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 MANAGERS’ REPORT  

Investment Objective 

The investment objective of Adventum Quartum Central Europe SICAV plc (“the Company”) is to achieve returns in the 

short-to-medium term under all market conditions. The target growth of the Company is a minimum of six percent (6%) 

per year with a target IRR of approximately twenty two percent (22%).  

 

Investment Strategy 

The Company intends to achieve its investment objectives by buying income producing real estate assets, primarily office 

buildings and shopping centres in Central Europe, particularly those located in Poland, the Czech Republic, Slovakia, 

Hungary and Romania (the “Target Region”) that produce, or can produce after refurbishment, a yield of approximately 

eight to ten percent (8% to 10%) or higher. The Company may also target real estate investments in other European 

jurisdictions excluding Malta. Each real estate acquisition would be financed or refinanced at planned average of sixty 

percent (60%) loan-to-value (LTV) ratio, thus creating an additional value for the Investors with limited risk. The 

Company is investing in real estate assets through the use of Special Purpose Vehicles (“SPVs”) which are domiciled in 

the country where the real estates are located. 

 
Business Review 
 

The Manager summarises the most important milestones of financial year ended 31 December 2023, as follows: 

• During the year the Company provided loans to REN Plaza Sp.z.o.o., PCRK Invest Zrt., Quarpol Kft. and Hermes 
Invest Kft. for €1,348,161, €1,826,288, €2,000, and €490,000 respectively; 

• There have been repayments for the loans provided during the year from Centerus Sp.z.o.o., Tophill 

Investments Sp.z.o.o., Komal Invest Kft. and Hermes Invest Kft. amounting to €1,023,549, €850,000, €930,000, 

and €450,900 respectively. 

 

Fund Performance 

By 31 December 2023, the value of Net Assets managed had reached €142,048,534 (2022: €127,401,970) resulting in 

a value of €134,515.6571 (2022: €120,645.8049) per share.  

Investors who subscribed at the launch of the Company up to the First Closing, have seen more than 34.52% (2022: 

20.65%) yield (YOY increase/decrease) . The leverage at SPV-level is around 62.73% (2022: 63%). 

 

___________________      

       

Fund Manager 

Date: 01/07/2024 

On behalf of the Board of Directors of Adventum International Ltd.      
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 DIRECTORS’ REPORT  

 

The Directors of Adventum Quartum Central Europe SICAV p.l.c.  (the “Company”) present herewith their report and 

audited annual financial statements for the year ended 31 December 2023. The Company was incorporated on 20 

February 2019.  

 

Principal Activities 

 

The Company was formed on 20 February 2019 as a third party managed, stand-alone fund investment company with 

variable share capital (SICAV) incorporated with limited liability under the Laws of Malta and licensed on 12 March 2019 

by the MFSA under the Investment Services Act, (Cap. 370 of the Laws of Malta) as a closed-ended Alternative 

Investment Fund targeting Qualifying Investors. The Company has a limited period until the end of December 2025, 

however the Directors have a one-time unilateral discretion to extend the duration of the Company for an additional two-

year period. 

The Company holds seven SPVs (2022: seven) through which it holds real estates in the Target Region as detailed below. 

The investment objective of the Company is to achieve returns in the short-to-medium term under all market conditions. 

The target growth of the Company is a minimum of six percent (6%) per year with a target IRR of approximately twenty 

two percent (22%).  

 

Investment Strategy 

The Company intends to achieve its investment objectives by buying income producing real estate assets, primarily office 

buildings and shopping centres in Central Europe, particularly those located in Poland, the Czech Republic, Slovakia, 

Hungary and Romania (the “Target Region”) that produce, or can produce after refurbishment, a yield of approximately 

eight to ten percent (8% to 10%) or higher. The Company may also target real estate investments in other European 

jurisdictions excluding Malta. Each real estate acquisition would be financed or refinanced at planned average of sixty 

percent (60%) loan-to-value (LTV) ratio, thus creating an additional value for the Investors with limited risk. 

 

All investments in real estate will be undertaken through the SPVs. The Company will notify the MFSA in relation to the 

directors and shareholders of SPVs used by the Company. 

 

The Company may also invest up to twenty percent (20%) of its assets in other real estate AIFs managed by Adventum 

Zrt (registered address: Hungary, 1015 Budapest, Batthyány utca 3., Fsz. 1.; Company registration number: 01 10 

044114). The Company does not intend to invest in other collective investment schemes managed by Adventum 

International Ltd. In this case no subscription and/or redemption fees can be charged by the AIF managed by Adventum 

Zrt, and any management fees charged by Adventum Zrt will be reduced from the management fees charged by 

Adventum International so only one set of management (excluding performance fee), subscription and/or redemption 

fees applies. 

 

The Company may also invest a small part of its liquid assets in listed Euro (EUR) denominated government bonds with 

publicly quoted prices. 

 

The Company has called all available committed amount of €106,930,180.  

 
Results and Dividends 

The results for the year are shown on pages 12-15.  

 

As outlined in the Offering Memorandum of the Company, no dividend payment is intended to be distributed to the 

shareholders.  
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DIRECTORS’ REPORT (CONTINUED) 

Business review  

In February 2022, following the military conflict between Russia and Ukraine, certain countries announced new packages 

of sanctions against the public debt of the Russian Federation and a number of Russian banks, as well as personal 

sanctions against a number of individuals. The Company does not have direct exposures to any party from those 

countries. This unfortunate state of affairs has not been and predictably will not have any significant impact on the 

Company’s operations. The Board of Directors will continue monitoring the situation as it progresses. Realistically the 

Gaza Strip Conflict will have even less effect on the Company’s markets and operations.  

Risk and Management 

The Company is exposed to a variety of risks and hence operates a risk management strategy with the objective of 

controlling and minimizing the impact on the financial performance and position. A detailed review of the risk 

management policies employed by the Company with the exposures to market risk, credit risk, liquidity risk, and capital 

risk management is included in Note 16 of the financial statements. 

Future Developments 

In the near future the emphasis has to be put on operative, asset management steps, securing necessary financing and 

possible refinancing, as well as, lease-up vacant areas. Based on this, the Directors expect that the present value of 

activity to increase and the experience of the past period justified past expectations. The management foresees improving 

market conditions facilitating successful exits with the approach of the end of the fund’s life span. 

 

Directors 

The Directors who served during the year under review and as at the date of these financial statements are stated on 

page 3. In accordance with the Company’s article of Association, the directors are to remain in office. During the year, 

business relationships existed between the Directors of the Fund and Related Parties to the Fund. These relationships 

are detailed in Note 14 to the financial statements. 

 

Standard License Conditions 

As required by the Investment Services Rules for Investment Service Providers regulated by the MFSA, we report that 

there were no breaches of the standard license conditions or other regulatory requirements during the reporting period 

which were subject to an administrative penalty or other regulatory sanction. 

Events after the reporting period 

 

Significant events in 2024 up to the date of these financial statements were: 

There are no events after year end which would require adjustment or disclosure in the annual financial statement of 

the Company. 
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DIRECTORS’ REPORT (CONTINUED) 

Directors’ responsibilities 

The directors are required by the Companies Act (Cap. 386 of the Laws of Malta) to prepare financial statements in 
accordance with International Financial Reporting Standards as adopted by the EU, which give a true and fair view of the 
state of affairs of the company at the end of each financial year and of the profit or loss of the company for the year 
then ended. In preparing the financial statements, the directors should: 

▪ Select suitable accounting policies and apply them consistently; 

▪ Make judgements and estimates that are reasonable;  

▪ Prepare the financial statements on a going concern basis, unless it is inappropriate to presume that the company 
will continue in business as a going concern; 

▪ Account for income and charges relating to the accounting period on the accruals basis; 

▪ Value separately the components of asset and liability items; 

▪ Report comparative figures corresponding to those of the preceding accounting period.  

The directors are responsible for ensuring that proper accounting records are kept which disclose with reasonable 

accuracy at any time the financial position of the company and which enable the directors to ensure that the financial 

statements comply with the Companies Act (Cap. 386 of the Laws of Malta). This responsibility includes designing, 

implementing and maintaining such internal control as the directors determine is necessary to enable the preparation of 

financial statements that are free from material misstatement, whether due to fraud or error.  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. 

Auditor 

A resolution to re-appoint Ernst & Young Malta Limited as auditor will be proposed at the Annual General Meeting. 

 

 

 

________________________ ________________________    ________________________ 

Kyle Debono   Kristóf Bárány   Gabor Nemeth 

Director Director   Director 

 

 

Date: 01 July 2024 

 

  



 

 

 

 

 

 
 

 

Depositary Report 
European Depositary Bank - Malta Branch  

 

 
 

 

Depositary Report to the Board of Directors of: 
Adventum QUARTUM Central Europe SICAV p.l.c. (the “Company”) 

 
Period under review: 

1st Jan 2023 – 31st Dec 2023  (the “Period”) 
 
 
 
 
 
 
 
 
 

 

DocuSign Envelope ID: E4C70658-65B4-465E-84F0-DF24853F3E10



 
 

European Depositary Bank SA, Malta Branch  2 

Quad Central | Q3 Level 9 | Triq L-Esportaturi  | Zone 1, Central Business District |  Birkirkara | CBD 1040 | Malta 

Phone (+356) 27922-501 · Registered in Malta with No: OC 1318 

 
1. Adventum QUARTUM Central Europe SICAV p.l.c. (the “Company”)  

 

Adventum QUARTUM Central Europe SICAV p.l.c. 

Legal Form SICAV (AIF) 

Domiciliation  Malta 

NAV Frequency  Monthly 

Administrator Alter Domus 

Bank Accounts Sparkasse Bank Malta PLC 

Agreement with EDB Date 16th Dec, 2021 (Service Start Date Mar, 2022) 

 
2. Confirmation of the Depositary 
 
In accordance with Article 21 of the AIFMD Directives of The European Parliament and of The Council, 
European Depositary Bank S.A. Malta Branch (“EDB”) as the appointed Depositary hereby confirms that The 
Company has been managed: 
 
• In accordance with the limitations imposed in the Investment and Borrowing Restrictions of the Fund  

by the Constitutional Documents and by the MFSA; and 
 
• In accordance with its Constitutional Documents and its License Conditions. 
 

3. Fund Summary 
 

 
 

Client CCY Dec-22 Dec-23 Change % Change

Adventum QUARTUM Central Europe SICAV p.l.c. EUR 127,401,970         142,048,534        14,646,564.20   11%

Account CCY Dec-22 Dec-23 Change % Change

Sparkasse Bank Malta PLC EUR 265,595                  64,275                  (201,320)             

265,595                  64,275                  (201,320)             -76%

Investment Name CCY Dec-22 Dec-23 Change % Change

Centerus Sp. Z.o.o. EUR 15,991,100            16,619,050          627,950               4%

PCRK Invest/.CO DEVELOPMENT Sp. z o. o. EUR 8,002,021              7,869,050            (132,971)             -2%

KOMAL/KEQI KFT EUR 47,937,877            49,295,028          1,357,151           3%

Hermes Invest/NGY Properties EUR 29,931,044            39,252,373          9,321,329           31%

Ren Plaza EUR 10,704,576            15,582,890          4,878,314           46%

Tophill Investments EUR 15,003,834            16,515,742          1,511,908           10%

Quarpol KFT EUR -                           3,557                     3,557                   100%

127,570,452         145,137,690        17,567,238         14%

Cash Balance Summary

Total Assets Under Depositary

Total € Cash

Portfolio Market Value in Fund (EUR)

Total € Portfolio Value

DocuSign Envelope ID: E4C70658-65B4-465E-84F0-DF24853F3E10



 
 

European Depositary Bank SA, Malta Branch  3 

Quad Central | Q3 Level 9 | Triq L-Esportaturi  | Zone 1, Central Business District |  Birkirkara | CBD 1040 | Malta 

Phone (+356) 27922-501 · Registered in Malta with No: OC 1318 

4. Breaches 
 
During the reporting period the Depositary did not reported any breaches to the investment policies and parameters. 
 

