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Future Developments
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Events after the reporting period 

1
Financial Reporting Framework

All events occuring after the balance sheet date until the date of authorisation for issue of these
financial statements and that are relevant for valuation and measurement as at 31 December 2023
for the Company are included in these financial statements. 

The results for the year are set out in the statement of comprehensive income on page 10.

The Board of Directors paid a dividend of €2,510,000 (2022 : €33,105,892), net of taxation.

The directors expect to attain and enhance the Company's present level of revenue and continue to
register positive results in the coming years.

The directors have prepared the Company's financial statements for the year ended 31 December
2023 in accordance with the International Financial Reporting Standards as adopted by the
European Union, and the requirements of the Maltese Companies Act, 1995 (Chapter 386, Laws of
Malta).

Given the company's financing structure and the positive net assets position attained by the
company by the end of the current financial year, the directors consider the company's state of
affairs as at the close of the financial year to be satisfactory.

Carmelo Stivala Group Limited

The Board of Directors is hereby presenting its annual report together with the audited financial
statements of the Company for the year ended 31 December 2023.

Mr. Martin John Stivala
Mr. Michael Stivala

The Directors of the Company since the beginning of the year up to the date of this report were:

During the year ended 31 December 2023, the Company's profitability increased substantially
when compared to prior years due to a higher increase in fair value of the investment properties
and sale of intangible asset. The Company generated a profit before tax of €77,095,657 (2022:
€30,827,962).

The Company is principally engaged in renting properties to its subsidiaries. It is also a holding
company.

Mr. Ivan Stivala
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Carmelo Stivala Group Limited 

Directors' Report 
for the year ended 31 December 2023 

Auditors 

A resolution to re-appoint HLB CA Falzon as auditors of the company will be proposed at the 

forthcoming annual general meeting. HLB CA Falzon have expressed their willingness to continue 

in office. 

Mr. Michael Stivala - Director 

Registered Office 

143, 

The Strand, 
Gzira 
Malta 

29 April 2024 

Mr.Mar 
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Carmelo Stivala Group Limited 

Statement of Directors' Responsibilities 

The Companies Act, Cap. 386 of the Laws of Malta requires the directors of Carmelo Stivala 

Group Limited to prepare annual financial statements for each financial year which give a 

true and fair view of the state of affairs of the Company as at the end of the financial year and 

of the profit or loss of the Company for the year in accordance with the requirements of 

International Financial Reporting Standards as adopted by the European Union. 

In preparing such financial statements, the directors are required to: 

- adopt the going concern basis unless it is inappropriate to presume that the company will

continue in business;

- select suitable accounting policies and apply them consistently from one accounting year to

another;

- make judgments and estimates that are reasonable and prudent; and

- account for income and charges relating to the accounting year on the accruals basis.

The directors are responsible for keeping proper accounting records which disclose with 

reasonable accuracy at any time, the financial position of the Company and to enable them to 

ensure that the financial statements have been properly prepared in accordance with the 

provisions of the Companies Act, Cap. 386 of the Laws of Malta. 

The directors 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. 

The directors are not required to prepare consolidated financial statements in consequence of 

the company being exempt from the obligation to prepare such financial statements since the 

company is a wholly-owned subsidiary company of an immediate parent company. 
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Independent Auditors' Report 
to the members of Carmelo Stivala Group Limited 

Report on the Audit of the Financial Statements 

Opinion 

We have audited the accompanying financial statements of Carmelo Stivala Group 

Limited ('the Company'), set out on pages 10 to 48, which comprise the statement of 
financial position as at 31 December 2023, and the statement of comprehensive income, 
statement of changes in equity and the statement of cash flows for the year then ended, 
and notes to the financial statements, including a summary of significant accounting 
policies and other explanatory notes. 

In our opinion, the accompanying financial statements give a true and fair view of the 
financial position of the Company as at 31 December 2023, and of its financial 
performance and its cash flows for the year then ended in accordance to the International 
Financial Reporting Standards as adopted by the European Union and have been properly 
prepared in accordance with the requirements of the Companies Act, 1995 (Chapter 386, 
Laws of Malta). 

Basis for Opinion 

We conducted our audit in accordance with International Standards on Auditing (ISAs). 
Our responsibilities under those standards are further described in the Auditor's 

Responsibilities for the Audit of the Financial Statements section of our report. We are 
independent of the Company in accordance with the International Ethics Standards Board 
for Accountants' Code of Ethics for Professional Accountants (IESBA Code), together with 
the ethical requirements that are relevant to our audit of the financial statements in 
accordance with the Accountancy Profession (Code of Ethics for Warrant Holders) 
Directive issued in terms of the Accountancy Profession Act (Cap.281) in Malta, and we 
have fulfilled our other ethical responsibilities in accordance with the IESBA code. We 
believe that the audit evidence we have obtained is sufficient and appropriate to provide a 
basis for our opinion. 

Key Audit Matters 

Key Audit Matters are those matters that are intended to describe the matters selected 
from those communicated with the directors that, in our professional judgment, were of 

most significance in our audit of the financial statements as a whole, and in forming our 
opinion thereon. 

We do not provide a separate opinion on these matters. 
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Independent Auditors' Report 
to the members of Carmelo Stivala Group Limited 

Investment properti1 valuations 

Kev audit matter 

The Group's investment property comprises of Offices, Commercial and Residential 
premises, amounting to €352,558,968 as disclosed in Note 15. This represents 80% of the 

Company's total assets as of 31 December 2023. A full revaluation assessment was carried 

out on all the properties in accordance with accounting policy s. Valuation reports were 
obtained from third party qualified valuers for all of the Group's properties, classified as 

investment property. The valuation of the Group's property portfolio is inherently 
subjective due to, among other factors, the individual nature of each investment property, 
its location and the expected future returns. Due to the significance of this investment 
property, and the dependency of the Company on this asset, we have considered that this 

is a key audit matter. 

How the scope of our audit responded to the risk 

Our procedures in relation to the valuation of the properties included: 
- Reviewing the methodologies used by the external valuers and by management to
estimate the fair value for all prorerties. We confirmed that the valuation approach for 
each property was suitable for use in determining the carrying value of properties as at 31 
December 2023. 
- Testing the mathematical accuracy of the calculations derived from each model.

- Assessing the key inputs in the calculations such as revenue growth and discount rate,
by reference to management's forecasts, rental agreements for investment property, data
external to the Group and our own expertise.
- Considering the appropriateness of the fair values estimated by the external valuers

based on our knowledge of the industry.

- Considering the potential impact of reasonably possible changes in the key assumptions
underlying the valuations. We challenged the Company's valuations to assess whether

they fell within a reasonable range of the expectations developed. Management were able
to provide explanations and refer to appropriate supporting evidence.

We have also assessed the relevance and adequacy of the disclosures relating to this 
investment property in accounting policy note s) and in note 15 to the financial 

Recoverabilitt1 of deferred tax asset 

Kev a:udit matter 

As at 31 December 2023, the Group has recognised a deferred tax liability amounting to 
€28,589,635 arising primarily from deductible temporary differences in respect of asset 
revaluations that it believes are payable. The payability of recognised deferred tax 
liability is in part dependent on the Company's ability to generate future taxable profits 
sufficient to utilise deductible temporary differences. We have determined this to be a key 
audit matter, due to the inherent uncertainty in forecasting the amount and timing of 
future taxable orofits and the reversal of temoorarv difference. 
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Independent Auditors' Report 
to the members of Carmelo Stivala Group Limited 

Relevant references in the annual report and financial statements: 

-Accounting policy: notes 2.i

-Note on Deferred Tax: note 19
- Judgements in applying accounting policies and key sources of estimation uncertainty:

Note3

How the scope ofour audit responded to the risk 

We ensured that IAS 12 Income Taxes has been correctly applied in respect of deferred 
tax, paying particular attention to the following situations the revaluation of an asset. 

We assessed the accuracy of forecast future taxable profits by evaluating historical 
forecasting accuracy and comparing assumptions with our expectations of those 
assumptions derived from our knowledge of the industry and our understanding 
obtained during the audit. 

Findings 

We are satisfied that the deferred tax asset has been properly recognised and measured in 
view of the fact that taxable profits will be available against which the deductible 
temporary differences can be utilized. 

Other matter 

The financial statements of Carmelo Stivala Group Limited for the year ended 31 
December 2019 were audited by another auditor who expressed an unmodified opinion 
on those financial statements on 21 April 2020. 

Other Information 

The directors are responsible for the other information. The other information comprises 
the Directors' Report, but does not include the financial statements and our auditors' 
report thereon. 

Our opinion on the financial statements does not cover this information, including the 
Directors' Report, and we do not express any form of assurance conclusion thereon. 

In connection with our audit of the financial statements, our responsibility is to read the 
other information and, in doing so, consider 1:Vhether the other information is materially 
inconsistent with the fin�cial statements or our knowledge obtained in the audit, or 
otherwise appears to be materially misstated. 

With respect to the Directors' Report, we also considered whether the Directors' Report 
includes the disclosures required by Article 177 of the Maltese Companies Act (Cap.386) . 

. Based on the work we have performed, in our opinion: 

- the information given in the Directors' Report for the year ended 31 December 2023 is
consistent with the financial statements ; and
- the Directors' Report has been prepared in accordance with the Maltese Companies Act
(Cap.386).
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Independent Auditors' Report 
to the members of Carmelo Stivala Group Limited 

In addition, :in light of the knowledge and understand:ing of the Company and its 
environment, obtained :in the course of the audit, we are required to report if we have 
identified material misstatements :in the Directors1 Report. We have nothing to report on 
this regard. 

Responsibilities of the Directors and Those Charged with Governance 

The directors are responsible for the preparation of the financial statements that give a 
true and fair view in accordance with the International F:inancial Reporting Standards as 
adopted by the European Union, and for such :internal controls as the directors determine 
is necessary to enable the preparation of financial statements that are free from material 
misstatement, whether due to fraud or error. 

In prepar:ing the f:inancial statements, the directors are responsible for assess:ing the 
Company's ability to continue as a going concern, disclos:ing, as applicable, matters 
related to going concern and using the going concern basis of accounting unless the 
directors either :intend to liquidate the Company or to cease operations, or have no 
realistic alternative to do so. 

Misstatements can arise from fraud or error and are considered material, if, :individually 
or :in the aggregate, they could reasonably be expected to :influence the economic decisions 
of users taken on the basis of these f:inancial statements. 

Auditors' Responsibilities for the Audit of the Financial Statements 

Our objectives are to obtain reasonable assurance about whether the financial statements 
as a whole are free from material misstatement, whether due to fraud or error, and to 
issue an auditor1s report that :includes our opinion. 

Reasonable Assurance is a high level of assurance, but is not a guarantee that an audit 
conducted in accordance with International Standards on Auditing (ISAs) will always 
detect a material misstatement when it exists. Misstatements can arise from fraud or error 
and are considered material if, :individually or in the aggregate, they could reasonably be 
expected to :influence the economic decisions of users taken on the basis of these. 

