3,359,961 3,405,694

Bank charges and fees 102,895 106,658

3,781,435 3,658,262

27. TAX (EXPENSE) / CREDIT 

�e tax (expense) / credit for the year is made up as follows:

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

€ €

Current tax expense (2,372,241) (2,265,007)

Deferred tax credit 66,070 2,531,295

Tax (expense) / credit (2,306,171) 266,287

�e tax on the Company’s pro�t before tax di�ers from the theoretical amount that would arise using the basic tax rate as 
follows:

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

€ €

Pro�t before tax 4,212,729 6,135,687

Tax expense on pro�t at 35% (1,474,455)
(2,147,490)

Tax e�ect of:

Income subject to 15% �nal withholding tax (491,646) 593,077

Income subject to 10% �nal withholding tax - (311,433)

Income subject to 5% �nal withholding tax (214,299) -

Income not chargeable for tax purposes 3,293,432 2,191,214

Expenses not deductible for tax purposes (5,806,835) (1,408,327)

Tax rules applicable to immovable property 1,881,663 877,648

Maintenance allowance 505,969 471,598

(2,306,171) 266,287

28. DEFERRED TAX

Deferred tax is provided using the liability method for temporary di�erences arising on the lease liability and movements 
in the fair value of immovable investment property. With respect to MIA and VCP, being owned investment properties, 
the calculation of the deferred tax provision for the year ended 31 December 2025 is calculated on the taxation rules on 
capital gains upon a transfer of immovable property implemented through Act XIII of 2015. With e�ect from 1 January 
2015, the rate of income tax applicable is a �nal withholding tax of 8% on the value of the property. On the Company’s sub-
leased investment properties (City Gate), the Company has rebutted the presumption of recovering the carrying amount 
of the investment property through sale and as a result deferred tax is measured using an the applicable enacted tax rate 

�e deferred tax balance represents:
2025 2024

Temporary di�erences on: € €

Investment properties 47,460,479 47,474,044

Lease Liability (1,032,957) (980,452)

46,427,522 46,493,592

�e movement of the deferred tax balance is as follows:
2025 2024

€ €

Balance as at 1 January 46,493,592 -

Movement (66,070) 46,493,592

Balance as at 31 December 46,427,522 46,493,592

29. EARNINGS PER SHARE

Earnings per share is calculated by dividing the pro�t attributable to owners of the Company by the total weighted average 

2025 2024

Pro�t for the year (€) 1,906,558 6,401,973

Total number of ordinary shares in issue 148,108,064 148,108,064

Total number of rights issue 60,098,529 60,098,529

Total number of shares 208,206,593 208,206,593

Earnings per share (€ cents) 0.92 3.39

Note: �ere are no instruments or elements in issue that would dilute earnings per share.

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

€ €

Issued ordinary shares at 1 January 208,206,593 148,108,064

E�ect of rights issue in April 2024 - 40,829,638

Weighted-average number of ordinary shares at 31 December 208,206,593 188,937,702

30. DIVIDENDS

2024  Final Dividend 2025  Interim Dividend Total

€ € €

Dividends paid on ordinary shares:

Gross 4,538,904 - 4,538,904

Tax at source (680,836) - (680,836)

Net 3,858,068 - 3,858,068

Dividends per share (cents) 1.85 - 1.85

Note: Dividends per share are calculated on the basis of the total number of ordinary shares on the date of the dividend 
payment (equivalent to shares at year-end).