5. Action Taken 
 
A copy of this report is being sent to the Company. Any comments should be sent to the undersigned. 
 
 
 
 
 
 
 
 
Juan Chavez-Valdes     Monika Salomon 
Depositary Officer     Branch Manager 
 
 

DocuSign Envelope ID: E4C70658-65B4-465E-84F0-DF24853F3E10
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 STATEMENT OF FINANCIAL POSITION 

 Notes  

Adventum Quartum  
Central Europe 

SICAV p.l.c 

Adventum Quartum  
Central Europe 

SICAV p.l.c  

   

 
31 December 2023 

 
31 December 2022 

   € € 
    Restated 

ASSETS     

Financial assets at fair value through profit and loss 6  143,117,967 119,079,009  
Trade and other receivables 7  60,350 281,832  
Cash at bank 8  64,275 265,595  

Total assets   143,242,592 119,626,436  

      
EQUITY AND LIABILITIES      
Capital and reserves      
Founder shares 10  1,200 1,200  

Total equity   1,200 1,200  
      
Liabilities      
Management fees   2,011,595 402,418  
Director fees   9,039 2,893  
Trade and other payables  9  41,917 43,115  

Total liabilities (excluding net assets attributable 
to shareholders)   2,062,551 448,426  
Total equity and liabilities (excluding net assets 
attributable to shareholders)   2,063,751 449,626  
      

Net assets attributable to shareholders   141,178,841 119,176,810  

      
      
      
      
Founder shareholders   1,200 1,200  
      
      

Net assets attributable to shareholders (at trading value)   142,048,534 127,401,670  
Adjustments in accordance with IFRS   (869,693) (8,224,860)  

Net asset value (in accordance with IFRS)    17  141,178,841 119,176,810  

 

 

The notes form an integral part of these financial statements. 

 
 
The financial statements were approved and authorised for issue by the board on 01/07/2024 and were signed on 
its behalf by: 

 
 

 

_______________________      ________________________ ________________________ 

Kyle Debono  Kristóf Bárány   Gabor Nemeth 

Director  Director   Director  
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 STATEMENT OF COMPREHENSIVE INCOME 

 
 

  

Adventum Quartum 
Central Europe  

SICAV p.l.c 

Adventum Quartum 
Central Europe  

SICAV p.l.c  

 Notes 

01 January 2023 
to 

31 December 2023  

01 January 2022 
to 

31 December 2022   

  € €  

   Restated  

Income     

Net change in fair value of financial assets at fair value 
through profit or loss  

18,915,819 (9,887,174) 
 

Interest income 14 5,011,139 5,126,947  

Dividend income  1,935 -  

Total income  23,928,893 (4,760,227)  
     
Expenses     

Management fees 13 1,609,177 1,542,053  

Administration fees 13  29,762  30,142  

Directors’ fees 13  48,109  38,158  

Other operating expenses 12  239,813  213,022  

Total expenses   (1,926,861) (1,823,375)  

     
Profit/(Loss) before tax  22,002,032 (6,583,602)  
     
Withholding tax  - -  

Total comprehensive income/(loss) attributable 
to shareholders  

22,002,032 (6,583,602) 
 

 

The notes form an integral part of these financial statements. 
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 STATEMENT OF CHANGE IN NET ASSETS ATTRIBUTABLE 
TO SHAREHOLDERS 

 

 

 Adventum Quartum 
Central Europe 

SICAV p.lc. 

 

  
For the period ended  

01 January 2023 
 to 

 31 December 2023 

 
For the period 

ended  
01 January 2022 

 to 
 31 December 

2022 

 
 € € 

   Restated 
Net assets attributable to shareholders at the beginning 
of the year 

 
119,178,010 125,761,612 

    

Issue of investor shares  - - 

Net increase from share transactions  - - 

    

Net increase/(decrease) in net assets attributable to holders of 
investor shares  

 
22,002,032 (6,583,602) 

Net assets attributable to shareholders at the end of the 
year 

 
141,180,042 119,178,010 

 

The notes form an integral part of these financial statements. 
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 STATEMENT OF CASH FLOW  

 

 Notes  

 
For the year ended  

01 January 2023 
 to 

 31 December 2023 

 
For the year ended  

01 January 2022 
 to 

 31 December 2022 

   € €  
    Restated  

Cash flows from operating activities      

Profit/(Loss) before tax   22,002,032 (6,583,602)  

Adjustments for:      

Net fair value movements on financial assets and financial 
liabilities at fair value through profit and loss   

(18,915,819) 9,887,174  

Working capital adjustments:      

(Increase)/Decrease in financial assets at fair value through 
profit and loss    

(412,000) (1,700,000)  

Interest Income   (5,011,139) (5,126,947)  
Dividend Income   (1,935) -  

Operating cash flow before working capital changes   
(2,338,861) (3,523,375)  

Changes in working capital:   
   

Movement in receivables   221,481 21,605  

Movement in trade and other payables   1,614,125 78,270  
Interest income received    300,000  -  
Dividend income received    1,935  -  

Net cash used in operating activities   (201,320) (3,423,500)  

Cash flows from investing activities   
   

Purchase of investments   - (10,000)  

Net cash used in investing activities   - (10,000)  

      
      

Net increase in cash and cash equivalents   (201,320) (3,433,500)  

Cash and cash equivalents at the beginning of the year   265,595 3,699,095  

Cash and cash equivalents at the end of the year 8  64,275 265,595  

 

The notes form an integral part of these financial statements. 
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 NOTES TO THE FINANCIAL STATEMENTS  

1. GENERAL INFORMATION 

Adventum Quartum Central Europe SICAV p.l.c  (the “Company”/the “Fund”) is a collective investment scheme 

organised as a limited liability investment company with variable share capital. The Company was registered on 20 

February 2019 under the Companies Act (Chapter 386, Laws of Malta) and is licensed and regulated by the Malta 

Financial Services Authority under the Investment Services Act (Chapter 370, Laws of Malta) as an Alternative 

Investment Fund targeting Qualifying Investors. The Company was incorporated on 20 February 2019 and has 

been incorporated for a limited period until the end of December 2025. The Directors have a one-time unilateral 

discretion to extend the duration of the Company for an additional two-year period. 

The investment objective of the Company is to achieve returns in the short-to-medium term under all market 

conditions. The target growth of the Company is a minimum of six percent (6%) per year with a target IRR of 

approximately twenty two percent (22%).  

2. SUMMARY OF MATERIAL ACCOUNTING POLICIES 

2.1.1 STATEMENT OF COMPLIANCE 

The financial statements have been prepared in accordance with International Financial Reporting Standards 

(IFRSs) as adopted by the European Union (“EU”) and comply with the Companies Act, Cap 386 of the Laws of 

Malta. 

The preparation of these financial statements in conformity with IFRSs as adopted by the EU requires the use of 

certain accounting estimates. It also requires the directors to exercise their judgement in the process of applying 

the Company’s accounting policies as disclosed in Note 3. 

2.1.2 BASIS OF PREPARATION 

These financial statements have been prepared under the historical cost convention, except for financial assets 

held at fair value through profit or loss that are measured at fair value.  

The Company presents its statement of financial position in order of liquidity, since this presentation is reliable and 

more relevant to the Company. Assets and liabilities are expected to be realised within one year, unless otherwise 

indicated in the notes to the financial statements. 

2.1.3 GOING CONCERN 

These financial statements have been prepared on a going concern basis which assumes that the Company will 
continue as a going concern. 
 

2.1.4 BASIS OF CONSOLIDATION 

The Company is an investment entity, therefore, it holds its investments in subsidiaries at fair value rather than 

consolidating them. Investments in subsidiaries are classified as fair value through profit or loss in accordance with 

IFRS 9.  

2.2 FUNCTIONAL AND PRESENTATION CURRENCY  

The functional currency is the currency of the primary economic environment in which the Company operates. The 

majority of the Company’s returns and expenses are euro-based, the capital is raised in euros, the performance is 

evaluated and its liquidity is managed in euros. Therefore, the Company concludes that the euro is its functional 

currency. The Company’s presentation currency is also the euro. All values are rounded to euro except where 

otherwise indicated 

 

 



 ADVENTUM QUARTUM CENTRAL EUROPE SICAV P.L.C. 

Annual Report and Financial Statements – 31 December 2023 

  
 

17 
 

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

2. SUMMARY OF  ACCOUNTING POLICIES (CONTINUED) 

2.3 FINANCIAL INSTRUMENTS 

(i) Classification  

In accordance with IFRS 9, the Company classifies its financial assets and financial liabilities at initial recognition 

into the categories of financial assets and financial liabilities discussed below. 

On applying that classification, a financial asset or financial liability is considered to be held for trading if:  

(a) It is acquired or incurred principally for the purpose of selling or repurchasing it in the near term; Or 

(b) On initial recognition, it is part of a portfolio of identified financial instruments that are managed together and 

for which, there is evidence of a recent actual pattern of short-term profit-taking; 

Or 

(c) It is a derivative (except for a derivative that is a financial guarantee contract or a designated and effective 

hedging instrument.           

FINANCIAL ASSETS 

The Company classifies its financial assets as subsequently measured at amortised cost or measured at fair value 

through profit or loss on the basis of both: 

• The entity’s business model for managing the financial assets  

• The contractual cash flow characteristics of the financial asset 

Financial assets measured at fair value through profit or loss (FVPL) 

A financial asset is measured at fair value through profit or loss if: 

(a) Its contractual terms do not give rise to cash flows on specified dates that are solely payments of principal and 

interest (SPPI) on the principal amount outstanding 

        Or 

(b) It is not held within a business model whose objective is either to collect contractual cash flows, or to both 

collect contractual cash flows and sell 

       Or 

(c) At initial recognition, it is irrevocably designated as measured at FVPL when doing so eliminates or significantly 

reduces a measurement or recognition inconsistency that would otherwise arise from measuring assets or liabilities 

or recognising the gains and losses on them on different bases. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

2. SUMMARY OF ACCOUNTING POLICIES (CONTINUED) 

2.3 FINANCIAL INSTRUMENTS (CONTINUED) 

The Company includes in this category: 

• Equity instruments: Included within equity instruments are investments in subsidiaries: 

 
Investment in subsidiaries: in accordance with the exception under IFRS 10, the Company does not 

consolidate subsidiaries in the financial statements unless the subsidiary is not itself an investment entity 

and its main purpose and activities are providing services that relate to the Company’s investment 

activities. The Company has no consolidated subsidiaries. The Company measures unconsolidated 

subsidiaries at FVPL.  

 
• Debt Instruments: These include investment that are held under a business model to manage them at 

fair value. 

FINANCIAL LIABILITIES 

Financial liabilities measured at fair value through profit or loss (FVPL) 

A financial liability is measured at FVPL if it meets the definition of held for trading. 

The Company includes in this category redeemable investor shares. The accounting policy on redeemable shares 

is disclosed in Note 2.7.  

Financial liabilities measured at amortised cost 

This category includes all financial liabilities, other than those measured at fair value through profit or loss. The 

Company includes in this category other short-term payables. 