As part of an audit in accordance with International Standards on Auditing (ISAs), we 
exercise professional judgment and maintain professional scepticism throughout the 
audit. We also: 

- Identify and assess the risk of material misstatement of the f:inancial statements, whether
due to fraud or error, design and perform audit procedures responsive to those risks, and
obta:in audit evidence that is sufficient and appropriate to provide a basis for our opinion.

The risk of not detecting a material misstatement resulting from fraud is higher than for
one resulting from error, as fraud may involve collusion, forgery, :intentional ommissions,
misrepresentations or the override of :internal control.
- Obtain an understand:ing of internal control relevant to the audit :in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of
express:ing an opinion on the effectiveness of the Company's internal control.

- Evaluate the appropriateness of accounting policies used and the reasonableness of
accounting estimates and related disclosures made by the directors.
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Independent Auditors' Report 
to the members of Carmelo Stivala Group Limited 

- Conclude on the appropriateness of the directors1 use of the going concern basis of

accounting and based on the audit evidence obtained, whether a material uncertainty
exists related to events or conditions that may cast sigruficant doubt on the Company1s
ability to continue as a going concern. If we conclude that a material uncertainty exists, we
are required to draw attention in our auditors 1 report to the related disclosures in the
financial statements or, if such disclosures are inadequate, to modify our opinion. Our

conclusions are based on the audit evidence obtained up to the date of our auditors1

report. However, present and future events or conditions may cause the Company to
cease to continue as a going concern. In particular, it is difficult to evaluate all of the
potential implications that the geopolitical implications between the Russia and Ukraine
war will have on the Company's business and the overall economy.

- Evaluate the overall presentation, structure and content of the financial statements,
including the disclosures, and whether the financial statements represent the underlying
transactions and events in a manner that achieves fair presentation.

We communicate with the directors regarding, among other matters, the planned, scope 
and timing of the audit and significant audit findings, including any significant 
,deficiencies in internal control that we identify during our audit. 

We also provide those charged with governance with a statement that we have complied 

with relevant ethical requirements regarding independence, and to communicate with 
them all relationships and other matters that may reasonably be throught to bear on ow· 

independence, and where applicable, related safeguards. 

From the matters communicated with those charged with governance, we determine those 
matters that were of most significance in the audit of the financial statements of the 

current period and are therefore the key audit matters. We describe these matters in our 
auditor1s report unless law or regulation precludes public disclosure about the matter or 

when, in extremely rare circumstances, we determine that a matter should not be 
communicated in our report because the adverse consequences of doing so would 
reasonably be expected to outweigh the public interest benefits of such communication. 

Report on other legal and regulatory requirements 

Matters on which we are required to report by exception by the Companies Act, 1995 
(Chapter 386, Laws of Malta) (the 11Act11). 

We have nothing to report in respect of the following matters where the Act requires us to 

report to you if, in our opinion 

- we have not obtained all the information and explanations which, to the best of our
knowledge and belief, were necessarily for the purpose of our audit;

- proper books of account have not been kept by the company so far as appears from our

examination thereof;

- the information given in the Directors 1 Report for the financial year for which these
financial statements are prepared is not consistent with the financial statements ;
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Independent Auditors' Report
to the members of Carmelo Stivala Group Limited

- the company's financial statements are not in agreement with accounting records and
returns; and

- if certain disclosures of directors' remuneration specified by law are not made in the
financial statements, giving the required particulars in our report.

Jozef Wallace Galea 

for and on behalf of HLB CA Falzon 
Registered Auditors 

29 April 2024 

www.hlbmalta.com 

Together we make it happen 

HLB CA Falzon, Central Office Building, Block A. Level 1, Mosta Road, Lija LJA 9016, Malta 
TEL: +356 2010 9800 EMAIL: info@hlbmalta.com VAT NO: MT 2�80 6811 .. 
PARTNERS: Jozef Wallace Galea, Alfred Falzon, Patrizio Prospero, Fiona ButtIgIeg. 
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Carmelo Stivala Group Limited 

Statement of Comprehensive Income

for the year ended 31 December 2023

Note 2023 2022 

€ € 

Rent receivable 5 3,000,538 3,000,500 

Administrative expenses 6 (34,522) (728,828) 
Profit on sale of prnperty for resale 16 7,205,433 6,227,774 

Operating profit 10,171,449 8,499,446 

Dividend income 5,479,168 6,468,190 
Other income 7 38,839,401 
Change in fair value of investment property 22,589,909 15,860,327 
Finance income 8 997,936 846,003 
Finance costs 9 (982,206) (846,004) 

Profit before tax 77,095,657 30,827,962 

Income tax expense 10 (3,378,329) {2,653,562) 

Profit for the year 73,717,328 28,174,400 

The notes on pages 14 to 49 form part of these financial statements. 
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Carmelo Stivala Group Limited 

Statement of Financial Position 

as at 31 December 2023 

Note 2023 2022 
€ € 

ASSETS 

Non-current assets 
Investment in subsidiaries 12 502,400 501,200 
Investment in associates 13 240 240 
Investment property 15 352,558,968 335,907,438 
Deferred tax assets 19 3,122,104 3,933,211 

Total non-current assets 356,183,712 340,342,089 

Current assets 
Property for resale 16 2,919,629 2,451,601 
Other financial assets 14 74,099,680 9,412,771 
Other receivables 17 9,132,214 11,598,777 
Current taxation recoverable 10 84 
Cash and cash equivalents 22 43,486 2,682,049 

Total current assets 86,195,009 26,145,282 

Total assets 442,378,721 366,487,371 

EQUITY AND LIABILITIES 

Equity 
Issued capital 20 60,004,872 60,004,872 
Other reserve 21 254,371,414 233,588,698 
Retained earnings 71,571,423 21,146,811 

Total equity and reserves 385,947,709 314,740,381 

Non-current liabilities 
Non-current borrowings 14 16,439,490 15,484,243 
Deferred tax liability 19 28,589,635 26,782,441 

Total non-current liabilities 45,029,125 42,266,684 

Current liabilities 
Current borrowings 14 8,622,535 5,600,636 
Trade and other payables 18 2,725,762 3,879,670 
Current taxation due 10 53,590 

Total current liabilities 11,401,887 9,480,306 

Total liabilities 56,431,012 51,746,990 

Total equity and liabilities 442,378,721 366,487,371 

10 to 49 were authorised for issue by the Board and were signed on its 

Mr. Michael Stivala - Director 

29 April 2024 

Mr. Martin John Stivala - Director 
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Carmelo Stivala Group Limited 

Statement of Changes in Equity 
for the year ended 31 December 2023 

Note 

As at 1 January 2022 

Opening balance 

Profit for the year 

Dividends 11 

Transfer of fair value gain on 

investment property, net of tax 21 

As at 31 December 2022 

As at 1 January 2023 

Opening balance 

Profit for the year 

Dividends 11 
Transfer of fair value gains on 

investment properties, net of tax 21 

As at 31 December 2023 

Issued capital 

€ 

60,004,872 

60,004,872 

60,004,872 

60,004,872 

Other reserve 

€ 

218,997,197 

14,591,501 

233,588,698 

233,588,698 

20,782,716 

254,371,414 

The notes on pages 14 to 49 form part of these financial statements. 

Retained 

earnings Total 

€ € 

40,669,804 319,671,873 

28,174,400 28,174,400 

(33,105,892) (33,105,892) 

(14,591,501) 

21,146,811 314,740,381 

21,146,811 314,740,381 

73,717,328 73,717,328 

(2,510,000) (2,510,000) 

(20,782,716) 

71,571,423 385,947,709 

12 



Carmelo Stivala Group Limited 

Statement of Cash Flows 

for the year ended 31 December 2023 

Note 2023 2022 

€ € 

Cash flows from operating activities 

Profit before tax 77,095,657 30,827,962 
Adjustments for: 
Provision for estimated credit losses (629,759) 488,118 
Increase in fair value of investment property (22,589,909) (15,860,327) 
Dividends receivable (5,479,168) (6,468,190) 

Working capital changes: 
Decrease/(increase) in property for resale 3,004,055 (272,502) 
Decrease in receivables 2,680,416 425,267 
(Decrease)/increase in payables (1,153,908) 1,261,359 

Finance income (997,936) (846,003) 
Finance cost 982,206 846,004 
Taxation paid (706,354) (1,554,429) 

Net cash from operating activities 52,205,300 8,847,259 

Cash flows from investing activities 

Payments to acquire non-current financial assets (1,200) 
Payments to acquire investment property (2,344,974) (10,822,699) 
Receipts from disposal of non-current financial assets (3,520) 
Receipts from sales of investment property 4,811,270 2,155,932 
Receipts from / (advances to) subsjdiary undertakings (49,677,702) (2,913,590) 
Advances to associated undertakings (245,396) (561,555) 
Advances to parent undertakings (11,841,104) 30,032,529 
Receipts from /(advances to) related undertakings (2,922,707) (34,969) 
Dividends received 5,479,168 
Interest recharged to subsidiary undertakings 997,936 846,003 

Net cash (used in)/from investing activities (55,744,709) 18,698,131 

Cash flows from financing activities 
Equity dividends paid (2,510,000) (33,105,892) 
Advances from banks 2,817,356 7,307,218 
Interest paid on bank loans (982,206) (846,004) 
Receipts from/ (advances) to shareholders 410,308 (996,291) 
Receipts from subsidiary undertakings 195,969 1,892,692 
Payments to third parties 6,921 (180,000) 

Net cash used in financing activities (61,652) {25,928,277) 

Effect of ECL on cash in bank 695 (436) 

(Decrease)/increase in cash and cash equivalents (3,601,061) 1,617,113 
Cash and cash equivalents at beginning of year 2,682,049 1,064,936 

Cash and cash equivalents at end of year 22 {919,012) 2,682,049 

The notes on pages 14 to 49 form part of these financial statements. 
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Carmelo Stivala Group Limited 

Notes to the Financial Statements 
for the year ended 31 December 2023 

1. Corporate information

Carmelo Stivala Group Limited is registered in Malta as a l imited liability company under the
Companies Act, Cap. 386 of the laws of Malta. The Company's registration number is C 62625.

2. Principal accounting policies

a) Basis of preparation

The Company's financial statements are prepared under the historical cost convention as modified
by the measurement of investment properties under fair value model in accordance with the
requirements of the International Financial Reporting Standards as adopted by the European Union
and in compliance with the Companies Act, Cap. 386 of the Laws of Malta. The financial statements

are presented in euro, which is the Company's functional currency.

The Company has availed itself of the exemption from preparing consolidated accounts in
accordance with the International F

i

nancial Reporting Standards and as provided by Section 174 (1)
of the Maltese Companies Act. 1995, as the consolidated accounts will be prepared by its parent

b) Current versus non-current classification

The Company presents assets and liabilities in the statement of financial position based on
current/non-current classification. An asset is current when it is:
- Expected to be realised or intended to be sold or consumed in the normal operating cycle;
- Held primarily for the pmpose of trading;
- Expected to be l'ealised within twelve months after the reporting date; or
- Cash and cash equivalents unless restricted from being exchanged or used to settle a liability for at

least twelve months after the reporting date.