27. TAX (EXPENSE) / CREDIT - CONTINUED
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31. CASH GENERATED FROM OPERATIONS

Reconciliation of pro�t to cash generated from operations:

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

€ €

Net pro�t before tax 4,212,729 6,135,688

Finance income (5,460,507) (4,355,382)

Finance cost 3,781,435 3,658,262

Change in fair value of investment property (5,187,407) 4,724,498

Operating (loss) / pro�t (2,653,750) 10,163,065

Adjustments for:

Net contract asset revenue 9,843,417 (2,036,015)

Depreciation of property, plant and equipment (Note 6) 31,075 18,607

Provision for liabilities and charges 1,079,633 350,771

Changes in working capital:

Trade and other receivables (1,092,873) 56,519

Trade and other payables 4,810,677 (519,961)

Cash generated from operations 12,018,179 8,032,988

32. RELATED PARTY TRANSACTIONS

�e only major shareholder of the Company is the Government of Malta through its 81.94% (2024: 81.94%) shareholding. 
�e remaining 18.06% (2024: 18.06%) of the shares are held by the public. Other related entities with whom the Company 
transacts include the following:

• Projects Plus Limited

• Housing Authority

• Social Projects Management Limited

• Primary Health Care

• Lands Authority

• Parliament of Malta

• Arts Council Malta (Piazza Teatru Rjal)

�e above entities are deemed to be related parties due to the fact that they are all owned and managed by Government.

�e Company is applying the exemption of disclosing transactions with other entities which are controlled or joint 
controlled by the Government of Malta. �e Company is disclosing the following information to enable the users of the 
�nancial statements to understand the e�ect of related party transactions on the �nancial statements for transactions that 
are either individually or collectively signi�cant:

Year ended                               

31 December 2025 

Year ended                               
31 December 2024 

Government of Malta € €

City Gate ground rent paid to Government (131,073) (131,073)

Parliament lease income from Government 5,563,646 5,006,605

Recharge of expenses to Parliament 127,331 108,659

Open Air �eatre lease income from Government 1,787,896 1,787,896

Projects Plus Limited

Professional service fees to Projects Plus Limited (143,219) (600,150)

Housing Authority

Ground rent to Housing Authority (147,709) (147,709)

A�ordable Housing rent from grantor 3,734,214 2,722,364

Primary Health Care

Rent for Health Care Centre in Siggiewi 150,060 149,023

Social Projects Management Limited

Professional fees to SPM limited 8,441 8,441

Year end balances with related parties, arising principally from the transactions referred to previously, are disclosed in 
Notes 8, 9, 10,18 and 19 to these �nancial statements. Such balances are unsecured, interest free and repayable on demand, 
unless stated otherwise in the respective notes.

Key management personnel comprise of the Directors of the Company. Key management compensation, consisting of 

Directors’ remuneration has been disclosed in Note 24.

33. CONTINGENT LIABILITY

During the year, an article in the local media was published noting how parts of the Parliament building, including 
bridges connecting the two wings, will be closed down temporarily due to suspected structural de�ciencies. �e article 
indicated that the said de�ciencies have emerged since the building’s opening in 2015. Upon being made aware of this 
defect, the Company has appointed an architect with the task of surveying the area. From discussions with the architect 
and on the basis of initial surveys provided, the Directors are of the opinion that these de�ciencies resulted out of a design 
�aw. On this basis, and on the provisions of the relevant legislation, the Directors believe that the Company does not 
have an obligation to either carry out or to pay for any repairs to the Parliament building arising from the said structural 
de�ciencies. Accordingly, no provision or liability was accounted for in these �nancial statements. �e Directors will 
continue to monitor this case as it unfolds.

34. RECLASSIFICATION

Comparative �gures in relation to the Company’s Revenue from service concession arrangements and Finance income 
have been reclassi�ed to conform with the current year’s presentation of �nancial statements. More speci�cally, the 
revenue from service concession arrangement (see Note 9) is now presented net of gain from change in estimate which in 
the comparative period amounted to €1,384,914. �at amount was previously included as part of �nance income. With the 
change in presentation, it is therefore no longer forming part of �nance income (see Note 25). �e reclassi�cation has been 
re�ected in the Statement of pro�t or loss and other comprehensive income, whilst the impact on cash�ow line items was 
re�ected in Note 31. �e impact of such reclassi�cation on prior period is deemed immaterial.
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35. STATUTORY INFORMATION

Malita Investments p.l.c. is a public limited liability Company and is incorporated in Malta, with its registered address at 
Aries House Level 1, 29, Sqaq Tal- Hlas, Zebbug, Malta. �e ultimate controlling party of Malita Investment p.l.c. is the 
Government of Malta.