(ii) Recognition 

The Company recognises a financial asset or a financial liability when it becomes a party to the contractual 

provisions of the instrument. 

(iii) Initial measurement 

Financial assets and financial liabilities at FVPL are recorded in the statement of financial position at fair value. All 

transaction costs for such instruments are recognised directly in profit or loss. 

Financial assets and liabilities (other than those classified as at FVPL) are measured initially at their fair value plus 

any directly attributable incremental costs of acquisition or issue. 

(iv) Subsequent measurement 

After initial measurement, the Company measures financial instruments which are classified as at FVPL at fair 

value. Subsequent changes in the fair value of those financial instruments are recorded in net gain or loss on 

financial assets and liabilities at FVPL in the statement of comprehensive income. Interest and dividends earned or 

paid on these instruments are recorded separately in interest revenue or expense and dividend revenue or expense 

in the statement of comprehensive income. 

Financial liabilities, other than those classified as at FVPL, are measured at amortised cost using the effective 

interest method. Gains and losses are recognised in profit or loss when the liabilities are derecognised, as well as 

through the amortisation process. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

2. SUMMARY OF ACCOUNTING POLICIES (CONTINUED) 

2.3 FINANCIAL INSTRUMENTS (CONTINUED) 

(v) Derecognition 

The Company derecognises a financial asset when the contractual rights to the cash flows from the asset expire, 

or it transfers the rights to receive the contractual cash flows in a transaction in which substantially all the risks 

and rewards of ownership of the financial asset are transferred or in which the Company neither transfers nor 

retains substantially all the risks and rewards of ownership and does not retain control of the financial asset.  Any 

interest in such transferred financial assets that is created or retained by the Company is recognised as a separate 

asset or liability.  

On derecognition of a financial asset, the difference between the carrying amount of the asset (or the carrying 

amount allocated to the portion of the asset derecognised), and consideration received (including any new asset 

obtained less any new liability assumed) is recognised in profit or loss.  

The Company derecognises a financial liability when its contractual obligations are discharged, cancelled or expire. 

(vi) impairment 

IFRS 9 applies an ‘expected credit loss’ (ECL) model. This impairment model applies to financial assets measured 

at amortised cost, but not to investments in equity instruments being measured at FVPL 

The Company recognises loss allowances for expected credit losses (“ECLs”) on financial assets measured at 

amortised cost. 

The Company measures loss allowances at an amount equal to lifetime ECLs. The Company also measures ECL on 

the bank balance as at year end. The credit risk for the bank balance has not increased significantly since initial 

recognition. 

When determining whether the credit risk of a financial asset has increased significantly since initial recognition an 

when estimating ECLs, the Company considers reasonable and supportable information that is relevant and 

available without undue cost or effort. This includes both quantitative and qualitative information and analysis, 

based on the Company’s historical experience and informed credit assessment and including forward looking 

information. 

(vii) Offsetting 

Financial assets and liabilities are offset and the net amount presented in the Statement of Financial Position when, 

and only when, the Company has a current legal right to offset the amounts and it intends either to settle on a net 

basis or to realize the asset and settle the liability simultaneously.  

2.4 FAIR VALUE MEASUREMENT 

The Company measures its investments in subsidiaries 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 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 in the principal market for the asset 

or liability or, 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 to the Company. The fair value of an asset or a 

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 a 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. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

2. SUMMARY OF ACCOUNTING POLICIES (CONTINUED) 

2.4 FAIR VALUE MEASUREMENT (CONTINUED) 

For financial instruments not traded in an active market, the fair value is determined using valuation techniques 

deemed to be appropriate in the circumstances. Valuation techniques include the market approach (i.e., using 

recent arm’s length market transactions, adjusted as necessary, and reference to the current market value of 

another instrument that is substantially the same) and the income approach (i.e., discounted cash flow analysis 

and option pricing models making as much use of available and supportable market data as possible). 

The output of a model is always an estimate or approximation of a value that cannot be determined with certainty, 

and valuation techniques employed may not fully reflect all factors relevant to the positions the Company holds. 

Valuations are therefore adjusted, where appropriate, to allow for additional factors including model risk, liquidity 

risk and counterparty risk. 

For assets and liabilities that are measured at fair value on a recurring basis, the Company  identifies transfers 

between levels in the hierarchy by re-assessing the categorisation (based on the lowest level input that is significant 

to the fair value measurement as a whole), and deems transfers to have occurred at the beginning of each reporting 

period. 

2.5  FINANCIAL GUARANTEE CONTRACTS 

A financial guarantee contract is a contract that requires the issuer to make specified payments to reimburse the 
holder for a loss it incurs because a specified debtor fails to make payment when due in accordance with the terms 
of a debt instrument. It is measured as fair value through profit and loss.  
  
2.6  CASH AT BANK 

Cash comprises cash held with banks. Cash at bank is stated it’s principal amount. 

2.7  REDEEMABLE SHARES 

The redeemable shares for each sub-fund provide investors with the right to require redemption for cash at a value 

proportionate to the investor’s share in the sub-fund’s net assets, at each redemption day after the termination of 

the subscription period following issue of notice by the Directors informing Investors of the possibility of 

redemptions, and also in the event of the Company’s liquidation.  

The redeemable shares are classified as financial liabilities and are measured at the present value of the redemption 

amounts.  In accordance with the Company’s offering memorandum, the redemption amounts of the individual 

redeemable shares are calculated using the prevailing redemption price on the relevant redemption day, which will 

be the applicable NAV per Share as calculated on the Valuation Day less such penalties, fees or expenses as may 

be applicable or as the Company may be entitled to deduct of recover therefrom. 

2.8 INTEREST REVENUE  

Interest revenue are recognised in the statement of comprehensive income for all interest-bearing financial 

instruments. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

2. SUMMARY OF ACCOUNTING POLICIES (CONTINUED) 

2.9  NET GAIN OR LOSS ON FINANCIAL ASSETS AND FINANCIAL LIABILITIES 

Net gains or losses on financial assets at FVPL are changes in the fair value of financial assets and liabilities held 

for trading or designated upon initial recognition as at FVPL and exclude interest and dividend income and 

expenses.  

Unrealised gains and losses comprise changes in the fair value of financial instruments for the period and from 

reversal of the prior period’s unrealised gains and losses for financial instruments which were realised in the 

reporting period. Realised gains and losses on disposals of financial instruments classified as at FVPL represent the 

difference between an instrument’s initial carrying amount and disposal amount, or cash payments. 

2.10 FEE EXPENSE 

Fees are recognised on an accrual basis. Refer to Notes 13 for management and performance fees, custodian and 

administration fees and directors’ fees. 

3. CRITICAL ACCOUNTING ESTIMATES AND JUDGEMENTS 

The preparation of the Company’s financial statements requires management to make judgements, estimates and 

assumptions that affect the reported amounts recognised in the financial statements and disclosure of contingent 

liabilities. However, uncertainty about these assumptions and estimates could result in outcomes that could require 

a material adjustment to the carrying amount of the asset or liability affected in future periods. 

Judgements  

In the process of applying the Company’s accounting policies, management has made the following judgements, 

which have the most significant effect on the amounts recognised in the financial statements:  

Assessment as investment entity  

Entities that meet the definition of an investment entity within IFRS 10 are required to measure their subsidiaries 

at FVPL rather than consolidate them. The criteria which define an investment entity are, as follows:  

- An entity that obtains funds from one or more investors for the purpose of providing those investors with 

investment management services   

- An entity that commits to its investors that its business purpose is to invest funds solely for returns from 

capital appreciation, investment income, or both   

- An entity that measures and evaluates the performance of substantially all of its investments on a fair 

value basis 

The Company’s prospectus details its objective of providing investment management services to investors which 

includes investing in real estates through an investment in SPV, for the purpose of returns in the form of investment 

income and capital appreciation. The Investment Management services are outsourced to a separate legal entity.  

The Company reports to its investors via regular investor information, and to its management, via internal 

management reports, on a fair value basis. All investments are reported at fair value to the extent allowed by IFRS 

in the Company’s annual report. The Company has a clearly exit documented exit strategy for all of its investments. 

The Board has also concluded that the Company meets the additional characteristics of an investment entity, in 

that it has more than one investment; the Company’s ownership interests are predominantly in the form of equities 

and similar securities; it has more than one investor and the majority of its investors are not related parties. 

The directors concluded that the Company meets the definition of an investment entity. These conclusions will be 

reassessed on a continuous basis, if any of these criteria or characteristics change.  
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

3. CRITICAL ACCOUNTING ESTIMATES AND JUDGEMENTS (CONTINUED) 

Fair value of investments 

Due to the timing of the NAV the Company uses T-1 reporting when calculating the NAV of the Company each 

month therefore these financial statements have been adjusted to reflect the value as at 31 December 2023, which 

will differ from the trading value reported.  Management has made the judgement that this adjustment is a more 

prudent and accurate approach to reporting the figures in the financial statements. The underlying assets of the 

SPVs held by the Company, being the investment properties, are valued by an independent valuers, namely 

Cushman & Wakefield (CBRE until May 2023).  Disclosures on the estimates and judgement used on determining 

the fair value of the underlying investments are further disclosed in Note 5. 

Classification of Redeemable shares 

A Company can classify its redeemable shares as either equity or as liability. Management has assessed whether 

the Company’s redeemable shares can be classified as liability or equity.   

Redeemable shares are classified as equity instruments when all the below conditions are met: 

- The redeemable shares entitle the holder to a pro rata share of the Fund’s net assets in the event of the 

Fund’s liquidation  

- The redeemable shares are in the class of instruments that is subordinate to all other classes of 

instruments  

- All redeemable shares in the class of instruments that is subordinate to all other classes of instruments 

have identical features 

- The redeemable shares do not include any contractual obligation to deliver cash or another financial asset 

other than the holder’s rights to a pro rata share of the Company’s net assets  

- The total expected cash flows attributable to the redeemable shares over the life of the instrument are 

based substantially on the profit or loss, the change in the recognised net assets or the change in the fair 

value of the recognised and unrecognised net assets of the Company over the life of the instrument. 

The Company’s Offering Supplement stipulates that the investors can redeem their shares at their discretion. Based 

on the Management’s judgement it was concluded that the redeemable shares do not meet the above criteria. 

Consequently, these were classified as liability.  

4. CHANGES  IN ACCOUNTING POLICIES  

Standards, interpretations and amendments to published standards as endorsed by the European 
Union effective in the current year 

The Company has adopted the following new and amended IFRS and IFRIC interpretations: 

• Amendments to IAS 1 Presentation of Financial Statements and IFRS Practice Statement 2: Disclosure of 
Accounting policies (effective for financial years beginning on or after 1 January 2023)  
 

• Amendments to IAS 8 Accounting policies, Changes in Accounting Estimates and Errors: Definition of 
Accounting Estimates (effective for financial years beginning on or after 1 January 2023) 
 

• IFRS 17 Insurance Contracts (issued on 18 May 2017); including Amendments to IFRS 17 (effective for 
financial years beginning on or after 1 January 2023)  
 

• Amendments to IAS 12 Income Taxes: Deferred Tax related to Assets and Liabilities arising from a Single 
Transaction (effective for financial years beginning on or after 1 January 2023)  
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

4. CHANGES IN ACCOUNTING POLICIES (CONTINUED) 

• Amendments to IFRS 17 Insurance contracts: Initial Application of IFRS 17 and IFRS 9 – Comparative 
Information (effective for financial years beginning on or after 1 January 2023) 
 

• Amendments to IAS 12 Income taxes: International Tax Reform – Pillar Two Model Rules (issued on 23 
May 2023) 

 

Except as explained below, the adoption of the new and updated standards did not have a material impact on the 

financial stataement of the Company. 