All other assets are classified as non-current.

A liability is current when:
- It is expected to be settled in the normal operating cycle;
- It is held primarily for the purpose of trading;
- It is due to be settled within twelve months after the reporting date; or

- There is no unconditional right to defer the settlement of the liability for at least twelve months

after the reporting date.
The Company classifies all other liabilities as non-current.
Deferred tax assets and liabilities are classified as non-current assets and liabilities.

c) Financial instruments

A financial instrument is any conh·act that gives rise to a financial asset of one entity and a financial

liability or equity instrument of another entity.

Recognition, Measurement, Derecognition, and Impainnent of Financial Instntments (Upon
adoption of IFRS 9)

i) Financial assets

Initial recognition and measurement 

Financial assets are classified, at initial recognition, as subsequently measured at amortised cost, fair 
value tlrrough other comprehensive income {OCI), and fair value through profit or loss (FVTPL). All 
financial assets are recognized initially at fair value plus, in the case of financial assets not recorded 

at FVTPL, transaction costs that are attributable to the acquisition of the financial asset. 

14 



Carmelo Stivala Group Limited 

Notes to the Financial Statements 

for the year ended 31 December 2023 

The classification of financial assets at initial recognition depends on the financial asset's contractual 
cash flow characteristics and the Company's business model for managing them. With the exception 
of trade receivables that do not contain a significant financing component or for which the Company 

has applied the practical expedient, the Company initially measures a financial asset at its fair value 

plus, in the case of a financial asset not at fair value through profit or loss, transaction costs. Trade 
receivables that do not contain a significant financing component or for which the Company has 

applied the practical expedient are measured at the transaction price determined under IFRS 15. 

Refer to the accounting policies in section (f) Revenue from contracts with customers. 

In order for a financial asset to be classified and measured at amortised cost or fair value through 

OCI, it needs to give rise to cash flows that are 'solely payments of principal and interest (SPPI)' on 
the principal amount outstanding. This assessment is referred to as the SPPI test and is performed at 

an instrument level. Financial assets with cash flows that are not SPPI are classified and measured at 

fair value through profit or loss, irrespective of the business model. 

The Company's business model for managing financial assets refers to how it manages its financial 

assets in order to generate cash flows. The business model determines whether cash flows will result 

from collecting contractual cash flows, selling the financial assets, or both. 

Purchases or sales of financial assets that require delivery of assets within a time frame established 

by regulation or convention in the market place (regular way trades) are recognised on the trade 

date, i.e., the date that the Company commits to purchase or sell the asset. 

Subsequent measurement 

For purposes of subsequent measurement, financial assets in these financial statements are classified 

in four categories: 

- Financial assets at amortised cost ( debt instruments)

- Financial assets at fair value through OCI with recycling of cumulative gains and losses ( debt

instruments)

- Financial assets designated at fair value through OCI with no recycling of cumulative gains and
losses upon derecognition ( equity instruments)

- Financial assets at fair value through profit or loss

Financial assets at amortised cost (debt instruments) 

Financial assets at amortised cost are subsequently measured using the effective interest (EIR) 
method and are subject to impairment. Gains and losses are recognised in profit or loss when the 

asset is derecognised, modified or impaired. 

The Company's financial assets at amortised cost includes cash and cash equivalents, loans and 

other receivables which are included under current financial assets. 

Financial assets at fair value through OCI (debt instruments) 

For debt instruments at fair value through OCI, interest income, foreign exchange revaluation and 

impairment losses or reversals are recognised in the statement of profit or loss and computed in the 

same manner as for financial assets measured at amortised cost. The remaining fair value changes 

are recognised in OCI. Upon derecognition, the cumulative fair value change recognised in OCI is 
recycled to profit or loss. 
As at 31 December 2022 and 2023, the Company has no debt instruments at FVOCI. 
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Carmelo Stivala Group Limited 

Notes to the Financial Statements 
for the year ended 31 December 2023

Financial assets at fair value through OCI (equity instruments) 

Upon initial recognition, the Group can elect to classify irrevocably its equity investments as equity 

instruments designated at FVOCI when they meet the definition of equity under IAS 32 Financial 

Instruments: Presentation and are not held for trading. The classification is determined on an 

instrument-by-instrument basis. 

Gains and losses on these financial assets are never recycled to profit or loss. Dividends are 

recognised as other income in the statement of profit or loss when the right of payment has been 

established, except when the Company benefits from such proceeds as a recovery of part of the cost 

of the financial asset, in which case, such gains are recorded in OCI. Equity instruments designated 
at FVOCI are not subject to impairment assessment. 

As at 31 December 2022 and 2023, the Company has no equity instruments at FVOCI. 

Financial assets at fair value through profit or loss 
Financial assets at fair value through profit or loss are carried in the statement of financial position at 
fair value with net changes in fair value recognised in the statement of profit or loss. 

This category includes derivative instruments and listed equity investments which the Group had 

not irrevocably elected to classify at fair value through OCI. Dividends on listed equity investments 

are recognised as other income in the statement of profit or loss when the right of payment has been 

established. 
A derivative embedded in a hybrid contract, with a financial liability or non-financial host, is 

separated from the host and accounted for as a separate derivative if: the economic characteristics 
and risks are not closely related to the host; a separate instrument with the same terms as the 
embedded derivative would meet the definition of a derivative; and the hybrid contract is not 

measured at fair value through profit or loss. Embedded derivatives are measured at fair value with 

changes in fair value recognised in profit or loss. Reassessment only occurs if there is either a change 

in the terms of the contract that significantly modifies the cash flows that would otherwise be 

required or a reclassification of a financial asset out of the fair value through profit or loss category. 

As at 31 December 2022 and 2023, the Company has no financial assets at FVfPL. 

Derecognition 

A financial asset (or, where applicable, a part of a financial asset or part of a group of similar 
financial assets) is primarily derecognised (i.e., removed from the Company's consolidated 

statement of financial position) when: 

- The rights to receive cash flows from the asset have expired; or

- The Company has transferred its rights to receive cash flows from the asset or has assumed an
obligation to pay the received cash flows in full without material delay to a third party under a 'pass­

through' arrangement; and either (a) the Company has transferred substantially all the risks and

rewards of the asset, or (b) the Company has neither transferred nor retained substantially all the

risks and rewards of the asset, but has transferred control of the asset.
When the Company has transferred its rights to receive cash flows from an asset or has entered into

a passthrough arrangement, it evaluates if, and to what extent, it has retained the risks and rewards

of ownership. When it has neither transferred nor retained substantially all of the risks and rewards
of the asset, nor transferred control of the asset, the Company continues to recognise the transferred

asset to the extent of its continuing involvement. In that case, the Company also recognises an
associated liability. The transferred asset and the associated liability are measured on a basis that

reflects the rights and obligations that the Company has retained.
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Impairment of financial assets 

The Company recognises an allowance for expected credit losses (ECLs) for all debt instruments not 
held at fair value through profit or loss. ECLs are based on the difference belweer1 the contractual 
cash flows due in accordance with the contract and all the cash flows that the Company expects to 
receive, discounted at an approximation of the original effective interest rate. 

ECLs are recognised in two stages. For credit exposures for which there has not been a significant 
increase in credit risk since initial recognition, ECLs are provided for credit losses that result from 
default events that are possible within the next 12-months (a 12-month ECL). For those credit 
exposures for which there has been a significant increase in credit risk since initial recognition, a loss 
allowance.is required for credit losses expected over the remaining life of the exposure, irrespective 

of the timing of the default (a lifetime ECL). 

For cash in banks, other receivables and amounts due from/ loans to subsidiary, associate, 
shareholders and related undertakings, the Company applies a general approach in calculating 
ECLs. Therefore, the Company tracks changes in credit 1isk, and recognises a loss allowance based 
on either 12-month ECLs or lifetime ECLs, depending on whether there has been a significant 
increase in credit risk on the financial instrument since initial recognition. This is being done by 
considering the change in the risk of default occurring over the remaining life of the financial 
instrument. 
The Company considers a financial asset in default wl1en contractual payments are 90 days past due. 

However, in certain cases, the Company may also consider a financial asset to be in default when 
internal or external information indicates that the Company is unlikely to receive the outstanding 
con.h'actual amounts in full before taking into account any credit enl1ancemei1ts 11eld by the 
Company. A financial asset is written off when there is no reasonable expectation of recovering the 

contractual cash flows. 

Further disclosures relating to impairment of financial assets are also provided in notes 3 and 24 to 

the financial statements. 

ii) Financial liabilities

Initial recognition and measurement 

Financial liabilities are classified, at initial recognition, as financial liabilities at fair value through 
profit or loss, loans and borrowings, payables, or as derivatives designated as hedging instruments 

in an effective hedge, as appropriate. 

All financial liabilities are recognised initially at fair value and, in the case of loans and borrowings 

and payables, net of directly atti•ibutable transaction costs. 

The Company's financial liabilities include trade and other payables, loans and borrowings 
including bank overdraft. 

Subsequent measurement 

For purposes of subsequent measurement, financial liabilities are classified in two categories: 

- Financial liabilities at FVTPL

- Financial liabilities at amortised cost (loans and borrowings)
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Financial liabilities at fair value through profit or loss 
Financial liabilities at fair value through profit-or loss include financial liabilities held for trading and 
financial liabilities designated upon initial recognition as at fair value Uuough profit or loss. 

Financial liabilities are dass:ified as held for trading if they are incurred for the purpose of 
repurchasing in the near term. This category also includes derivative financial instruments entered 
into by the Company that are not designated as hedging instruments in hedge relationships as 
defuied by IFRS 9. Separated embedded derivatives are also classified as held for trading unless they 
are designated as effective hedging instruments. 

Gains or losses on liabilities held for trading are recognised in the statement of profit or loss. 

Financial liabilities designated upon initial recognition at fair value through profit or loss are 
designated at the initial date of recognition, and only if the criteria in IFRS 9 are satisfied. The 
Company has not designated any financial liability at fair value through profit or loss. 

Financial liabilities at amortised cost (loans and borrowings) 

After initial recognition, interest-bearing loans and borrowings are subsequently measured at 
amortised cost using the EIR method. Gains and losses are recognised in profit or loss when the 
liabilities are derecognised as well as through the EIR amortisation process. 

Amortised cost is calculated by taking into account any discount or premium on acquisition and fees 
or costs that are an integral part of the EIR. The EIR amortisation is included as finance costs in the 
statement of profit or loss. 

This category generally applies to interest-bearing loans and borrowings. For more information, 
refer to note 14 and 24. 