36. SUBSEQUENT EVENTS

On 16 January 2026, the Company strengthened its executive leadership structure through the appointment of Ms 
Marlene Attard as Chief Executive O�cer and Mr Stephen McCarthy as Chief Financial O�cer. Ms Attard assumed 
responsibility for the overall strategic direction and operational oversight of the Company, while Mr McCarthy assumed 
responsibility for the Company’s �nancial management, reporting, and control environment. In conjunction with these 
changes, Mr Marvin Gaerty transitioned from Executive Chairman to Non-Executive Chairman.

On 3 February 2026, the Company announced further changes to its governance structure. Mr Victor Carachi and Ms 
Tania Brown resigned from the Board of Directors. On the same date, Dr Desiree Cassar resigned from her position as 
Company Secretary. Dr Cassar will continue to serve as a Non-Executive Director. Furthermore, the Government of 
Malta, in its capacity as majority shareholder, exercised its rights to appoint Mr Roderick Psaila and Ms Carmela Ciantar 
as Directors of the Company. Following their appointment, the Board appointed Mr Psaila as Non-Executive Chairman. 
Mr Gaerty, who previously served as Chairman, will continue to serve as a Non-Executive Director. �e Company also 
appointed Dr Mauro Magro as Company Secretary with e�ect from the same date.

On 24 February 2026, the Company further announced the resignation of Ms. Amanda Desira from her position as Chief 
Operations O�cer. Following the resignation of the COO, Management has implemented alternative arrangements 
to ensure continuity of operational oversight and e�ective execution of the Company’s activities. �e associated 
responsibilities will be assumed through the appointment of an Asset Project Manager and a Head of Corporate 
Governance, supported by existing senior management. No interim COO has been appointed, and the Board continues 
to assess the operational requirements of the Company and will consider the appointment of a COO or equivalent role 
should it be deemed appropriate, taking into account the Company’s current structure, scale of operations, and governance 
needs. �e Board considers current arrangements su�cient to ensure continuity of operations.

Furthermore, subsequent to year end, the Company has secured an additional facility of €28 million from BOV to 
address its funding requirements for the Housing Project which, alongside the €22 million facility provided by EIB, will 
be su�cient to close the project. Drawdown under these two facilities is conditional upon the prior written consent of 
the institutional lenders of the Company so that the related security for the new facility can be put in place. As at report 
date, the Company received formal written consent from EIB dated 27th April 2026, while approval in principle was 
also received from CEB on the same date, with the remaining CEB procedures to formalize the agreement currently in 
progress. Once the requisite formal CEB consent is obtained and the security documentation is executed, drawdowns 
under the facilities are expected in 2026. 

37. SUBSEQUENT EVENTS – NATIONAL AUDIT OFFICE INVESTIGATION

Furthermore, the Company received correspondence from the National Audit O�ce (NAO) indicating its intention to 
initiate an investigation relating to compliance with applicable public listed company regulatory requirements. As at 
the date of approval of these �nancial statements, the investigation has not yet commenced. �e Company has formally 
responded and con�rmed its willingness to fully cooperate and provide any information requested by the NAO, subject to 
NAO’s con�rmation that the Company will remain compliant with market abuse regulation and applicable data protection 
requirements. As of the date of approval of these �nancial statements, the Company is not aware of the speci�c scope of 
the investigation at this stage. Based on the information currently available, management is not aware of any breach of 
regulations and is therefore unable to determine the outcome of any potential investigation. Accordingly, no adjustment 
has been made to these �nancial statements in respect of this matter. �e directors will continue to monitor developments 
surrounding this matter
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