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. The amendments have had an impact on the 
Company's disclosures of accounting policies, but not on the measurement, recognition or presentation 
of any items in the Partnership’s financial statements. 

 
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 mandatory temporary exception to the recognition and disclosure of deferred taxes arising form the 
jurisdictional implementation of the Pillar Two model rules; and 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. 
 
The amendments had no impact on the Company's financial statements as the Company is not in scope 
of the Pillar Two model rules as its revenue is less that EUR 750 million/year. 

 

Standards, interpretations and amendments to published standards as endorsed by the European 
Union that are not yet effective  

Up to the date of approval of these financial statements, there below were the standards, amendment and 
interpretations to existing standards which have been published but are not yet effective for the current reporting 
period and which have not been adopted early.  

• Amendments to IFRS 16 Leases: Lease Liability in a Sale and Leaseback (effective for financial years 
beginning on or after 1 January 2024) 
 

• Amendments to IAS 1 Presentation of Financial Statements: Classification of Liabilities as Current or Non-
current, Classification of Liabilities as Current or Non-current - Deferral of Effective Date and Non-Current 
Liabilities with Covenants (effective for financial years beginning on or after 1 January 2024) 
 

• Amendments to IAS 7 Statement of Cash Flows and IFRS 7 Financial Instruments: Disclosures: Supplier 
Finance Arrangements (issued on 25 May 2023) (effective for financial years beginning on or after 1 
January 2024) 

 
The changes resulting from the above standards, interpretations and amendments are not expected to have a 

material effect on the financial stataement of the Company. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

4. CHANGES IN ACCOUNTING POLICIES (CONTINUED) 

Standards, interpretations and amendments to published standards that are not yet endorsed by the 
European Union  

• Amendments to IAS 21 The Effects of Changes in Foreign Exchange Rates: Lack of Exchangeability (issued 
on 15 August 2023) 

• Amendments to the Classification and Measurement of Financial Instruments (Amendments to IFRS 9 and 
IFRS 7) (issued on 30 May 2024). 

• IFRS 19 Subsidiaries without Public Accountability: Disclosures2 (issued on 9 May 2024) 
• IFRS 18 Presentation and Disclosure in Financial Statements (issued on 9 April 2024) 

 

The changes resulting from the above standards, interpretations and amendments are not expected to have a 

material effect on the financial statement of the Company. 

5. FAIR VALUE MEASUREMENTS 

All assets and liabilities for which fair value is measured or disclosed in the financial statements are categorised 

within the fair value hierarchy, described as follows, based on the lowest level input that is significant to the fair 

value measurement as a whole: 

Level 1 - quoted market prices (unadjusted) in an active market for an identical instrument; 

Level 2 - valuation techniques based on observable inputs, either directly (i.e. as prices) or indirectly (i.e. derived 

from prices). This category includes instruments valued using: quoted market prices in active markets for similar 

instruments; quoted prices for identical or similar instruments in markets that are considered less than active; or 

other valuation techniques where all significant inputs are directly or indirectly observable from market data;  

Level 3 - valuation techniques using significant unobservable inputs. This category includes all instruments where 

the valuation technique includes inputs not based on observable data, including the Company’s own assumptions, 

and the unobservable inputs have a significant effect on the instrument’s valuation. This category includes 

instruments that are valued based on quoted prices for similar instruments where significant unobservable 

adjustment or assumptions are required to reflect differences between the instruments.  

The following table provides an analysis of financial instruments that are measured subsequent to initial recognition 

at fair value, grouped into Levels 1 to 3 based on the degree to which the fair value is observable: 

 Level 1  Level 2  Level 3  Total 
 2023  2023  2023  2023 
 €  €  €  € 
Financial assets at fair value 
through profit or loss: 

       

        
Equity      46,220,904      46,220,904     
Debt -  -  96,897,063  96,897,063 

Total -  -  143,117,967  143,117,967 

 

 

 Level 1  Level 2  Level 3  Total 
 €  €  €  € 
 2022  2022  2022  2022 
Financial assets at fair value 
through profit or loss: 

       

        
Equity  -  -  24,521,000  24,521,000 

Debt      94,558,009  94,558,009 

Total -  -  119,079,009  119,079,009 



 ADVENTUM QUARTUM CENTRAL EUROPE SICAV P.L.C. 

Annual Report and Financial Statements – 31 December 2023 

  
 

25 
 

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

5. FAIR VALUE MEASUREMENTS (CONTINUED) 

The following table presents the changes in recurring fair value measurements of investments in subsidiaries categorised as Level 3: 

 
 2023 2022 

 € € 

   

Balance at the beginning of the year 119,079,009 122,129,236 

Additions  - 10,000 

Appreciation/(Depreciation) of financial assets  18,915,819 (3,359,043) 

Movement on Loans  5,123,139 298,816 

Balance as at the end of the year 143,117,967 119,079,009 

 

The main accounts driving the Net Asset Value of the SPV’s are disclosed below:  

 PCRK Invest Zrt REN Plaza Sp. 
Z o.o. 

Centerus Sp. 
Z o.o. 

Hermes Invest 
Kft1 

Tophill Investments 
Sp.Z.o.o 

KOMAL Invest 
Kft1 

QUARPOL Kft Total 

 2023 2023 2023 2023 2023 2023 2023 2023 
 EUR EUR EUR EUR EUR EUR EUR EUR 
Assets         
Investment Property 17,500,000  16,850,000  35,150,000 156,000,000  33,900,000  122,500,000  - 381,900,000 
Current Assets  1,375,923   9,404,361   3,704,484   28,820,157   2,393,267  8,596,295       3,645  54,298,132 
         
Liabilities         

Intercompany Loans (Note 6) 20,703,496  11,061,878   2,123,868   20,991,847   10,517,481   44,069,149   2,012  109,469,731 
External Financing 10,261,644   8,234,739   21,415,458   74,000,000   18,939,417   59,847,490   -    192,698,748 
Other Liabilities  483,989   1,947,511  1,271,645  23,213,132           668,675  21,919,091   438  49,504,481 
         
Non- Controlling Interest (NCI) - - -  49,316,459  -  1,561,015  - 50,877,474 

Net Asset Value (Note 6) (12,573,206) 5,010,233  14,043,513   17,298,719   6,167,694  3,699,550      1,195  33,647,698 
 

1 These represent the consolidated financial statements given that the Company directly owns 100% of Hermes and Komal which in turn they own 50.1% of NGY and 74% of Keqi 

respectively.  
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

5. FAIR VALUE MEASUREMENTS (CONTINUED) 

 

 PCRK Invest 
Zrt 

REN Plaza Sp. 
Z o.o. 

Centerus Sp. 
Z o.o. 

Hermes Invest 
Kft1 

Tophill Investments 
Sp.Z.o.o 

KOMAL Invest 
Kft1 

QUARPOL Kft Total 

 2022 2022 2022 2022 2022 2022 2022 2022 
 EUR EUR EUR EUR EUR EUR EUR EUR 
Assets         
Investment Property  18,360,000   15,740,000   33,740,000   142,431,000   33,040,000   115,360,000  - 358,671,000 
Current Assets  1,719,758   5,201,194   4,134,112   22,246,101   2,443,143   11,976,936  6,614 47,727,858 
         
Liabilities         
Intercompany Loans (Note 6)  17,274,657   9,254,451   3,032,465   19,993,717   11,160,595   42,893,168  - 103,609,053  
External Financing  10,252,055   8,726,178   21,693,782   76,500,000   19,660,766   62,692,097  - 199,524,878  
Other Liabilities  2,342,167   882,281   617,991   11,030,845   889,486   20,500,411  381  45,140,023  
         

Non- Controlling Interest (NCI)     42,434,626    958,399    43,393,025  

Net Asset Value (Note 6) (9,789,121) 2,078,284  12,529,874   5,841,452   3,772,296   292,861  6,233  14,731,879  
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

5. FAIR VALUE MEASUREMENTS (CONTINUED) 

As at December 
2023 

Valuation 
Technique Country 

Ownership    
% 

Unobservable 
Input Range 

Property Fair 
Value 

 

PCRK Invest Zrt 

Income 
Capitalisation 

Approach  Hungary 100 Estimated rental value €13.00 per sqm  €17,500,000 
    Equivalent yield  2.41-17.01%  
       

REN Plaza Sp. Z 
o.o. 

Income 
Capitalisation 

Approach Poland 100 Estimated rental value €16.00 per sqm €16,850,000 

    Equivalent yield  11.17-11.47%  
       

Centerus Sp. Z 
o.o. 

Income 
Capitalisation 

Approach  Poland 100 Estimated rental value €15.00 per sqm €35,150,000 
    Equivalent yield 9.18-10.84%  
       

Hermes Invest Kft 

Income 
Capitalisation 

Approach  Hungary 100 Estimated rental value €14.00 per sqm €156,000,000 
    Equivalent yield  7.10-8.22%  
       
Tophill 
Investments 
Sp.Z.o.o 

Income 
Capitalisation 

Approach  Poland 100 Estimated rental value €15.00 per sqm €33,900,000 

    Equivalent yield  9.08-9.39%  
       
KOMAL Invest Kft DCF Hungary 100 Estimated rental value €13.00 per sqm €122,500,000 

    Discount rate 5.97-9.16%  
 

The Income Capitalisation Approach is based on the T&R (Term & Reversion): A valuation approach where the 

income is divided into a fixed income to review (the term) and an income from review to perpetuity (the reversion). 

DCF (Discounted Cash Flow): A method to determine the present value of future cash flows generated by an 

investment or asset, taking into account the time value of money. 

  



 ADVENTUM QUARTUM CENTRAL EUROPE SICAV P.L.C. 

Annual Report and Financial Statements – 31 December 2023 

  
 

28 
 

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

5. FAIR VALUE MEASUREMENTS (CONTINUED) 

As at December 
2022 

Valuation 
Technique Country 

Ownership   
% Unobservable Input Range 

Property Fair 
Value 

 

PCRK Invest Zrt 

Income 
Capitalisation 

Approach  Hungary 100 

Estimated rental value €13.64 per sqm  €18,360,000 

    Equivalent yield 8.98%  

       

REN Plaza Sp. Z 
o.o. 

Income 
Capitalisation 

Approach Poland 100 

Estimated rental value €14.60 per sqm €15,740,000 

    Equivalent yield 8.00-10.94%  
       

Centerus Sp. Z 
o.o. 

Income 
Capitalisation 

Approach  Poland 100 

Estimated rental value €15.03 per sqm €33,740,000 

    Equivalent yield 8.14-9.81%  
       

Hermes Invest Kft 

Income 
Capitalisation 

Approach  Hungary 100 

Estimated rental value €13.84 per sqm €142,431,000 

    Equivalent yield 6.58-8.56%  
       
Tophill 
Investments 
Sp.Z.o.o 

Income 
Capitalisation 

Approach  Poland 100 

Estimated rental value €14.04 per sqm €33,040,000 

    Discount rate 8.50-8.89%  
       
KOMAL Invest Kft DCF Hungary 100 Estimated rental value €12.92 per sqm €115,360,000 
    Discount rate 8.25-8.50%  

The significant unobservable inputs used in the fair value measurement categorised within Level 3 of the fair value 

hierarchy together with the quantitative sensitivity analysis are as shown below: 

As at 31 December 
2023 Input Country 

Ownership    
% 

Sensitivity 
used 

Effect on the 
Property’s  
Fair Value 

2023 

Effect on the 
Property’s  Fair 

Value 2022 
       

PCRK Invest Zrt 

Estimated 
rental 
value Hungary 100 10% 1,750,000 1,836,000 

 Yield rate   1% (175,000) (183,600) 

    -1% 175,000 183,600 
       

REN Plaza Sp. Z 
o.o. 