Derecognition 

A financial liability is derecognised when the obligation under the liability is discharged or cancelled 
or expires. When an existing financial liability is replaced by another from the same lender on 
substantially different terms, or the terms of an existing liability are substantially modified, such an 
exchange or modification is treated as the derecognition of the original liability and the recognition 
of a new liability. The difference in the respective carrying amounts is recognised in the statement of 
profit or loss. 

iii) Offsetting of financial instruments

Financial assets and financial liabilities are offset and the net amount is reported in the statement of
financial position if there is a currently enforceable legal right to offset the recognised amounts and

·there is an intention to settle on a net basis, to realise the assets and settle the liabilities
simultaneously.

d) Investment property

Property that is held for long-term rental yields or for capital appreciation or both, and is not
occupied by the Company, is classified as investment property. Investment property comprises

freehold land and buildings.
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Investment property is measured initially at its historical cost, including related transaction costs 

and borrowing costs. Historical cost includes expenditure that is directly attributable to the 

acquisition of the items. Borrowing costs which are incurred for the purpose of acquiring or 
constructing a qualifying investment property are capitalised as part of its cost. Borrowing costs are 

capitalised while acquisition or construction is actively underway. Capitalisation of borrowing costs 

is ceased once the asset is substantially complete and is suspended if the development of the asset is 

suspended. After initial recognition, investment property is carried at fair value representing open 

market value determined periodically. Fair value is based on active market prices, adjusted, if 

necessary, for any difference in the nature, location or condition of the specific asset. If the 

information is not available, the Company uses alternative valuation methods such as recent prices 

on less active markets or discounted cash flow projections. 
These valuations are reviewed on a regular basis (usually every 3 years). Investment property that is 

being redeveloped for continuing use as investment property or for which the market has become 

less active continues to be measured at fair value. Fair value measurement on property under 

construction is only applied if the fair value is considered to be reliably measurable. The fair value 

of investment property reflects, among other things, rental income from current leases and 

assumptions about rental income from future leases in the light of current market conditions. The 

fair value also reflects, on a similar basis, any cash outflows that could be expected in respect of the 

property. 

Subsequent expenditure is capitalised to the asset's carrying amount only when it is probable that 
future economic benefits associated with the expenditure will flow to the Company and the cost of 

the item can be measured reliably. All other repairs and maintenance costs are charged to the profit 

or loss during the financial period in which they are incurred. When part of an investment property 

is replaced, the carrying amount of the replaced part is derecognised. 

The fair value of investment property does not reflect future capital expenditure that will improve or 

enhance the property and does not reflect the related future benefits from its future expenditure 

other than those a rational market participant would take into account when determining the value 

of the property. 

Investment properties are derecognised either when they have been disposed of or when the 

investment property is permanently withdrawn from use and no future economic benefit is expected 

from its disposal. The difference between the net disposal proceeds and the carrying amount of the 

asset is recognised in profit or loss in the period of derecognition. The amount of consideration to be 

included in the gain or loss arising from the derecognition of investment property is determined in 

accordance with the requirements for determining the transaction price in IFRS 15. 

If an investment property becomes owner-occupied, it is reclassified as property, plant and 

equipment. Its fair value at the date of the reclassification becomes its cost for subsequent 

accounting purposes. When the Company decides to dispose of an investment property without 

development, the Company continues to treat the property as an investment property. Similarly, if 

the Company begins to redevelop an existing investment property for continued future use as 

investment property, it remains an investment property during the redevelopment. 

When the use of the property changes from property for resale to investment property at fair value, 

any difference between the fair value at the date of transfer and it previous carrying amount should 

be recognised in profit or loss. 
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Investment property is measured at fair value, which is the amount for which the property could be 

exchanged between knowledgeable willing parties in an arm's length transaction. Gains or losses 

arising from changes in the fair value of investment property should be included in profit or loss for 

the period in which it rises, then transferred to other reserves. 

e) Investments in subsidiaries

A subsidiary is an entity that is controlled by the company. Control is the power to govern the

financial and operating policies of an entity so as to obtain benefits from its activities.

Investments in subsidiaries are included in the Company's statement of financial position at cost less

any impairment loss which may have arisen. Dividends from these investments are recognised in the

statement of comprehensive income.

The financial statements of the associate are prepared for the same reporting period as the Company.

When necessary, adjustments are made to bring the accounting policies in line with those of the

Company.

£) Investments in associates 

An associate is an entity over which the Company has significant influence but not control, generally 

accompanying a shareholding of between 20% and 50% of the voting rights. Significant influence is 

also the power to participate in the financial and operating policy decisions of the investee, but is not 

control or joint control over those policies. 
Investments in associates are included in the company's statement of financial position at cost less 

any impairment loss which may have arisen. 
The financial statements of the associate are prepared for the same reporting period as the Company. 

When necessary, adjustments are made to bring the accounting policies in line with those of the 

Company. 

g) Property for resale

Property held for resale is included in the financial statements at the lower of cost and net realisable

value. Cost comprises the purchase price of acquiring the property and other costs incurred to

develop the property. Net realisable value is the estimated selling price in the ordinary course of

business, less estimated costs of completion and the estimated costs necessary to make the sale.

h) Cash and cash equivalents

Cash and cash equivalents in the statement of financial position comprise cash at bank and in hand, 

which are subject to an insignificant risk of changes in value. 

For the purpose of the statement of cashflows, cash and cash equivalents consist of cash as defined 

above, net of outstanding bank overdrafts as they are considered an integral part of the company's 

cash management. 

i) Taxation

The tax expense for the period comprises of current tax and deferred tax. Tax is recognised in the 

statement of comprehensive income, except when it relates to items recognised in other 

comprehensive income or directly in equity, in which case it is also dealt with in other 

comprehensive income or in equity, as appropriate. 
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Current income tax 

Current income tax assets and liabilities for the current period are measured at the amount expected 

to be recovered or paid to the taxation authorities. The tax rates and tax laws used to compute the 

amount are those that are enacted or substantially enacted, at the reporting date. Current income tax 

relating to items recognised directly in equity is recognised in equity and not in the income 

statement. 

Deferred income tax 
Deferred tax is provided using the liability method on temporary differences at the reporting date 

between the tax bases of assets and liabilities and their carrying amounts for financial reporting 

purposes. 

Deferred tax liabilities are recognised for all temporary differences, except when the deferred tax 

liability arises from the initial recognition of goodwill or an asset or liability in a transaction that is 

not a business combination and, at the time of the transaction, affects neither the accounting profit 

nor taxable profit or loss. 

Deferred tax assets are recognised for all deductible temporary differences, carry forward of unused 

tax credits and unused tax losses, to the extent probable that taxable profit will be available against 

which the deductible temporary differences, and the carry forward of unused tax credits and unused 

tax losses can be utilised, except when the deferred tax asset relating to the deductible temporary 

differences arises from the initial recognition of an asset or liability in a transaction that is not a 

business combination and, at the time of the transaction, affects niether the accounting profit nor 

taxable profit or loss. 
Unrecognised deferred tax assets are reassessed at each reporting date and are recognised to the 

extent that it has become probable that future taxable profits will allow the deferred tax asset to be 

recovered. 

Deferred tax assets and liabilities are measured at the tax rates that are expected to apply in the year 

when the asset is realised or the liability is settled, based on tax rates (and tax laws) that have been 

enacted or substantively enacted at the reporting date. 

Value Added Tax 

Revenue, expenses and assets are recognised net of Value Added Tax, except: 

- where the Value Added Tax incurred on a purchase of assets or services is not recoverable from the 

taxation authority, in which case Value Added Tax is recognised as part of the acquisition of the

asset or as part of the expense item, as applicable.

- Receivables and payables that are stated with the amount of Value Added Tax included.

The net amount of Value Added Tax recoverable from, or payable to, the taxation authority is 

included as part of receivables or payables in the statement of financial position. 

j) Provisions

Provisions are recognised when the company has a present legal or constructive obligation as a

result of past events, it is probable that an outflow of resources embodying economic benefits will be

required to settle the obligation and a reliable estimate of the amount of the obligation can be made.

Provisions are measured at the present value of the expenditures expected to be required to settle 

the obligation using a pre-tax rate that reflects current market assessments of the time value of 

money and the risks specific to the obligation. The increase in the provision due to the passage of 

time is recongised as interest expense. 
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k) Foreign currencies
Transactions denominated in foreign currencies are translated at the rates of exchange ruling on the

dates of the transactions. Monetary receivables and payables expressed in foreign currencies are

translated at the rates of exchange prevailing as at the reporting date. Translation differences are

dealt with through the statement of comprehensive income.

1) Trade and other payables

Trade payables are obligations to pay for goods or services that have been acquired in the ordinary

course of business from suppliers. Amounts payable are classified as current liabilities if payment is

due within one year or less. If not, they are presented as non-current liabilities.

Trade and other payables are recognised initially at fair value and subsequently measured at

amortised cost using the effective interest method.

m) Leases

The Company assesses at contract inception whether a contract is, or contains, a lease. That is, if the

contract conveys the right to control the use of an identified asset for a period of time in exchange for

consideration.

The Company as a lessee 
The Company applies a single recognition and measurement approach for all leases, except for short­

term leases and leases of low-value assets. The CompaI).y recognises lease liabilities to make lease 

payments and right-of-use assets representing the right to use the underlying assets. 

i) Short-term leases and leases of low-value assets

The Company applies the short-term lease recognition exemption to its short-term leases (i.e., those

leases that have a lease term of 12 months or less from the commencement date and do not contain a

purchase option). It also applies the lease of low-value assets recognition exemption to leases of

assets that are considered to be low value (if there is any). Lease payments on short-term leases and

leases of low value assets are recognised as expense on a straight-line basis over the lease term.

The Company as a lessor 

Leases in which the Company does not transfer substantially all the risks and rewards incidental to 

ownership of an asset are classified as operating leases. Rental income arising is accounted for on a 

straight-line basis over the lease terms and is included in revenue in the statement of profit or 

loss/ comprehensive income due to its operating nature. Initial direct costs incurred in negotiating 

and arranging an operating lease are added to the carrying amount of the leased asset and 

recognised over the lease term on the same basis as rental income. Contingent rents are recognised 

as revenue in the period in which they are earned. 

n) Share capital
Ordinary shares are classified as equity. Incremental costs directly attributable to the issue of new

shares are shown in equity as a deduction, net of tax, from the proceeds. Incremental costs directly

attributable to the issue of new shares or for the acquisition of a business, are included in the cost of

acquisition as part of the purchase consideration.
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o) Dividend distribution

Dividend disb'ibution to the company's shareholders is recognised as a liability in the company's

financial statements in the period in which the dividends are approved by the company's

shareholders.

p) Revenue recognition

Revenue is measured at the fair value of the consideration received or receivable for services
provided in the normal course of business, net of value added tax and discounts, where applicable.
Revenue is recognised to the extent that it is probable that future economic benefits will flow to the

company and these can be measured reliably.

The following recognition criteria must also be met before revenue is recognised: 

(Not within the scope of IFRS 15) 

- Dividend income : It is recognised on the date the entity's right to receive income is established.
- Interest income : Interest income is accounted for when it is probable that the economic benefits

associated with the transaction will flow to the company and these can be measured reliably. 

- Other operating income: It is accounted for when it is probable that the economic benefits

associated with the transaction will flow to the Company and these can be measured reliably. 