Estimated 
rental 
value Poland 100 10% 1,685,000 1,574,000 

 Yield rate   1% (168,500) (157,400) 

    -1% 168,500 157,400 
       

Centerus Sp. Z 
o.o. 

Estimated 
rental 
value Poland 100 10% 3,515,000 3,374,000 

 Yield rate   1% (351,500) (337,400) 

    -1% 351,500 337,400 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

5. FAIR VALUE MEASUREMENTS (CONTINUED) 

As at 31 
December 2023 Input Country 

Ownership    
% 

Sensitivity 
used 

Effect on the 
Property’s  
Fair Value 

2023 

Effect on the 
Property’s  
Fair Value 

2022 

 

       

Hermes Invest 
Kft 

Estimated 
rental 
value Hungary 100 10% 15,600,000 14,243,100 

 Yield rate   1% (1,560,000) (1,424,310) 
    -1% 1,560,000 1,424,310 

       
Tophill 
Investments 
Sp.Z.o.o 

Estimated 
rental 
value Poland 100 

10% 3,390,000 3,304,000 

 Yield rate   1% 339,000 330,400 
       

KOMAL Invest 
Kft 

Estimated 
rental 
value Hungary 100 

10% 12,250,000 11,536,600 

 
Discount 

rate 
  

1% 1,225,000 1,153,600 

       
       
       

Valuation techniques 

The level 3 Private equity investments that amount to €46,220,904 (2022:  €24,521,000) consist of seven (2022: 

seven) fully owned SPVs namely Centerus Sp Z.o.o, REN Plaza Sp Z.o.o, Tophill Investments Sp.Z.o.o, PCRK Invest 

Zrt, Hermes Invest Kft, QUARPOL Kft and KOMAL Invest Kft. (Further details are disclosed in Note 6).  

Unlisted equity investments  

The Company invests in private equity companies that are not quoted in an active market. Transactions in such 

investments do not occur on a regular basis. The net asset value of the SPVs is used as an input into measuring 

the fair value of the same SPVs. The NAV of these investments is driven from the amounts disclosed above namely  

the underlying properties, current assets, intercompany loans, bank borrowings and other financial liabilities.  

Valuation of properties 

The Company appointed Cushman & Wakefield (until May 2023 CBRE) as external valuers to determine the value 

of these properties. The Cushman & Wakefield valuations have been performed in accordance with the RICS 

Valuation – Global Standards. The property has been valued on the basis of Fair Value. According to the RICS 

Valuation - Global Standards the fair value is the price that would be received to sell an asset, or paid to transfer 

a liability, in an orderly transaction between market participants at the measurement date. For valuation purposes 

a capitalization approach was used.  The income from a tenant is capitalised for the duration of the term. The 

passing income stream is capitalised for the duration of the unexpired lease and income thereafter then reverts to 

the rental value and is capitalised in perpetuity. The selection of yield reflects “all risks” including variables such as 

voids, risk of shortfall etc. as well as rental fluctuations in rental income through growth. Income growth over the 

lease through indexation is also reflected in the “all risks” yield.  
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

5.  Fair value measurements (continued) 

In the valuation reports, Cushman & Wakefield remarked on the significant inflationary pressures have impacted 

the EU economy over the last two years and led the ECB to raise interest rates since July 2022, although rates 

have been stable since October 2023. Indications are that inflation has peaked but is slow to go down to the ECB 

expected normalized level. The market is suggesting that interest rates have probably reached their peak but still 

needs confirmation in the coming months.The war in Ukraine shows no sign of ending and remains a risk to supply 

chains, energy supplies and prices throughout Europe. The ongoing conflict in Israel / Gaza has the potential to 

create additional uncertainty, especially in oil prices. 

In recognition of the potential for market conditions to move rapidly in response to wider political and economic 

changes, we highlight the importance of the Valuation Date as it is important to understand the market context 

under which the valuation opinion was prepared. At this point we anticipate longer marketing periods being 

required to elicit bids 

Valuation of other accounts 

The carrying amounts of the SPV’s current assets and liabilities 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 carrying amount of the SPV’s intercompany loans fairly approximates the estimated fair value of these assets 

based on discounted cash flows due to the fact that the fixed interest rate approximates the current market rate.  

Whereas the fair value of the SPV’s external financing (which mainly pertained to floating interest rate bank 

borrowings as at the end of the reporting period is not significantly different from the carrying amounts.  

Valuation process 

Valuations are the responsibility of the board of directors of the Investment Manager. The valuation of unlisted 

equity, is performed on a monthly basis by the valuation committee of the investment manager and reviewed by 

the investment committee of the investment manager. The valuation of the underlyng property is performed semi-

annually by the external valuer, Cushman & Wakefield (CBRE until May 2023), and reviewed by the investment 

committee of the investment manager. 

 

6.  INVESTMENTS IN SUBSIDIARIES  

The Company investment in subsidiaries at year end was as follows:  

PCRK Invest Zrt. is the direct and sole owner of CO Development Sp.z.o.o., Hermes Invest Kft. is a 50.1% owner 

of NGY Properties SRL and KOMAL Invest Kft. is a 74% owner of KEQI Kft. The underlying property of PCRK is 

located in Ploand, and that of Hermes is located in Romania. 

31 December 2023 Country 
% 

Ownership Equity Debt  
 

Total  

   € € € 

PCRK Invest Zrt (i) Hungary 100 - 8,130,828 8,130,828 

REN Plaza Sp. Z o.o. Poland 100 5,010,233 11,061,878 16,072,111 

Centerus Sp. Z o.o.. Poland 100 14,043,513 2,123,868 16,167,381 

Hermes Invest Kft Hungary 100 17,298,719 20,991,847 38,290,566 

Tophill Investments 
Sp.Z.o.o 

Poland 
100 6,167,694 10,517,481 16,685,175 

KOMAL Invest Kft Hungary 100 4,409,451 1,208,161 5,617,612 

Keqi Kft 5% Hungary 74 - 42,860,988 42,860,988 

Quarpol Invest Kft Hungary 100 1,195 2,012 3,207  
  46,220,904     96,897,063 143,117,967 

 

 

   

 

      

 
     

 
     

      

      

3,699,550      4,907,711      
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

6.  INVESTMENTS IN SUBSIDIARIES (CONTINUED)  

 

(i) As at 31 December 2023, the investment in PCRK Invest Zrt resulted in negative equity amounting 

to €12,573,206 (2022: €9,789,121). Consequently the negative balance was netted off with the loan 

receivable amount of PCRK. 

The Company entered into a Guarantee with Centerus Sp. Z o.o. (the ‘SPV’) dated on 23 June 2021, stating that 

it will irrecocably and unconditionally guarantee to the SPV an amount of EUR3,250,000 in case of a trigger event 

as defined in the guarantee and support agreement.  

 

To secure credit obligations, registered pledge agreements were signed on the shares of Centerus Sp.Z.o.o, REN 

Plaza Sp. Z.o.o, Tophill Investments Sp.Z.o.o and KEQI Kft between the Company as the pledger and the financing 

bank as a pledgee regarding the rights arising from the loan agreement between the Company and its respective 

Investments, with respect to the rights arising from the loan granted by the respective financing bank.  

 

The above amounts include interest which as at 31 December 2023 amounted to €8,784,927 (2022: €6,024,785). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

 

      

 
     

 
     

 
     

      

      

      

31 December 2022 Country 
% 

Ownership Equity Debt  
 

Total  

 
 

 
€                       € 

€ 

PCRK Invest Zrt (i) Hungary 100 - 8,223,613 8,223,613 

REN Plaza Sp. Z o.o. Poland 100 2,078,284 9,254,451 11,332,735 

Centerus Sp. Z o.o.. Poland 100 12,529,874 3,032,465 15,562,339 

Hermes Invest Kft Hungary 100 5,841,452 19,993,717 25,835,169 

Tophill Investments 

Sp.Z.o.o 

Poland 
100 3,772,296 11,160,595 14,932,891 

KOMAL Invest Kft Hungary 100 292,861 2,073,179 2,366,040 

KEQI Kft 5% Hungary  74 - 40,819,989 40,819,989 

Quarpol Invest Kft Hungary 100 6,233 - 6,233  
  24,521,000 94,558,009 119,079,009 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

6.          INVESTMENTS IN SUBSIDIARIES (CONTINUED)  

 

 

SPV legal 
name 

Aggregate 
loan  facility 

amount 
Interest 

rate 

  Outstanding 
principal 
amount 

Undrawn 
facility 

amount 
Interest 

payment 
Maturity 

Date 2023 2023 

Centerus Sp 
Z.o.o EUR 4,000,000 5% Annually 24.06.2024 1,826,451 2,173,549      

Hermes Invest EUR 20,000,000 5% Annually 22.07.2026 18,749,100 1,250,900      

KEQI Kft  EUR 40,000,000 5% 

 
 

Upon loan 
maturity 31.12.2025 40,819,988 - 

Ren Plaza Sp 
Z.o.o EUR 20,000,000 5%       

 
 

Annually 26.07.2024 9,948,161 10,051,839 

Tophill 
Investments SP 
Z.o.o EUR 12,000,000 5% 

 
 

Annually 30.01.2025 9,592,241 2,407,759    

KOMAL Invest 
Kft EUR 4,000,000 5% Annually 14.12.2026 1,010,000    2,990,000      

PCRK Invest Zrt EUR 25,000,000 5% Annually 25.07.2025 18,737,154 6,262,846 

QUARPOL Kft. EUR 100,000 6.5% Annually 22.11.2028 2,000 198,000     

SPV legal 
name 

Aggregate 
loan  facility 

amount 
Interest 

rate 

  Outstanding 
principal 
amount 

Undrawn 
facility 

amount 
Interest 

payment 
Maturity 

Date 2022 2022 

Centerus Sp 
Z.o.o EUR 4,000,000 5% Annually 24.06.2024 2,850,000 1,150,000 

Hermes Invest EUR 20,000,000 5% Annually 22.07.2026 18,710,000 1,290,000 

KEQI Kft  EUR 40,000,000 5% 

 
 

Upon loan 
maturity 31.12.2025 34,767,340 5,232,660 

Ren Plaza Sp 
Z.o.o EUR 20,000,000 5%       

 
 

Annually 26.07.2024 8,600,000 11,400,000 

Tophill 
Investments SP 
Z.o.o EUR 12,000,000 5% 

 
 

Annually 30.01.2025 10,422,241 1,577,759 

KOMAL Invest 
Kft EUR 4,000,000 5% Annually 14.12.2026 1,940,000 2,060,000 

PCRK Invest Zrt EUR 16,000,000 5% Annually 25.07.2025 16,023,310 - 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

7. TRADE AND OTHER RECEIVABLES 

 2023 2022 
 € € 
   
Prepayments 60,350 81,832 

Dividend receivable - 200,000 

 60,350 281,832 

   
8. CASH AT BANK 

For the purpose of the Statement of Cash Flows, the year-end cash comprises bank balances held at call were as 

follows: 

 

31 December 2023 
Currency Bank balance 

% of net 
assets 

    

Sparkasse Bank Malta plc EUR 64,275 0.05% 

  64,275 0.05% 

    

31 December 2022 
Currency Bank balance 

% of net 
assets 

    

Sparkasse Bank Malta plc EUR 265,595 0.22% 

  265,595 0.22% 

9. TRADE AND OTHER PAYABLES 

 2023 2022 

 € € 

Audit fees payable 38,645 22,267 

Accounting fees payable - 921 

Administration fees payable - 7,631 

Custodian fees payable - 2,710 

Transfer Agency fees payable - 4,425 

Other costs and expenses  3,272           5,161 

 41,917 43,115 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

10. SHARE CAPITAL 

The Company has an authorised share capital of six thousand (6,000). The initial issued share capital is of one 

thousand two hundred euros (EUR 1,200) divided into one thousand two hundred (1,200) fully-paid up Founder 

Shares with no nominal value.  