(Within the scope of IFRS 15) 

Sale/barter of property for resale 

Revenue from sale/barter of real property is recognised at the point in time when control of asset is 
transferred to the customer, generally upon signing of deed of sale where the customer obtains legal 

title to the property. Total fund is paid in full on date of deed. 

q) Non-current assets held for distribution to owner

In accordance with IFRS 5, a non-current asset (or disposal group) is classified as held for
distribution to owners when the entity is committed to distribute the asset (or disposal group) to the

owners.

For this to be the case, the assets must be available for immediate distribution in their present
condition and the distribution must be highly probable. For the disb:ibution to be highly probable,
actions to complete the distribution must have been initiated and sho'uld be expected to be

completed within one year from the date of classification.

Actions required to complete the distribution should indicate that it is U1ilikely that significant
changes to the distribution will be made or that the distribution will be withdrawn. The probability

of shareholders' approval (if required in the jurisdiction) should be considered as part of the
assessment of whether the distribution is highly probable.
Non-current assets and disposal groups classified as held for distribution to owner are measured at

the lower of their carrying amount and fair value less costs to distribute. Costs to distribute are the
incremental costs directly attributable to the disposal of an asset (disposal group), excluding finance

costs and income tax expense.
There are a number of asset categories that are excluded from measurement requirements of IFRS 5,
although disclosure requirements still need to be complied with. Among these exclusions, the most

relevant to the Company is "Non-current assets that are accounted for in accordance with the fair
value model (IAS 40 Investment Property)" which will be subsequently measured under the same
accounting policy as before the classification.
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In prior year, assets classified as held for distribution to owner are presented separately as current 
items in the statement of financial position. 

Additional disclosures are provided in note 17. 

r) Impairment of non-financial assets

The Company assesses, at each reporting date, whether there is an indication that an asset may be
impaired. If any indication exists, or when annual impairment testing for an asset is required, the
Company estimates the asset's recoverable amount. An asset's recoverable amount is the higher of
an asset's or cash-generating unit (CGU)'s fajr value less costs of disposal and its value in use. The

recoverable amount is determined for an individual asset, unless the asset does not generate cash
inflows that are largely independent of those from other assets or grnups of assets. When the
carrying amount of an asset or CGU exceeds its recoverable amount, the asset is considered
impaired and is written down to its recoverable amount.
In assessing value in use, the estimated future cash flows are discounted to their present value usin.g
a pre-tax discount rate that reflects current market assessments of the time value of money and the
ris1<s specific to the asset. In determining fair value less costs of disposal, recent market transactions

a.re taken into account. If no such transactions can be identified, an appropriate valuation model is
used. These calculations are corroborated by valuation multiples, quoted share prices for publicly
traded companies or other available fair value indicators.

The Company bases its impairment calculation on most recent budgets and forecast calculations,
which are prepared separately for each of the Company's CGUs to which the individual assets are
allocated. These budgets and forecast calculations generally cover a period of five years. A long-term

gmwth rate is calculated and applied to project future cash flows after the fifth year.

Impairment losses of continuing opei;ations are recognised in the statement of profit or loss in 
expense categories consistent with the function of the impaired asset, except for properties 
pre'7iously revalued with the revaluation taken to 00. For such properties, the impairment is 
recognised in 0CI up to the amount of any previous revaluation. 

For assets excluding goodwill, an assessment is made at each reporting date to determine whether 
there is an indication that previously recognised impairment losses no longer exist or have 
dea-eased . .If such indication exists, the Company estimates the asset's or CGU' s recoverable 
amount. A previously recognised impairment loss is reversed only if there has been a change in the 
assumptions used to determine the asset's recoverable amount since the last impairment loss was 

recognised. The reversal is limited so that the carrying amount of the asset does not exceed its 
recoverable amount, nor exceed the cauying amount that would have been determined, net of 
depreciation, had no impairment loss been recognised for the asset in prior yea.rs. Such reversal is 
recognised in the statement of profit or loss unless the asset is carried at a revalued amount, in which 

case, the reversal is treated as a revaluation increase. 

Goodwill is tested for impairment annually and when circumstances indicate that the carrying value 
may be impaired. 

Intangible assets with indefinite useful lives are tested for impairment annually at the CGU level, as 
appropriate, and when circumstances indicate that the carrying value may be impaired. 
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s) Fair value measurements and valuation processes

The Company· measures financial instruments and non-financial assets such as investment property 
at fair value at each reporting date. 

Fair value is the price that would be received to sell an asset or paid to transfer a liability in an 
orderly transaction between the market participants at the measurement date. The fair value 
measurement is based on the presumption that the transaction to sell the asset or transfer the liability 
takes place either (a) in the principal market for the asset or liability or (b) in the absence of a 
principal market, in the most advantageous market for the asset or liability. 
The principal or the most advantageous market must be accessible by the Company. 
The fair value of an asset or liability is measured using the assumptions that market participants 
would use when pricing the asset or liability, assuming that market participants act in their 
economic best interest. 
A fair value measurement of non-financial asset takes into account a market participant's ability to 
generate economic benefits by using the asset in its highest and best use or by selling it to another 
market participant that would use the asset in its highest and best use. 

The Company uses valuation techniques that are appropriate in the circumstances and for which 
sufficient data are available to measure at fair value, maximising the use of relevant observable 
inputs and minimising the use of unobservable inputs. 
Information about the valuation techniques and inputs used in determining the fair value of 
investment property is disclosed in note 15. 

3. Significant accounting judgements, estimates and assumptions

In preparing the financial statements, the directors are required to make judgments, estimates and
assumptions that affect reported income, expenses, assets, liabilities and disclosure of contingent
assets and liabilities. Use of available information and application of judgment are inherent in the
formation of estimates. Actual results in the future could differ from such estimates and the
differences may be material to the financial statements. These estimates are reviewed on a regular
basis and if a change is needed, it is accounted in the year the changes become known.

In the opinion of the management, the accounting estimates, assumptions and judgements made in
the course of preparing these financial statements are not difficult, subjective or complex to a degree
which would warrant their description as significant in terms of the requirements of IAS 1 (revised) -
'Presentation of financial statements', except as disclosed below.

Operating lease commitments - Company as lessor

The Company has entered into lease agreements on its investment property portfolio. The Company
has determined, based on an evaluation of the terms and conditions of the arrangements, such as the
lease term not constituting a major part of the economic life of the property and the present value of
the minimum lease payments not amounting to substantially all of the fair value of the property, that
it retains all the significant risks and rewards of ownership of these properties and accounts for the
contracts as operating leases.

Provision for ECL on financial assets

The measurement of the Company's ECL on cash in banks, other receivables, amounts due
from/loans to subsidiary, associate, directors and related undertakings is a function of the PD, LGD
and the EAD. These financial assets are measured under Stage 1 of the impairment model, and
therefore ECLs are calculated on 12-month basis.
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Elements of the ECL model which are considered accounting judgments and estimates include: 

- The Company's internal credit grading model, which assigns PDs to the individual grades

- The Company's criteria for assessing if there has been a significant increase in credit risk and so

allowances should be measured on a liftetime ECL basis and the qualitative assessment

- Development of ECL models, including the various formulas and the choice of inputs

- Determination of associations between macroeconomic scenarios and, economic inputs, and the

effect on PDs, EADs and LGDs

- Selection of forward-looking macroeconomic scenarios and their probability weightings, to derive

the economic inputs into the ECL models

It is the Company's policy to regularly review its model in the context of actual loss experience and 
adjust when necessary. 

Fair value of investment property 
The Company carries its investment property at fair value, with changes being recognised in profit 
or loss. This is based on market valuations performed by independent professional architect at least 

every three years. In a year when market valuations are not performed by the independent 

professional architect, an assessment of the fair value of investment property is performed to reflect 

market conditions at the year-end date. 

4. Application of New and Revised IFRS

4.1 New and amended standards and interpretations

The Company applied for the first time certain standards and amendments, which are effective for

annual periods beginning on or after 1 January 2023. Several other amendments and interpretations

apply for the first time in 2023, but do not have an impact on the financial statements of the

Company. The Company has not early adopted any other standard, interpretation or amendment that

has been issued but is not yet effective.

The nature and the impact of each new standard and amendment is described below:

IFRS 17 Insurance Contracts

This new comprehensive accounting standard for insurance contracts covering recognition and

measurement, presentation and disclosure. IFRS 17 replaces IFRS 4 Insurance Contracts. IFRS 17

applies to all types of insurance contracts (i.e., life, non-life, direct insurance and re-insurance),

regardless of the type of entities that issue them as well as to certain guarantees and financial

instruments with discretionary participation features; a few scope exceptions will apply. The overall

objective of IFRS 17 is to provide a comprehensive accounting model for insurance contracts that is

more useful and consistent for insurers, covering all relevant accounting aspects. IFRS 17 is based on

These amendments had no impact on the financial statements of the Company. The Company

intends to use the practical expedients in future periods if they become applicable.

Definition of Accounting Estimates - Amendments to IAS 8

The amendments to IAS 8 clarify the distinction between changes in accounting estimates, changes

in accounting policies and the correction of errors. They also clarify how entities use measurement

techniques and inputs to develop accounting estimates.

These amendments had no impact on the financial statements of the Company. The Company intends

to use the practical expedients in future periods if they become applicable.
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In accordance with the transitional provisions, the Company applies the amendments prospectively, 

i.e., to business combinations occurring after the beginning of the annual reporting period in which it
first applies the amendments (the date of initial application).

These amendments had no impact on the financial statements of the Co�pany as there were no

contingent assets, liabilities or contingent liabilities within the scope of these amendments that arose

during the period.
The amendments to IFRS 9 and IAS 39 Financial Instruments: Recognition and Measurement provide
a number of reliefs, which apply to all hedging relationships that are directly affected by interest rate

benchmark reform. A hedging relationship is affected if the reform gives rise to uncertainty about the

timing and/ or amount of benchmark-based cash flows of the hedged item or the hedging instrument.
These amendments have no impact on the consolidated financial statements of the Company as it

does not have any interest rate hedge relationships.

In accordance with the transitional provisions, the Company applies the amendments retrospectively 

only to items of PP&E made available for use on or after the beginning of the earliest period 

presented when the entity first applies the amendment (the date of initial application). 

These amendments had no impact on the financial statements of the Company as there were no sales 

of such items produced by property, plant and equipment made available for use on or after the 

beginning of the earliest period presented. 

Deferred Tax related to Assets and Liabilities arising from a Single Transaction - Amendments to 
IAS12 

The amendments to IAS 12 Income Tax narrow the scope of the initial recognition exception, so that it 

no longer applies to transactions that give rise to equal taxable and deductible temporary differences 

such as leases and decommissioning liabilities. 

These amendments had no impact on the financial statements of the Company. The Company intends 
to use the practical expedients in future periods if they become applicable. 

Disclosure of Accounting Policies - Amendments to IAS 1 and IFRS Practice Statement 2 

The amendments to IAS 1 and IFRS Practice Statement 2 Making Materiality Judgements provide 

guidance and examples to help entities apply materiality judgements to accounting policy 

disclosures. The amendments aim to help entities provide accounting policy disclosures that are more 

useful by replacing the requirement for entities to disclose their 'significant' accounting policies with 
a requirement to disclose their 'material' accounting policies and adding guidance on how entities 

apply the concept of materiality in making decisions about accounting policy disclosures. 