The Founder Shares are voting shares and do not carry a right to participate in any dividends or other distributions 
of the Company or in the assets of the Company on a winding up (other than to the surplus, if any, that may 
remain after payment of all amounts due to the creditors and holders of the Investor Shares).  
 
The Company has also applied with the Central Securities Depository at the Malta Stock Exchange to dematerialise  
3,800 Founder Shares. 
 

 
 

 Founder Shares 

  Total 

Balance at 31 December 2022 1,200 1,200 

Issued - - 

Balance at 31 December 2023 1,200 1,200 

   
 

11.  NET ASSETS ATTRIBUTABLE TO SHAREHOLDERS  

The Net Asset Value per Share of the Company shall be the Net Asset Value divided by the number of Shares in 
issue. Since there is more than one class of Shares, the Net Asset Value of each Share in the Company shall be 
determined by calculating the Net Asset Value attributable to the Class of Investor Shares that Share forms part 
of, divided by the number of Investor Shares outstanding in that Class as at the time the calculation is made. 
 
As at the end of the financial year 31 December 2023, “Investor Shares A” Share Class has 1,022 Investor shares 
and “Investor Shares B” Share Class has 34 Investor shares. 
 
“Investor Shares A” Share Class 
A class of Investor Shares to which an application for such Investor Shares to be recorded electronically in a book-
entry form through the Malta Stock Exchange – Central Securities Depository is made.  
 
“Investor Shares B” Share Class 
A class of Investor Shares which are not recorded electronically in a book-entry form through the Malta Stock 
Exchange – Central Securities Depository is made. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

11.  NET ASSETS ATTRIBUTABLE TO SHAREHOLDERS (CONTINUED) 

Subscription 
 

Before the Initial Closing Date of 30 June 2019, Investor Shares are issued at the Initial Offer Price €100,000. After 

the Initial Closing Date, the Company may accept further subscription application until the subsequent closing date 

being 31 July 2020. The subsequent closing was first extended to 31 January 2021, then was extended up to 30 

June 2021 with a further extension made up to 30 September 2021. During 2021, the Company extended the 

subsequent closing up to 30 April 2022. During such subsequent subscription period, the investor shares are issued 

based on the Company’s net asset value per share, calculated by dividing the net assets of the Company, calculated 

in accordance with the Company's Offering Memorandum, by the number of Investor Shares in issue, or the price 

detailed below (whichever is higher): 

 

 

 

There may be numerous subsequent subscriptions until the subsequent closing date and the Board may at its 

discretion appoint numerous dates for such subsequent subscriptions. Once a Subscription Application has been 

accepted and processed, the Company will issue a contract note with respect to the initial Subscription of at least 

ten percent (10%) of the total commitment amount, subject to a minimum of one hundred thousand Euro (EUR 

100,000) and rounded to whole amount of Investor Shares, within five (5) Business Days from the relevant 

Subscription Day, which will be sent by e-mail and by post to the correspondence address of the respective 

Shareholder as provided in the Subscription Application. The Shareholder has the obligation to inform the Company 

within five (5) Business Days from the date of the contract note should any details in such contract note be 

incorrect. Following the Initial Closing Date, the Board has the discretion to issue Capital Calls by sending the 

Investors a Drawdown Notice at least fifteen (15) Business Days in advance. Capital Calls shall be issued pro rata 

based on uncalled commitments to Investors rounded to whole number of Investor Shares. 

Should a Shareholder fail to subscribe any portion of his Committed Capital within the applicable deadline from 

when a Drawdown Notice is delivered to him, the Company will not issue the relevant Shares to such Shareholder 

and may claim interest of twenty percent (20%) on the outstanding amount, which will be calculated over the 

number of days such Committed Capital remains unsubscribed from the date of the applicable deadline in the 

Drawdown Notice. In case the amount remains unsubscribed for at least sixty (60) Business Days from the date 

of the applicable deadline in the Drawdown Notice, the Company also retains discretion to forcibly transfer the 

shares of such Shareholder and issue such Shares to another Shareholder who accepts to take over the Committed 

Capital of the defaulting Shareholder. The defaulting Shareholder will not necessarily be compensated for the 

Shares in the Company that are forfeited. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

11.  NET ASSETS ATTRIBUTABLE TO SHAREHOLDERS (CONTINUED) 

Transfer of shares 

Shareholder who would like to transfer their Investor Shares should provide the Company with a written instrument 

of transfer of shares clearly indicating the names and addresses of the proposed transferor and transferee, the 

number of Investor Shares to be transferred and any other information the Company may, at its discretion, require. 

The written instrument of transfer should also bind the transferee to the same conditions and obligations the 

transferor had in relation to the Investor Shares in question. 

If a transfer of shares would bring the total holdings of an Investor below the Minimum Initial Investment, the 

Company has the discretion to inform the transferor and the transferee that the request for transfer of Investor 

Shares has been suspended. Both parties may amend the request for transfer of Investor Shares to reflect the 

Minimum Holding requirements and re-submit such request to the Company. 

Redemption 

 

The Board of Directors may, where it deems necessary, exercise its discretion to allow redemptions of Investor  

Shares on any Redemption Day with an at least thirty (30) Business Day prior notice to Investors. Investor Shares 

may not be redeemed during the Subscription Period or before all commitments are fully drawn down. Following 

the end of the Subscription Period and following the notice issued by the Directors informing Investors of the 

possibility of redemptions, Redemption Notices may be submitted in relation to any Redemption Day by the Investor 

giving notice of not less than twenty (20) Business Days in advance of a Redemption Day to the Administrator by 

using the Redemption Notice Form, attached to the Offering Memorandum as Appendix E. The Directors have 

discretion to reduce or waive such notice period. 

The Redemption Price per Share shall be the applicable NAV per Share as calculated on the Valuation Day less 

such penalties, fees or expenses as may be applicable or as the Company may be entitled to deduct or recover 

therefrom. 

In the event that calculation of the NAV has been suspended or postponed, the relevant Investor Shares will, when 

the Company accepts the Redemption Notice, be redeemed at the prevailing Redemption Price on the next effective 

Redemption Day following the resumption of calculation of the NAV (less the fees or expenses as aforesaid). 

The Company is under no obligation to entertain early Redemption Notices and any early Redemption Notices will 

be processed at the discretion of the Board following the Initial Closing Date. An early redemption fee as detailed 

below shall be payable for redemptions submitted before the maturity and closure of the Company: 

 

As at 31 December 2023 the total commitments and total undrawn commitments were as follows: 

 € 
Total commitments  106,930,180 
Total undrawn commitments  - 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

11.  NET ASSETS ATTRIBUTABLE TO SHAREHOLDERS (CONTINUED) 

11.1  SHARE ACTIVITY 

 
Investor 

shares   

Balance as at 31 December 2021 1,056  

Issued - 

Balance at 31 December 2022 1,056  

Issued -         

Balance at 31 December 2023 1,056  
 

12. OTHER OPERATING EXPENSES 

 2023 2022 
 € € 

Audit fee 45,000 35,391 

Insurance fee 16,650 16,650 

Corporate secretarial fee 2,950 2,704 

Compliance officer fee  10,000 11,800 

Transfer agency fee 15,753 17,700 

Legal fees 44,530 32,621 

Professional fees 20,167 26,808 

Custodian fees 31,785 37,594 

Other operating expenses 52,978 31,754 

 239,813 213,022 

 

13. FEES 

13.1      MANAGEMENT FEES 

The Company shall pay the Investment Manager a fee of one percent (1%) per annum of the gross asset value or 

the value of the total Committed Capital, whichever is the higher. The Management Fee shall be accrued on each 

Valuation Day and shall be payable quarterly in arrears. Gross asset value shall be calculated as Net Asset Value 

and the amount of any third-party loans provided to the Company and/or SPVs added together. 

The Investment Manager may decide to charge up to 0.45% of the gross asset value of any of the SPVs of the 

Company directly to such SPV as consideration for ancillary services provided by the Investment Manager to such 

SPV. In such eventuality the Investment Management Fee charged to the Company shall be proportionately 

reduced so that the total management fee on both the Company and SPV level collectively does not exceed one 

percent (1%) per annum. 

During the financial year 2023, management fees amounted to €1,609,177 (2022: €1,542,053). As at year end the 

payable management fee amounted to €2,011,595 (2022: €402,418). 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

13. FEES (CONTINUED) 

13.2  PERFORMANCE FEES 

A Performance Fee will be paid out of the assets of the Company, which shall be calculated as equal to twenty 

percent (20%) of the yearly return, in case the yearly return is up to fifteen percent (15%) once the yearly return 

reaches the threshold level of eight percent (8%) with full catch up, or thirty percent (30%) of the yearly return, 

in case the yearly return is above fifteen percent (15%) and for that amount of yearly return which is above fifteen 

percent (15%) without catch up. Performance Fees shall be calculated and accrued based on monthly Net Asset 

Values excluding accrued Performance Fees. Thresholds levels for eight percent (8%) and fifteen percent (15%) 

yearly return shall be calculated based on previous monthly period’s NAV per Share excluding accrued Performance 

Fees and these shall be compounded monthly based on the respective threshold levels divided by twelve (12). 

New Share issues and redemptions shall also be taken into consideration on a monthly basis.  

The Performance Fee shall be accrued monthly and shall be considered in determining NAV. For the purposes of 

the calculation of the Performance Fee, a high-water mark (the “High-Water Mark”) shall apply. The Performance 

Fee shall only be charged after the Company has recovered any net capital since the High-Water Mark. The High-

Water Mark shall be the calculated based on the yearly threshold level of eight percent (8%) from the Initial Closing 

Date. The Performance Fee shall be paid to the Fund Manager proportionately upon the redemption of shares and 

the accruals reduced by the paid amounts.  

During the financial year 2023 and 2022, the Company was never in performance hence no provision was made. 

Consequently if shares were redeemed during the financial year, no performance fees would be due.  

13.3 DEPOSITARY FEES 

The Depositary shall be paid a variable fee as follows, subject to a minimum of €25,000 per annum. 

Up to EUR 200 million NAV  0.025% per annum 

Over EUR 200 million NAV  0.015% per annum 
 

The Depository fee for the custody of financial assets is a one off fee of €2,000. During the financial year 2023, 

custodian fees amounted to €31,785 (2022: €37,594) were charged, none (2022: €2,710) of which were 

outstanding at period end. 

13.4       ADMINISTRATION FEES 

The Administrator shall be entitled to receive a fee of fourteen thousand Euro €14,000 per annum for Fund 

Administration Services, which fee does not include corporate management services, transfer agency fees and 

reporting fees and any other additional extra administration charges. The latter fees are payable on a case by case 

basis as agreed in the Fund Administration Agreement entered into between the Fund Administrator and the 

Company. 