These amendments had no impact on the financial statements of the Company. The Company 

intends to use the practical expedients in future periods if they become applicable. 
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International Tax Reform-Pillar Two Model Rules - Amendments to IAS 12 

The amendments to IAS 12 have been introduced in response to the OECD's BEPS Pillar Two rules 
and include: 

a) A mandatory temporary exception to the recognition and disclosure of deferred taxes arising
from the jurisdictional implementation of the Pillar Two model rules; and 

b) Disclosure requirements for affected entities to help users of the financial statements better

understand an entity's exposure to Pillar Two income taxes arising from that legislation, particularly 
before its effective date. 

The mandatory temporary exception - the use of which is required to be disclosed - applies 

immediately. The remaining disclosure requirements apply for annual reporting periods beginning 
on or after 1 January 2023, but not for any interim periods ending on or before 31 December 2023. 

These amendments had no impact on the financial statements of the Company. The Company intends 
to use the practical expedients in future periods if they become applicable. 
4.2 Standards issued but not yet effective 

The new and amended standards and interpretations that are issued, but not yet effective, up to the 

date of issuance of the Company's financial statements are disclosed below. The Company intends to 
adopt these standards, if applicable, when they become effective. 

Description 

Amendment to IFRS16 - Leases on sale and leaseback 

Amendment to IAS 1 - Non-current liabilities with covenants 

Amendment to IAS 7 and IFRS 7 - Supplier finance 

Amendment to IAS 21 - Lack of exchangeability 

5. Rental income

Rental income 

Effective for annual periods 

beginning on or 

01 January 2024 

01 January 2024 

01 January 2024 

01 January 2024 

2023 

€ 
3,000,538 

2022 

€ 
3,000,500 

No provision for ECL on accrued income (note 18) has been recognised in 2023 (2022: €40,207). 

Future minimum rentals receivable under non-cancellable operating leases as at 31 December are as 

follows: 
2023 2022 

€ € 

Within one year 3,000,500 3,000,500 

1- 2 years 3,000,500 3,000,500 

2- 3 years 3,000,500 3,000,500 

3- 4 years 3,000,500 3,000,500 

4- 5 years 3,000,500 3,000,500 

More than five years 33,005,000 36,005,500 

Total 48,007,500 51,008,000 
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6. Expenses by nature

Administrative expenses

Fines and penalties

Rent

Notary fees
Legal and professional fees

Provision for estimated credit losses
Registration fee
Auditors' remuneration

7. Other operating income

Other income 

Profit on recognition of intangible 

asset 

Provision for estimated credit losses 

8. Finance income

Interest recharged to subsidiary 

9. Finance costs

Bank charges 

Interest on bank loans 

Other interest 

2023 2022 

€ € 

1,250 690 

3,150 12,632 

21,246 216,307 

4,076 6,281 

488,118 

1,400 1,400 

3,400 3,400 

34,522 728,828 

2023 2022 

€ € 

21,950 

36,500,000 

2,317,451 

38,839,401 

2023 2022 

€ € 

997,936 846,003 

2023 2022 

€ € 

27,631 193,264 

954,444 652,740 

131 

982,206 846,004 
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10. Income tax

10.1 Tax charge on profit on ordinary activities

2023 2022 
€ € 

Income tax expense 
Under provision of prior year tax charge (53,674) 
Final withholding tax at 5% (714,205) 
Current tax charge (706,354) (840,140) 

Total current tax expense (760,028) (1,554,345) 

Deferred taxation (Note 19): 
Charge for year (2,618,301) (1,099,217) 

Income tax charge for the year (3,378,329) (2,653,562) 

10.2 Tax reconciliation 

2023 2022 
€ € 

Profit before tax 77,095,657 30,827,962 

Taxation charge thereon 26,983,480 10,789,787 

Tax effect of: 

- expenses not allowed for tax purposes 355,855 617,654 
- income taxed at different rate 760,028 
- income not allowed for tax purposes (27,339,335) (9,880,316) 
- change in the fair value of investment property 1,807,193 1,268,826 
- provision for impairment of investments 1,232 
- provision for estimated credit losses 811,108 143,621 

Income tax expense for the year 3,378,329 2,653,562 

10.3 Current taxation 

Provision for income tax has been made at the rate of 35% on the chargeable income for the year. 

Taxation due (2022: taxation recoverable) is made up as follows: 

Balance brought forward 
Under provision for tax 
Current tax charge 

Payments: 
Provisional tax 
Settlement tax 
Final withholding tax (8 % on sale of Property) 

Balance carried forward 

2023 
€ 

(84) 
53,674 

760,028 

813,618 

(760,028) 

(760,028) 

53,590 

2022 
€ 

1,554,345 

1,554,345 

(840,224) 

(714,205) 

(1,554,429) 

(84) 
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11. Equity dividends
2023 2022 

€ € 

Gross dividends on ordinary shares distributed from: 
Immovable property account taxed at 35 % 2,400,400 

Total taxation charged (840,140) 

Net dividend 1,560,260 

Net dividend on ordinary shares distributed from final tax account 2,510,000 31,545,632 

Total net dividends during the YE:ar 2,510,000 33,105,892 

Amount of net dividend in cents per share 0.04 0.55 

12. Investment in subsidiaries
2023 2022 

€ € 
Cost 

As at 1 January and 31 December 508,240 504,720 
Additions 1,200 

Disposals 3,520 

As at 31 December 509,440 508,240 

Provision for impairment 

As at 1 January 7,040 3,520 

Disposal 3,520 

As at 31 December 7,040 7,040 

Net book amount 

As at 1 January 501,200 501,200 

As at 31 December 502,400 501,200 
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As at 31 December 2023, the Company held the following equity interest: 

Undertakings/ Registered Office Number, class and 
nominal value 
of shares held 

ST Hotels Ltd. 500,000 Ordinary shares, 
143, of€1 each 
The Strand, fully paid up 
Gzira 

The Company is engaged in operating hotels and hostels. It also rents out properties. 

ST Properties Ltd 1,200 Ordinary shares, 
143, of€1 each 
The Strand, fully paid up 
Gzira 

The Company is engaged in renting out properties. 

ST Group Investments Ltd 1,200 Ordinary shares, 
143, of€1 each 
The Strand, fully paid up 
Gzira GZR1026 

The Company is engaged in holding investments 

13. Investment in associates

2023 

€ 

Cost 

As at 31 December 240 

Percentage of 
issued shares 

held 

100% 

100% 

100% 

2022 

€ 

240 
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As at 31 December 2023, the Company held the following equity interest: 

Undertaking/ Registered Office 

Civala Limited 
Vincenti Buildings, 
25 / 25 Strait Street 
Valletta VLT 1432 

Number, class and 
nominal value 
of shares held 

600 'B' Ordinary shares, 
of€1 each 

20% paid up 

Percentage of 
issued shares 

held 

50% 

The Company has been principally engaged to acquire and hold assets of whatsoever nature, 

whether movable or immovable, corporal or incorporal, whether by way of title, real or personal, or 

on behalf of others. 

Platinum Developments Ltd 
143, 
The Strand, 
Gzira GZR 1026 

600 Ordinary shares, 
of €1 each 

20% paid up 

50% 

The Company is principally engaged to act as building developers, contractors, designers and 

ancillary services to building industry. 

14. Financial assets and financial liabilities

14.1 Financial assets 

2023 2022 

€ € 

Debt instruments measured at amortised cost: 

Other financial assets (Loans receivable) 

Loans to subsidiary undertaking 64,059,547 13,214,498 

Loans to associate undertaking 5,626,004 5,675,691 

Loans to related undertakings 11,019,696 10,657,383 

Loans to parent undertaking 377,571 (11,464,666) 

less allowance for expected credit losses: 

Loans to subsidiary undertaking (1,370,631) (203,284) 

Loans to associate undertaking (276,332) (571,415) 

Loans to related undertakings (5,335,042) (7,895,436) 

Loans to parent undertaking (1,133) 

Total other financial assets 74,099,680 9,412,771 

Other receivables (note 18) 8,162,633 10,949,280 

Total debt instruments at amortised cost 82,262,313 20,362,051 

Loans receivable 

As at 31 December 2022 and 2023, the loans receivable from subsidiary, associate, related and parent 

undertakings are unsecured, interest-free and repayable on demand. 
The Company's exposure to credit risk related to these financial assets is disclosed in note 24. As at 

the reporting date, these financial assets were fully performing and hence do not contain impaired 

assets. However, due to the implem�ntation of IFRS 9, the assets are measured at amortised cost and 

estimated credit losses have to be calculated. 
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14.2 Financial liabilities: Loans and borrowing 

Current loans and borrowings 

Bank overdraft (note 23) 

Bank loan (note 24) 

Loans from subsidiary undertaking 

Total current borrowings 

Non-current loans and borrowings 

Interest rate 

5% 

2% - 4.538% 

interest free 

Bank loan (note 24) 2% - 4.538% 

Total non-current borrowings 

Matuxity 

on demand 

2024 

on demand 

2026 - 2038 

2023 
€ 

962,498 

2,715,957 

4,944,080 

8,622,535 

16,439,490 

16,439,490 

Other financial liabilities at amortised cost, other than loans and borrowings 

2023 

€ 

Trade and other payables (note 19) 1,771,100 

2022 
€ 

853,848 

4,746,788 

5,600,636 

15,484,243 

15,484,243 

2022 

€ 

2,192,066 

The bank overdraft bears annual interest at 5 % (2022: 5 % ) per annum and is repayable on demand. 

The bank loan comprise of a bank loan and a bank interest loan with terms as follows. 
The bank loan is secured by a general hypothec over the Company's assets, by a special hypothec 

over properties in Msida, Gzira and Sliema, and by personal guarantees of the ultimate beneficial 

owners, by pledges on various insurance policies and by various letter of undertaking by directors 

and shareholders. A moratorium of repayment of capital and interest was allowed for the first 12 
months up to March 2021. Repayments were resumed in April 2021 and will amount to monthly 

installment of €68,102 inclusive of interest, until October 2035. It bears interest of 4 % (2022: 4 % ) per 

annum. 

The bank interest loan (included in bank loan) bears no interest and is repayable at monthly 

installment of €3,052 inclusive of interest from March 2021 and to be repaid in full by April 2026. 

As at 31 December 2022 and 2023, the loans payable to subsidiary undertakings are interest-free, 

unsecured and repayable on demand. 