The Company incurred administration fees amounting to €29,762 (2022: €30,142) during the period from which 

none (2022: €7,630) were outstanding at year end.  

13.5  DIRECTORS’ FEES 

The Directors’ fees charged to the Company during the period amounted to €48,109 (2022: €38,158) of which 

€9,039 (2022: €2,893) were outstanding at period end. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

14. RELATED PARTIES 

Parties are considered to be related if one party has the ability to control the other party or exercise significant 

influence over the other party in making financial or operational decisions.  

14.1     PARENT COMPANY AND ULTIMATE CONTROLLING PARTY 

GRW International Ltd, having its registered address at 23, South Street, Valletta VLT 1102, Malta, is the Company’s 

99% founder shareholder (“the parent Company”), holding 187,499 ordinary ‘A’ shares. Mr Kristof Barany holds 1 

‘B’ Share. The Ultimate Controlling Party of the Company is Mr Kristof Barany who holds directly or indirectly 100% 

of the Founder shares. 

14.1 TRANSACTIONS WITH RELATED PARTIES AND KEY MANAGEMENT PERSONNEL 

The following are the related party transactions which were entered by the Company. All related party transactions 

were entered into the normal course of business.  

 

(i) During the reporting period, the total remuneration to the Directors was €48,109 (2022: €38,158), as 

disclosed in the Statement of Comprehensive Income and in Note 14.5 
 

(ii) The Directors and their affiliates may advise additional funds/customer accounts in the future. Trading 

orders for accounts similar to those of the Company may occur contemporaneously. The Directors 

may also acquire or dispose of units for the Sub-Funds in a collective investment scheme either 

operated or advised by the Directors or by one of its affiliates.  
 

(iii) Adventum MAGIS Zartkoru Alapok Alapja is an investment fund that is managed by Adventum 

Befektetési Alapkezelő Zrt. Mr Balazs Deim and Mr Kristof Barany, both of whom are Directors of The 

Company, are members of the management body of the Fund Manager. Mr Kristof Barany is also the 

beneficial owner of Adventum Befektetési Alapkezelő Zrt. It holds 564 (2022: 564) investor shares 

resulting in a percentage holding of 53.41% (2022: 53.41%) of total investor shares. 

 

(iv) GRW Invest KFT and Catalyst Befektetéskezelo és Szolgáltató Bt are other related parities which 

acquired 18 (1.89%) and 1 (0.09%) of investor shares, respectively. 
 

(v) On 23 June 2021, the Company entered into a Guarantee with Centerus Sp. Z o.o. (the ‘SPV’) , stating 

that it will irrecocably and unconditionally guarantee to the SPV an amount of EUR3,250,000 in case 

of a trigger event as defined in the guarantee and support agreement.  
 

(vi) Mr Kristof Barany is the 100% ultimate beneficial owner of the Company and also one of its Directors.  

His total remuneration for the period was €12,000 (2022: €12,000) of which €3,000 (2022: NIL) 

remains outstanding. 
 

(vii) The total interest income earned by the Company through the loan provided to subsidiaries dislosed 

as follows:  
 2023 2022 
 € € 
KEQI Kft.  2,022,716   2,270,167  
REN Plaza Sp Z.o.o.  455,854   361,133  
Tophill Investments Sp. Z.o.o.  499,736   543,300  
Centerus Sp Z.o.o.  113,788   183,684  
PCRK Invest Zrt.  904,015   733,895  
KOMAL Invest Kft.  64,379   128,229  
Hermes Invest Kft.  950,639   906,539  
QUARPOL Kft. 12 - 

 5,011,139 5,126,947 

 

The total loan principle including interest outstanding as at year end disclosed in Note 6. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

15.         TAXATION 

In terms of current Maltese income tax legislation, the taxation of collective investment schemes is based on the 
classification of funds and sub-funds into ‘prescribed’ or ‘non-prescribed’ funds in terms of the conditions set out 
in the Collective Investment Schemes (Investment Income) Regulations, 2001 (as amended to date). A fund is 
classified as a prescribed fund by the Commissioner of Inland Revenue if it is a fund formed in accordance with 
the Laws of Malta, which declares that the value of assets situated in Malta allocated to the fund for the purpose 
of its operations amounts to at least 85% of the value of the total assets of the Company that are so allocated. 
Conversely, a fund which declares that the value of its assets situated in Malta allocated thereto for the purpose 
of its operations does not exceed 85% of the value of its total assets so allocated is treated as a non-prescribed 
fund.  
 
On this basis, the Company qualifies as a non-prescribed fund for Maltese income tax purposes. Accordingly the 

Company is exempt from income tax pursuant to the provisions of the Income Tax Act (Chapter 123, Laws of 
Malta), except in respect of any income derived from immovable property in Malta.  Any capital gains, dividends, 
interest and any other gains or profits from non-Maltese sources held by the Company may nonetheless be subject 
to tax imposed by the country of origin concerned and any such taxes are not recoverable by the Company or by 
its unitholders. Any tax withheld by the Company on payments made to Maltese resident investors at a rate of 
15% on capital gains realised on any redemption, liquidation or cancellation of units is accounted for when the 
Company recognises the relevant payment.  
 

16. FINANCIAL RISK AND MANGEMENT OBJECTIVES AND POLICIES 

16.1 RISK MANAGEMENT 

The Company is a third-party managed fund and any reference to the Fund Manager refers to Adventum 
International Ltd which takes decisions in line with the policies set out in the Offering Memorandum. Risk 
management is carried out by the Fund Manager.  
 
The Company is exposed to various risks arising from the financial instruments it holds. The risk management 
policies employed by the Company to manage these risks are discussed below. 

16.2 CONCENTRATION RISK 

Concentration indicates the relative sensitivity of the Fund’s performance to developments affecting a particular 

industry or geographical location. Concentrations of risk arise when a number of financial instruments or contracts 

are entered into with the same counter party, or where a number of counter parties are engaged in similar business 

activities, or activities in the same geographical region, or have similar economic features that would cause their 

ability to meet contractual obligations to be similarly affected by changes in economic, political or other conditions. 

Concentrations of liquidity risk may arise from the repayment terms of financial liabilities, sources of borrowing 

facilities or reliance on a particular market in which to realise liquid assets.  

In order to mitigate the risk of concentration,  although the Company does not have a diversified portfolio of 

investments, it ensures that investments are made in different geographical areas. The Offering Memorandum 

stipulates that after the termination of the subscription period the Company may not invest more than 55% of the 

higher of the total NAV or Committed Capital in real estate investments located in one jurisdiction. However, the 

Offering Memorandum also stipulates that these investment restrictions shall not apply during the Subscription 

Period and shall not apply after all commitments have been drawn and the fund has started selling SPVs and/or 

properties, starting from the 1 January 2023. The average lease terms for the real estate investments are between 

2.59 and 4.70 years and each investment has different tenants. Although the Fund’s underlying investment is real 

estate, the Fund ensures that the investments are varied (office, household, retail). The following table analyses 

the Company’s concentration of its investments by geographical distribution (based on counterparties’ place of 

domicile): 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

16.   FINANCIAL RISK AND MANGEMENT OBJECTIVES AND POLICIES (CONTINUED) 

16.2         CONCENTRATION RISK (CONTINUED) 

 

 31 December 2023   31 December 2022  

 € %  € % 

Poland 48,924,667 34%  41,827,965 35% 

Hungary 94,193,300      66%  77,251,044 65% 

 143,117,967   119,079,009  

16.3 INTEREST RATE RISK 

Interest rate risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate because 
of changes in market interest rates. 
 
The Company is exposed to interest rate risk in the current period through the interest bearing loans issued to its 
SPVs. Most of the Company’s financial assets carry fixed interest and mature within the coming 3 years.  
 
 

Debt 
Sensitivity 

used 
Fair value as  

at 31 December Effect on the fair value 
    

2023 200bps 96,896,525 1,937,930 

2022 200bps 94,558,009 1,891,160 

16.4 CURRENCY RISK 

Currency risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate because of 
changes in foreign exchange rates. 
 
The Company only holds assets denominated in Euro, the functional currency. It is, therefore not exposed to 
currency risk. 
 

16.5 CREDIT RISK 

Credit risk is the risk of financial loss to the Company if a counter-party to a financial instruments fails to meet its 

contractual obligations, and arises principally from the Company’s Cash and cash equivalents. 

 

Cash at bank is placed with reliable financial institutions. The cash at bank is held with Sparkasse Bank Malta plc. 

The bank is not a credit rated entity and has no publicly issued debt or equity securities on the market. The bank 

is fully owned by the subsidiary of Sparkasse Schwaz AG which is a member of the Austrian Savings Bank network, 

comprising of all Austrian Sparkasse banks and Erste Group Bank AG. Erste Group Bank's has a current credit rating 

of A+/A2/A (2022: A+/A2/A) as calculated by Standard & Poor's, Moody's and Fitch credit agencies. Management 

considers the probability of default from such banks to be close to zero and the amount calculated using the 12 

month expected credit loss model to be very insignificant. Therefore, based on the above, no loss allowance has 

been recognised by the company.  
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

16.   FINANCIAL RISK AND MANGEMENT OBJECTIVES AND POLICIES (CONTINUED) 

 
16.6 LIQUIDITY RISK 
 

Liquidity risk is the risk that the Company will encounter difficulty in meeting obligations associated with its financial 

liabilities that are settled by delivering cash or another financial asset. Exposure to liquidity risk arises because of 

the possibility that the Company could be required to pay its liabilities or redeem its shares earlier than expected.  

 

As due to the capex-requirements at some asset-holding SPVs the liquidity decreased under the EUR 1million 

level at the Company, as stipulated in the Offering Supplement, the directorate has examined the cashflow 

forecast, and came to the conclusion that the necessary liquidity level can be provided with the following steps: 

- Channelling back the excess liquidity from the cash positive SPVs (IC loan repayment and dividend 
payment) 

- Bond issuance at Fund level in mid-term. 
- Alternatively the expansion of the existing bank financing at SPV-level. 

 

The above showed that the Fund does not have to face liquidity problems during its lifespan. 