Loans and receivables: 

Loans to subsidiary undertakings 
Loans to associated undertakings 
Loans to parent undertakings 
Loans to related undertakings 

Total loans and receivables 

Current 
€ 

62,688,916 
5,349,672 

376,438 
5,684,654 

74,099,680 

2022 
€ 

13,011,214 
5,104,276 

(11,464,666) 
2,761,947 

9,412,771 
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15. Investment property

Valuation 

As at January 1 
Additions (subsequent expenditure) 
Change in fair value due to revaluation 
Transfer to property for resale (note 16) 
Disposals 

As at 31 December 

Rental income derived from investment properties 

Fair value measurement of the Company's investment properties 

2023 

€ 

335,907,438 
2,344,974 

22,589,909 
(3,472,083) 
(4,811,270) 

352,558,968 

2023 

€ 

3,000,538 

2022 

€ 

311,380,344 
10,822,699 
15,860,327 

(2,155,932) 

335,907,438 

2022 

€ 

3,000,500 

Market valuations are performed by independent professional architects every two years or earlier 

whenever their fair values differ materially from their carrying amounts. In the year when a market 

valuation is not performed, an assessment of the fair value is performed to reflect market conditions 

at the year-end date. 

On 31 December 2023 an independent valuation of the Company's investment properties, by 

independent external valuers having experience in the location and type of property to determine 

the fair value as at 31 December 2023. The fair value movement was credited to profit or loss and 

subsequently transferred to other reserves under equity. As at 31 December 2023, management 

assessed whether there are any significant changes to the significant inputs of the valuation. 

The Company's investment properties consist mainly of residential, commercial and office buildings 

with a carrying amount of €84,253,235 (2022: €83,167,905), had these assets been carried at cost less 

accumulated depreciation. The investment property has been categorised to fall within level 2 and 3 

of the fair value hierarchy. The different levels in the fair value hierarchy have been defined in note 

24. The Company policy is to recognise transfers into and out of fair value hierarchy levels as of date

of the event of change in circumstances that caused the transfer. There were no transfers between

levels during the year. For all properties, their current use equates to the highest and best use. For all

properties, their current use equates to the highest and best use.

Fair value hierarchy disclosures for investment properties are disclosed in note 24. 
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16. 

Reconciliation of fair value: 
Offices Commercial Residential Total 

As at 1 January 2022 54,165,817 153,540,499 103,674,028 311,380,344 
Additions 9,849,792 972,907 10,822,699 
Disposals (1,566,439) (589,493) (2,155,932) 
Fair value change recognised 

:in profit or loss (700,000) 16,060,327 500,000 15,860,327 

As at 31 December 2022 53,465,817 177,884,179 104,557,442 335,907,438 

Additions 413,204 1,931,770 2,344,974 

Disposals (4,811,270) (4,811,270) 
Transfer to property for resale 

(note 16) (3,472,083) (3,472,083) 

Fair value change recognised 

:in profit or loss 6,195,001 2,770,175 13,624,733 22,589,909 

As at 31 December 2023 59,660,818 172,784,205 120,113,945 352,558,968 

For :investment properties categorised under Level 2 of the fair value hierarchy in current and prior 

year, the follow:ing techniques and :inputs were used: 

Type of property 

Commercial properties 
Residential properties 
Office properties 

Property for resale 

Cost 

As at 1 January 

Technique 

Market approach 
Market approach 
Market approach 

Transfer on amalgamation with group company 
Additions 

Transfer from :investment property (note 15) 
Disposals 

As at 31 December 

Inputs 

Value of the properties are 

based on the sell:ing price of 

similar types of properties. 

2023 2022 
€ € 

2,451,601 2,179,099 

2,067,687 
3,472,083 

(3,004,055) (1,795,185) 

2,919,629 2,451,601 

In 2023, the Company sold properties for resale costing €3,004,055 and €242,330 agency fees for a 

sale value consideration of €10,276,568. The profit from these transactions were shown in the 

statement of profit or loss and other comprehensive :income. 

During the year the Company exchanched a property costing €175,000. 
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17. Other receivables
2023 2022 

Current receivables € € 
Amounts owed by subsidiary undertakings 2,472,985 2,471,662 
Amounts owed by directors 7,453,727 7,864,035 
Loans to third undertaking 173,079 180,000 
Accrued income 3,000,500 

less allowance for expected credit losses: 
Amounts owed by subsidiary undertakings (1,854,739) (2,478,636) 
Amounts owed by directors (82,419) (48,074) 
Accrued income (40,207) 

Receivables net of ECL 8,162,633 10,949,280 

Other receivables 351,281 24,336 
Advance deposits on purchase of properties 618,300 625,161 

Total other receivables 9,132,214 11,598,777 

The amounts owed by subsidiary and directors are unsecured, interest free and repayable on 
demand. 

Set out below is the movement in the allowance for expected credit losses of trade, other and related 
receivables: 

As at 31 December 2023 

As at 1 January 
Movement during the year 

Provision for estimated credit losses 
Reversal of impairment loss 

Movement during the year 

As at 31 December 

Subsidiary 

undertakings 

€ 

2,471,662 

1,854,739 
(2,471,662) 

(616,923) 

1,854,739 

Impairment on 
Amounts Accrued 

owed by income 

directors 

€ 
55,048 40,207 

82,419 
(55,048) (40,207) 
27,371 (40,207) 

82,419 

Total 

€ 
2,566,917 

1,937,158 
(2,566,917) 

(629,759) 

1,937,158 
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As at 31 December 2022 

Subsidiary 
undertakings 

€ 

As at 1 January 2,470,379 
Movement during the year 
Provision for estimated credit losses 2,471,662 

Reversal of impairment loss (2,470,379) 

Movement during the year 1,283 
As at 31 December 2,471,662 

Impairment on 

Amounts Accrued 
owed by income 
directors 

€ € 

48,074 40,207 

55,048 40,207 

(48,074) (40,207) 

6,974 
55,048 40,207 

For more information about the Company's exposure to credit risks, refer to note 24. 

18. Trade and other payables
2023 

€ 

Current liabilities 
Trade payables 1,767,160 
Deposit on sale of property 453,828 
Indirect taxes 500,834 
Accruals 3,940 

Total trade and other payables 2,725,762 

Trade and other payables are unsecured and non-interest bearing. 

Total 

€ 

2,558,660 

2,566,917 

(:2,558,660) 

8,257 
2,566,917 

2022 
€ 

2,188,246 
1,195,801 

491,803 
3,820 

3,879,670 

The Company's exposure to liquidity risk related to trade and other payables is disclosed in note 24. 

19. Deferred taxation
2023 2022 

€ € 

Deferred tax asset 

As at 1 January 3,933,211 3,763,602 
Credit in the statement of profit/loss and comprehensive income 

(note 11) (811,107) 169,609 

As at 31 December 3,122,104 3,933,211 

The deferred tax assets are attributable to the following: 
2023 2022 

€ € 

Tax effect of temporary differences relating to: 

Provision for estimated credit losses 3,122,104 3,933,211 
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Deferred tax liability 
As atl January 

Charge in the statement of profit/loss and comprehensive income 

(note 11) 

As at 31 December 

The deferred tax liability is attributable to the following: 

Tax effect of temporary differences relating to: 

Asset revaluations 

20. Share Capital

Authorised: 

4,872 (2022 : 4,896) Ordinary shares of €1 each 
45,000,000 Redeemable A Preference shares of €1 each 
15,000,000 Redeemable B Preference shares of €1 each 

Issued and fully called-up: 
4,872 (2022 : 4,896) Ordinary shares of €1 each 
45,000,000 Redeemable A Preference shares of €1 each 
15,000,000 Redeemable B Preference shares of €1 each 

2023 

€ 

26,782,441 

1,807,194 

28,589,635 

2023 

€ 

28,589,635 

2023 

€ 

4,872 
45,000,000 
15,000,000 

60,004,872 

2023 

€ 

4,872 
45,000,000 
15,000,000 

60,004,872 

2022 

€ 

25,513,615 

1,268,826 

26,782,441 

2022 

€ 

26,782,441 

2022 

€ 

4,896 
45,000,000 
15,000,000 

60,004,896 

2022 

€ 

4,896 
45,000,000 
15,000,000 

60,004,896 

Each ordinary share gives the right to one vote, participates equally in profits distributed by the 

company and carries equal rights upon distribution of assets by the company in the event of 

winding up. 

The redeemable preference shareholders have no voting rights. 
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21. Other reserve

As at 1 January 
Transfer from retained earnings 

As at 31 December 

2023 

€ 

233,588,698 
20,782,716 

254,371,414 

2022 

€ 

218,997,197 
14,591,501 

233,588,698 

This reserve represents changes in fair value of investment properties, net of deferred tax, which are 
unrealised at the reporting date. These amounts are transferred from retained earnings to this 
reserve since these gains are not considered by the directors to be available for distribution. Upon 
disposal of the respective investment property, realised fair value gains are transferred back to 
retained earnings. This reserve is a non-distributable reserve. 

22. Cash and cash equivalents
The cash and cash equivalents comprise the following statement of financial position amounts:

2023 2022 

€ 

Cash at banks 
Bank overdraft (note 14.2) 

Cash and cash equivalents 
Allowance for expected credit losses 

Cash and cash equivalents, net of expected credit loss 

€ 

43,486 
(962,498) 

(919,012) 

(919,012) 

For more information about the Company's exposure to credit risks, refer to note 24. 

23. Financial risk management objectives and policies

2,682,744 

2,682,744 
(695) 

2,682,049 

The Company's principal financial assets comprise of loans and other receivables and cash and cash
equivalents. Its principal financial liabilities comprise trade and other payables and loans and
borrowings.
The Company is exposed to a variety of financial risks: market risk, credit risk, liquidity risk and fair
value risk

The Board of Directors reviews and agrees policies for managing each of these risks which are
summarised below.

Market risk

Market risk is the risk that the fair value of future cash flows of a financial instrument will fluctuate
because of changes in market prices. Market prices comprise four types of risk: interest rate risk,
currency risk, commodity price risk and other price risk Financial instruments affected by market
risk include loans and borrowings. The Company is only exposed to interest rate risk
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Interest rate risk 

Interest rate risk is the risk that the fair value of future cash flows of a financial instrument will 
fluctuate because of changes in market interest rates. 
The Company's exposure to interest rate risk is limited to the variable interest rates on bank 
overdraft and bank loans. Based on observations of current market conditions, the directors consider 
an upward or downward movement in interest of 1 % to be reasonable possible. However, the 
potential impact of such movement is considered immaterial. Except as for the terms disclosed in 
note 14 regarding interest bearing loans, the Company's financial assets and liabilities are generally 
non-interest bearing. As a result, the Company is not subject to significant amounts of risk due to

fluctuations on the prevailing levels of market interest rates. 

Credit risk 

Credit risk is the risk that a counterparty will not meet its obligations under a financial instrument or 
customer contract, leading to a financial loss. The Company is exposed to credit risk from its 
operating activities (primarily trade receivables) and from its financing activities including deposits 
with banks. The carrying amount of these financial assets represents the maximum credit exposures. 

Customer credit risk is managed by the Company's management subject to the Company's 
established policy, procedures and control relating to customer credit risk management. Credit 
quality of a customer is assessed based on each individual's credit limits. Outstanding customer 
receivables are regularly monitors. An impairment amanysis is performed at the reporting fate on an 
individual basis. The Company exercises a prudent credit control policy, and accordingly, it is not 
subject to any significant exposure or concentration of credit risk. 