 

As at December 31, 2023 

  

 
Less than  

1 month 
6 - 12 

months  1 - 2 years No maturity Total 

 € € € € € 

Financial Assets      

Private equity - - 46,220,904 - 46,220,904 

Loans due from SPVs - - 88,112,136 - 88,112,136 

Interest Receivable - - 8,784,927 - 8,784,927 

Cash and cash equivalents   
- - - 64,275 64,275 

Total Financial Assets - - 143,117,967 64,275 143,182,242 

      

Financial Liabilities   -   

Management fee payable 2,011,595 - - - 2,011,595 

Other costs and expenses 
payable 3,272 - - - 3,272 

Audit fee payable 38,645 - - - 38,645 

Directors’ fee payable 9,039 - - - 9,039 

Financial guarantee - - - 3,250,000 3,250,000 

Reedemable investor 
shares - - 106,930,182 - 106,930,182 

Total Financial  
Liabilities 2,062,551 - 106,930,182 3,250,000 112,242,733 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

16.   FINANCIAL RISK AND MANGEMENT OBJECTIVES AND POLICIES (CONTINUED) 

 
16.6 LIQUIDITY RISK (CONTINUED) 
 

As at December 31, 2022 
 

 

 

As at December 31, 2022 
 

   

 
Less than  

1 month 

6 - 12 

months  

1 - 2 

years 3 - 5 years 

No 

maturity Total 

 € € € € € € 

Financial Liabilities       

Management fee 
payable 

402,418 - - - - 402,418 

Administration fees 
payable 

7,631 - - - - 7,631 

Other costs and 
expenses payable 

11,707 - - - - 11,707 

Audit fee payable 22,267 - - - - 22,267 

Directors’ fee payable 2,894 - - - - 2,894 

Custodian fee payable 2,710 - - - - 2,710 

Financial Guarantee      3,250,000 3,250,000 

Reedemable investor 
shares 

- - - 106,930,182 - 106,930,182 

Total Financial  
Liabilities 

449,627 - - 106,930,182 3,250,000 110,629,809 

 

  

 
Less than  

1 month 
6 - 12 

months  
1 - 2 

years 3 - 5 years 
No 

maturity Total 

 € € € € € € 

Financial Assets       

Private equity - - - 24,521,000 - 24,521,000 

Loans due from SPVs - - - 88,533,223 - 88,533,223 

Interest Receivable - - - 6,024,785 - 6,024,785 

Dividend Receivable - - 200,000 - - 200,000 

Cash and cash equivalents   - - - - 265,595 265,595 

Total Financial Assets - - 200,000 119,079,009 265,595 119,544,603 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

16.   FINANCIAL RISK AND MANGEMENT OBJECTIVES AND POLICIES (CONTINUED) 

16.7  REGULATORY RISK 

On 11 March 2020, the Government of Hungary passed Government Decree No. 40/2020 in which it declared a 

national state of emergency. Under the Fundamental Law (Alaptörvény) of Hungary, under this special legal regime 

the Government of Hungary may temporarily suspend the application of certain Acts of Parliament by adopting 

Government decrees. The state of emergency has been extended until 19 November 2024. 

16.8  MANAGEMENT CAPITAL 

As a result of the ability to issue shares, the capital of the Comapny can vary depending on the demand for 

redemptions to the Company. The Company is not subject to externally imposed capital requirements and has no 

legal restrictions on the issue of redeemable shares beyond those included in the Company’s constitution.  

The Company’s objectives for managing capital are:  

• To invest the capital in investments meeting the description, risk exposure and expected return indicated 

in its offering supplement; 
• To achieve consistent returns while safeguarding capital by investing in a diversified portfolio; 

• To maintain sufficient liquidity to meet the expenses of the Company, and to meet redemption requests 

as they arise; and  

• To maintain sufficient size to make the operation of the Fund cost-efficient. 

17. RECONCILIATION OF NET ASSET VALUE 

The Company’s Offering Supplement stipulates the amortisation of formation expenses over a period of 5 years 

following the commencement of the Company investments activities. In accordance with IFRS, formation expenses 

are written off to profit or loss in the period when they are incurred.  

Furthermore, in line with the Company’s Offering Supplement, the Company uses T-1 reporting when calculating 

the monthly trading NAV. Therefore adjustments are made in order to reflect any transactions which occurred 

during the month of December. Such adjustments are reflected in ‘Other Adjustments’ as per the below 

reconciliation. The nature of these adjustments are mainly recording of investment income derived from Loans 

Receivables and fair value changes from the SPVs.This note was prepared to align the trading NAV in with the 

IFRS NAV and is not required by IFRS as adopted by the EU. 

 

  2023 2022 2021 

  € € € 

Net asset value as per OM  142,048,534 127,401,670 126,357,804 

Write of formation costs  (4,167) (14,167) (24,167) 

Performance fees not recognised in list with IAS 37   - - 633,934 

Other adjustments (i)  (864,326) (8,209,493) (1,205,959) 

NAV Net asset value as per IFRS  141,180,041 119,178,010 125,761,612 

 
 
(i) Other adjustments pertain to IFRS adjustments to reflect the value as at 31 December 2023, which will 

differ from the trading value reported based on a T-1 calculation. 
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

17.  RECONCILIATION OF NET ASSET VALUE (CONTINUED) 

As at December 31, 2023 

  As per OM As per IFRS 

  € € 

Net asset value  142,048,534 141,590,450 

Number of investor shares  1,056 1,056 

NAV per share  134,515.66 134,081.87 

 
As at December 31, 2022 

  As per OM As per IFRS 

  € € 

Net asset value  127,401,670 119,178,010 

Number of investor shares  1,056 1,056 

NAV per share  120,645.52 112,857.96 

 
As at December 31, 2021 

  As per OM As per IFRS 

  € € 

Net asset value  126,357,804 125,761,612 

Number of investor shares  1,056 1,056 

NAV per share  119,657.01 119,092.44 

18. RECLASSIFICATION 

Reclassifications have been identified which should be treated as correction of prior period and corrected 

retrospectively. Management decided to correct the below reclassifications in the current period and restate prior 

year. However, management decided not restating the opening balances of assets, liabilities and equity for the 

earliest prior period presented as required by IAS 8 Accounting Policies, Changes in Accounting Estimates and 

Errors because these adjustments are limited to presentation of the statements of financial position and there is 

no significant impact on the statement of profit or loss, on the equity and net and total assets.  

Below is a description of the nature of such reclassification and effects on the items affected as at 31 December 

2022. 

Investment in subsidiaries and related loans receivable 

The Company entered into a number of loans with the respective SPV to finance the acquisition of the properties. 

In prior years, these loans were measured at amortised costs, however management has assessed that it would 

be appropriate to measure these loans at fair value through profit or loss and present them in a one-line item 

along with the investment in subsidiaries. Given that measurement under amortised cost approximates that at fair 

value there are no impact on the carrying amount. The only impact is in the presentation of the statement of 

financial position and statement of comprehensive income and respective disclosures.  

 

 

 

 

 



 ADVENTUM QUARTUM CENTRAL EUROPE SICAV P.L.C. 

Annual Report and Financial Statements – 31 December 2023 

  
 

46 
 

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED) 

18.  RECLASSIFICATION (CONTINUED) 

Consequently, the impact of the correction of prior period on the financial statements is as follows: 

 As previously 
reported 

Correction of 
error and re-
classification  

As re-
adjusted 

Effect on amounts as at 31 December 2022    

Statement of financial position    

Financial assets at fair value through profit or loss 24,521,001 94,558,008 120,079,009 
Loans receivable 94,558,008 (94,558,008) - 
    

Statement of comprehensive income    

Net change in fair value of financial asset at fair value 
through profit or loss 

(3,341,242) (6,545,932) (9,887,174) 

Impairment loss (6,545,932) 6,545,932 - 

19. SUBSEQUENT EVENTS 

There are no events after year end which would require adjustment or disclosure in the annual financial statement 

of the Company.



 
  

Ernst & Young Malta Limited 
Regional Business Centre 
Achille Ferris Street 
Msida MSD 1751, Malta 

 Tel: +356 2134 2134 
Fax: +356 2133 0280 
ey.malta@mt.ey.com 
ey.com 

   

 

47 
A member firm of Ernst & Young Global Limited.  
Registered in Malta No: C30252 

 

INDEPENDENT AUDITOR’S REPORT 
to the Shareholders of Adventum Quartum Central Europe SICAV p.l.c  
 
Report on the audit of the financial statements 

Opinion 
We have audited the financial statements of Adventum Quartum Central Europe SICAV p.l.c, set on pages 12 to 46, 
which comprise the statement of financial position as at 31 December 2023, and the statement of comprehensive 
income, the statement of changes in equity and the statement of cash flows for the year then ended, and notes to 
the financial statements, including material accounting policy information. 
 
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 with International Financial Reporting Standards as adopted by the EU (“IFRS”) and the Companies Act, 
Cap. 386 of the Laws of Malta (the “Companies Act”). 
 
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 Code of Ethics for 
Professional Accountants (including International Independence Standards) as issued by the International Ethics 
Standards Board of 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 of the Laws of Malta, and we have fulfilled our 
other ethical responsibilities in accordance with these requirements and the IESBA Code. We believe that the audit 
evidence we have obtained is sufficient and appropriate to provide a basis for our opinion. 
 
Other information 
The directors are responsible for the other information. The other information comprises the information included 
in the Annual Report, other than the financial statements and our auditor’s report thereon.  
 
Our opinion on the financial statements does not cover the other information and we do not express any form of 
assurance conclusion thereon other than our reporting on other legal and regulatory requirements. 

In connection with our audit of the financial statements, our responsibility is to read the other information and, in 
doing so, consider whether the other information is materially inconsistent with the financial statements, or our 
knowledge obtained in the audit or otherwise appears to be materially misstated. If, based on the work we have 
performed, we conclude that there is a material misstatement of this other information, we are required to report 
that fact. We have nothing to report in this regard. 
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INDEPENDENT AUDITOR’S REPORT 
to the Shareholders of Adventum Quartum Central Europe SICAV p.l.c - continued 
 
Responsibilities of the directors for the financial statements 
The directors are responsible for the preparation and fair presentation of the financial statements in accordance 
with IFRS and the requirements of the Companies Act, and for such internal control as the directors determine is 
necessary to enable the preparation of financial statements that are free from material misstatement, whether due 
to fraud or error.  
 
In preparing the financial statements, the directors are responsible for assessing the Company’s ability to continue 
as a going concern, disclosing, 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 but to do so. 

Auditor’s responsibilities for the audit of the financial statements 
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from 
material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our opinion. 
Reasonable assurance is a high level of assurance but is not a guarantee that an audit conducted in accordance with 
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 financial statements. 

Auditor’s responsibilities for the audit of the financial statements - continued 
As part of an audit in accordance with ISAs, we exercise professional judgment and maintain professional skepticism 
throughout the audit. We also: 

 identify and assess the risks of material misstatement of the financial statements, whether due to fraud or 
error, design and perform audit procedures responsive to those risks, and obtain audit evidence that is 
sufficient and appropriate to provide a basis for our opinion. The risk of not detecting a material 
misstatement resulting from fraud is higher than for one resulting from error, as fraud may involve 
collusion, forgery, intentional omissions, misrepresentations, or the override of internal control. 
 

 obtain an understanding of internal control relevant to the audit in order to design audit procedures that 
are appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness 
of the Company’s internal control. 

 
 evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates 

and related disclosures made by the directors. 
 

 conclude on the appropriateness of the directors’ 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 significant doubt on the Company’s ability to continue as a going concern. If we conclude that a 
material uncertainty exists, we are required to draw attention in our auditor’s 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 auditor’s report. However, 
future events or conditions may cause the Company to cease to continue as a going concern. 
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INDEPENDENT AUDITOR’S REPORT 
to the Shareholders of Adventum Quartum Central Europe SICAV p.l.c – continued 
 
 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. 
 
Report on other legal and regulatory requirements 
Matters on which we are required to report by the Companies Act 
We are required to express an opinion as to whether the directors’ report has been prepared in accordance with the 
applicable legal requirements.  In our opinion the directors’ report has been prepared in accordance with the 
Companies Act. 

In addition, in the light of the knowledge and understanding 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 directors’ report. 
We have nothing to report in this regard. 

We also have responsibilities under the Companies Act to report to you if in our opinion: 

 proper accounting records have not been kept; 
 the financial statements are not in agreement with the accounting records; 
 we have not received all the information and explanations we require for our audit. 

We have nothing to report to you in respect of these responsibilities. 

 

 
 
 
The partner in charge of the audit resulting in this independent auditor’s report is  
Christopher Portelli for and on behalf of 
 
Ernst & Young Malta Limited 
Certified Public Accountants 
 
1 July 2024 