The Company banks only with local financial institutions with high quality standard or rating. The 
Company's operations are principally carried out in Malta and all the Company's revenue originate 
from clients based in Malta. 
The following details the risk profile of other receivables, amounts due from/loans to subsidiary, 
associate, directors and related undertaking and cash in banks. 

The measurement of the Company's ECL on these financial assets is a function of the Probability of 
Default (PD), Loss Given Default (LGD) and the Estimated amount at Default (EAD) (see note 3). 
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Financial risk management objectives and policies (continued) 

Set out below is the information about the credit risk exposure on the Company's financial assets: 

As at 31 December 2023 

Loans to Loansto Loansto 
subsidiary associate related Loans to parent 
undertaking undertaking undertakings undertakings 

€ € € 

Approach in measuring ECL General General General General 

Probability of default (%) 4.84 - 100.00 4.84 -100.00 50.00 - 100.00 0.30 

Loss given default (%) 47.32- 100.00 100.00 100.00 100.00 

Estimated gross carrying 
amount at default(€) 64,059,547 5,626,004 11,019,696 377,571 

Estimated credit loss 
(notes 14.1 and 18) (1,370,631) (276,332) (5,335,042} (1,133) 

As at 31 December 2022 

Loansto Loans to Loansto 

subsidiary associate related Loans to parent 

undertaking undertaking undertakings undertakings 

€ € € € 

Approach in measuring ECL General General General General 

Probability of default(%) 4.84 - 100.00 10.00-100.00 74.00 -100.00 0.57 

Loss given default (%) 36.02 -100.00 100.00 100.00 100.00 

Estimated gross carrying 
amount at default(€) 13,214,498 5,675,691 10,657,383 (11,464,666) 

Estimated credit loss 
(notes 14.1 and 18) (203,284) (571,415) (7,895,436) 

Amo unts 
owed by Amo unts 

subsidiary owed by Accr ued Cash at 
undertakings directors income banks Total 

€ € € € € 

General General General General 

75.00 1.00 1.34 0.06 

100.00 100.00 100.00 45.00 

2,472,985 7,453,727 43,486 91,053,016 

(1,854,739) (82,419) (8,920,296) 

Amo unts 
owed by Amo unts 

subsidiary owed by Accr ued Cash at 
undertakings directors income banks Total 

€ € € € € 

General General General General 

100.00 0.70 1.34 0.06 

100.00 100.00 100.00 45.00 

2,471,662 7,864,035 3,000,500 957,704 32,376,807 

(2,471,662) (55,048) (40,207) (695) (11,237,747) 
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Liquidity risk 

The Company is exposed to liquidity risk in relation to meeting future obligations associated with its 

financial liabilities. Prudent liquidity risk management includes maintaining sufficient cash and 

committed credit lines to ensure the availability of an adequate amount of funding to meet the 
Company's obligations. 

The table below summarises the maturity profile of the Company's financial liabilities based on 

contractual undiscounted payments. 

As at 31 December 2023 

Less than 1 

year 1 to 5 years >5 years Total 

Bank overdraft (note 14.2) 962,498 962,498 

Bank loans (note 14.2) 3,048,096 9,238,100 9,394,778 21,680,974 

Trade and other payables (note 19) 2,271,934 2,271,934 

Loans from subsidiary undertakings 

(note 14.2) 4,944,080 4,944,080 

11,226,608 9,238,100 9,394,778 29,859,486 

As at 31 December 2022 

Less than 1 

year 1 to 5 years >5 years Total 

Bank loans (note 14.2) 853,658 3,415,713 7,287,029 11,556,400 

Trade and other payables (note 19) 2,683,869 2,683,869 

Loans from subsidiary undertakings 
(note 14.2) 4,746,788 4,746,788 

8,284,315 3,415,713 7,287,029 18,987,057 

The below table shows gross undiscounted cash flows for bank loans. The following shows the 

corresponding reconciliation of those amounts to the carrying amount: 

As at 31 December 2023 

Gross Finance Net Present 

payments charges Values 

Within 1 year 3,048,096 332,139 2,715,957 

1- 5 years 9,238,100 1,122,680 8,115,420 

Over Syears 9,394,778 1,070,708 8,324,070 

16,338,091 2,525,527 19,155,447 
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As at 31 December 2022 

Gross 

payments 

Within 1 year 853,658 

1- 5 years 3,415,713 

Over Syears 7,287,029 

11,556,400 

Fair value risk 

Finance Net Present 

charges Values 

332,139 521,519 

1,122,680 2,293,033 

1,070,708 6,216,321 

2,525,527 16,338,091 

As at 31 December 2022 and 2023, the carrying amounts of other financial assets, other receivables, 

cash and cash equivalents, current borrowings and trade and other payables reflected in the 

financial statements are reasonable estimates of fair value in view of the nature of these instruments 
or the relatively short period of time between the origination of the instruments and their expected 

realisation. The fair values of non-current borrowings (note 14.2) are not materially different from 

their carrying amounts in the statement of financial position. 

The investment properties are categorised under level 2 and 3 of the fair valuation hierarchy. The 

different levels in the fair value hierarchy are defined as follows: 

Level 1: quoted (unadjusted) process in active markets for identical assets or liabilities; 

Level 2: other techniques for which all inputs which have a significant effect on the recorded fair 

value are observable either directly or indirectly; and 

Level 3: techniques which use inputs which have a significant effect on the recorded fair value that 

are not based on observable market data. 

The following table provides the fair value measurement hierarchy of the Company's assets: 

As at 31 December 2023 

Types of properhJ 

Commercial property 

Residential property 

Offices 

Total 

As at 31 December 2022 

Types of properhJ 

Commercial property 

Residential property 

Offices 

Total 

Level 2 Level 3 

172,371,001 

118,282,175 

59,660,818 

350,313,994 

Level 2 Level 3 

168,034,387 

103,584,535 

53,465,817 

325,084,739 

Additions Total 

413,204 172,784,205 

1,931,770 120,113,945 

59,660,818 

2,344,974 352,558,968 

Additions Total 

9,849,792 177,884,179 

972,907 104,557,442 

53,465,817 

10,822,699 335,907,438 
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Capital risk management 

Capital includes the equity attributable to the shareholders of the Company. 

The primary objective of the Company's capital management is to ensure that it maintains healthy 

capital ratios in order to support its business and maximise shareholder value. 

The Company manages its capital structure and makes adjustments to it in light of changes in 

economic conditions. To maintain or adjust the capital structure, the Company may adjust the 

dividend payment to the shareholder, return capital to the shareholder or issue new shares. 

No changes were made in the objectives, policies or processes for managing capital during the years 

ended 31 December 2022 and 2023. 

Loans and borrowings 

Trade and other payables 

Less: cash in banks and at hand 

Net debt 

Equity 

Net debt to equity ratio 

24. Supplemental cash flow information

Changes in liabilities arising from financing activities

2023 
€ 

19,155,447 

2,725,762 

(43,486) 

21,837,723 

385,947,709 

0.03:1 

Non Cash Changes 

1 January 2023 Cash flows Re-
classification 

Bank overdraft (note 15.2) 

Bank loans (note 14.2) 16,338,091 2,817,356 

Loans from subsidiary undertakings 
(note 14.2) 4,746,788 5,676,460 (5,479,168) 

Loans to/ from parent undertakings 
(notes 14.1 and 14.2) 11,464,666 (11,842,237) 

Total liabilities from 
financing activities 32,549,545 (3,348,421) (5,479,168) 

2022 
€ 

16,338,091 

3,879,670 

(2,682,744) 

17,535,017 

314,740,381 

0.035:1 

31 December 
2023 

962,498 

19,155,447 

4,944,080 

(377,571) 

24,684,454 
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Non Cash Changes 

Bank loans (note 14.2) 

Loans from subsidiary undertakings 
(note 14.2) 

Loans to parent undertakings 
(notes 14.1 and 14.2) 

Total liabilities from 

financing activities 

25. Contingent liabilities

1 January 2022 Cash flows 

9,030,873 

6,226,881 

15,257,754 

7,307,218 

4,988,097 

71,412,402 

83,707,717 

Re- 31 December 
classification 2022 

(6,468,190) 

(59,947,736) 

(66,415,926) 

16,338,091 

4,746,788 

11,464,666 

32,549,545 

The Company acts as guarantor in favour of the bonds issued by Stivala Group Finance pk 

amounting to €60,000,000. The Company is engaged in a few legal proceedings. As at approval date 

of these financial statements, it is difficult to predict exposures of the Company; hence no provision 

has been made in the financial statements accordingly. 

Furthermore, the company has €34,750,000 worth of securities in place on loans and guranatees. 

26. Events after the reporting period

All events occuring after the balance sheet date until the date of authorisation for issue of these 

financial statements and that are relevant for valuation and measurement as at 31 December 2023 for 

the Company are included in these financial statements. 
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27. Related party transactions

(a) Related party relationships

Stivala Group Finance pk (C 82218) 

Relationship 

Ultimate parent company 

The following companies and Carmelo Stivala Group Limited are related by virtue of being 
controlled and significantly influenced by Carmelo Stivala Group Limited. 

Percentage of shares held by 

Carmelo Stivala Group Limited 

ST Hotels Ltd. 

ST Properties Ltd 

ST Group Investments Ltd 

Stivala Properties Ltd 

Stivala Operators Limited 

Civala Limited 

Platinum Developments Ltd 

(C 78678) 

(C 78261) 

(C 107332) 

(C 51411) 

(C 23860) 

(C 66336) 

(C 70581) 

2023 

% 

100 

100 

100 

50 

50 

The following companies and ST Hotels Ltd. are related by virtue of common director. 

North Harbour Ltd (C 83667) 

(b) During the year, the following transactions were conducted with related parties:

2023 

Transactions with subsidiaries: 

Interest recharged to 
Rent receivable from 
Dividends receivable from 

Dividends payable to parent undertaking 

€ 

997,936 
3,000,538 
5,479,168 

2,510,000 

2022 

% 

100 

100 

100 

100 

50 

50 

2022 

€ 

846,003 
3,000,500 
6,468,190 

33,105,892 

Outstanding balances at year-end are unsecured and interest free. There have been no guarantees 

provided or received for any related party receivables or payables. For the year ended 31 December 
2023, the Company recorded impairment of receivables relating to amounts due from/loans to 

subsidiary, associate, parent and related undertakings in the form of estimated credit losses 

disclosed in notes 14, 18 and 24, in compliance with IFRS 9. This assessment will be undertaken each 

financial year through examining the financial position of the related companies and the market in 

which the related company operates together with other historical data on recovery of amounts due. 
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28. Ultimate controlling party

The Company's immediate and ultimate parent company is Stivala Group Finance pk, who owns
100% of the Company's issued ordinary and preference share capital. The parent company's
registered office is 143, The Strand Gzira GZR 1026, Malta. The parent company's share capital is

fully owned by Carmelo Stivala Trustee Limited acting as a trustee, on behalf of the ultimate

beneficial owners which are Mr. Michael Stivala, Mr. Ivan Stivala and Martin John Stivala.
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