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EXALCO HOLDINGS LIMITED
Annual Report and Consolidated Financial Statements - 31 December 2025

Directors’ report

The directors present their annual report and the audited consolidated financial statements for the year ended
31 December 2025.

Principal activities

The Group’s main business comprises the acquisition, development, managing and leasing of commercial
property in Malta. All properties are retained by the Group to generate rental and management revenues.

Exalco Finance plc, a subsidiary company, whose principal activity is to carry on the business of a finance
company, and the financing or re-financing of the funding requirements of the business of the Group.

Exalco Properties Limited, also a subsidiary company of Exalco Holdings Limited, owns and manages eight
properties, mainly consisting of business centres, in prime locations across Malta. Its primary activity is the

acquisition and development of high-quality business centres and the leasing and management of office and
retail space to third parties.

Financial Position of the Group

The Group’s total asset base stands at €85 million (2024: €83.0 million). The Group’s asset base is 71%
(2024: 70%) funded through equity. Non-current assets comprise mainly of investment property amounting
to €81.2 million (2024: €78.4 million).

The Group’s main liabilities are €14.9 million in bonds for both 2025 and 2024.

As at 31 December 2025, the Group’s current assets amounted to €3.3 million (2024: €4.1 million) and are
represented by trade and other receivables of €0.8 million (2024: €0.8 million) and bank balances of
€2.5 million (2024; €3.3 million).

Current liabilities amounted to €3 million (2024: €3.3 million) consisting mainly of trade and other payables
of €2.3 million (2024: €2.6 million).

Financial Performance of the Group

The Group’s financial resulits for the year ended 31 December 2025 show a profit before tax of €3.1 million
compared to a profit before tax of €3.5 million registered during the 2024 financial year.

The Group generated revenue of €5.5 million (2024: €5.6 million).

The Group's finance costs amounting to €0.6 million (2024: €0.6 million) which comprises interest payable
on the outstanding bond issue and amortisation of the issued costs thereof.




EXALCO HOLDINGS LIMITED
Annual Report and Consolidated Financial Statements - 31 December 2025

Directors’ report - continued
Outlook for 2026

While 2026 is anticipated to remain a challenging year, management has determined that, at the date of
approval of these financial statements, the Group is well-positioned to meet its financial obligations as they
fall due, with particular emphasis on interest payments relating to its listed bonds and other associated
commitments. This assessment is based on a comprehensive annual cash flow analysis conducted by
management in evaluating the Group’s ability to continue as a going concern. Based on current projections,
management expects the Group to generate a surplus in the foreseeable future.

The Group will continue to implement all necessary measures to safeguard the long-term sustainability of
its operations and financial performance, while closely monitoring ongoing developments.

Following the acquisition in 2023 of the property known as the “Savoy Hotel” or “Savoy Guest House" in
Sliema, the Group obtained approval from the Planning Authority in 2024 to redevelop the site into a
prestigious business centre. This project aims to revitalise the currently derelict property, enhance the
surrounding area, and restore the Savoy as a landmark building.

The planned development includes the full restoration of the Grade Il scheduled Savoy building and its
boundary wall, the establishment of a catering outlet at ground floor level, the construction of an
underground car park to provide adequate parking facilities for the business centre, and the creation of a
terraced garden area. Demolition and excavation works commenced in December 2024 and continued
throughout 2025, with the construction phase also beginning in 2025. Completion of the construction phase
is expected towards the end of 2026.

In addition, as in prior years, the Group will continue to invest in the renovation and upgrading of its existing
property portfolio to ensure that its assets remain competitive and aligned with evolving market standards
and demands

Financial risk management

In 2025, there has been no change in the Group’'s and parent company’s financial risk management
objectives and policies, details of which, together with further information on the Group's and parent
company's risk exposures can be found in Note 2 of the financial statements.

Results and dividends

The consolidated financial results are set on page 13. During the year, the directors declared a net dividend
of €200,000 (2024: €501,180).

The directors propose that the balance of retained earnings of €19,728,734 (2024: €17,493,444) for the
group and retained earnings of €206,827 (2024: €212,139) for the parent company to be carried forward to
the next financial year.

Directors

The directors of the holding company who held office during the year were;
Alexander Montanaro

Jean Marc Montanaro

Michael Montanaro

The company’s Articles of Association do not require any directors to retire.
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Directors’ report - continued
Statement of directors’ responsibilities for the financial statements

The directors are required by the Maltese Companies Act (Cap. 386) to prepare financial statements which
give a true and fair view of the state of affairs of the Group and the parent company as at the end of each
reporting period and of the profit or loss for that period.

In preparing the financial statements, the directors are responsible for:

e ensuring that the financial statements have been drawn up in accordance with International
Financial Reporting Standards as adopted by the EU;

e selecting and applying appropriate accounting policies;
making accounting estimates that are reasonable in the circumstances;

e ensuring that the financial statements are prepared on the going concern basis unless it is
inappropriate to presume that the Group and the parent company will continue in business as a
going concern.

The directors are also responsible for designing, implementing and maintaining internal control relevant to
the preparation and fair presentation of the financial statements that are free from material misstatement,
whether due to fraud or error, and that comply with the Maltese Companies Act (Cap 386). They are also
responsible for safeguarding the assets of the Group and the parent company and hence for taking
reasonable steps for the prevention and detection of fraud and other irregularities.

Auditors

PricewaterhouseCoopers have indicated their willingness to continue in office and a resolution for their re-
appointment will be proposed at the Annual General Meeting.

On behalf of the board

%8 6Ot j/a/a[fb_‘

Alexander Montanaro Jean Marc Montanaro
Director Director

Registered office:
Cornerstone Business Centre
Level 4

16 September Square

Mosta

Malta

16 April 2026
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Independent auditor’s report
To the Shareholders of Exalco Holdings Limited

Report on the audit of the financial statements

Our opinion
In our opinion:

* The Group financial statements and the Parent Company financial statements (the “financial
statements”) of Exalco Holdings Limited give a true and fair view of the Group and the Parent
Company'’s financial position as at 31 December 2025, and of their financial performance and
cash flows for the year then ended in accordance with International Financial Reporting
Standards (‘IFRSs’) as adopted by the EU; and

e The financial statements have been prepared in accordance with the requirements of the

Maltese Companies Act (Cap. 386).
What we have audited

Exalco Holdings Limited’s financial statements, set out on pages 11 to 44, comprise:

e the Consolidated and Parent Company statements of financial position as at 31 December 2025;

e the Consolidated and Parent Company statements of comprehensive income for the year then

ended;
e the Consolidated and Parent Company statements of changes in equity for the year then ended;
e the Consolidated and Parent Company statements of cash flows for the year then ended; and

e the notes to the financial statements, comprising material accounting policy information and other

explanatory information.
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Independent auditor’s report - continued
To the Shareholders of Exalco Holdings Limited

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 believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis

for our opinion.
Independence

We are independent of the Group and the Parent Company in accordance with the ethical
requirements of the Accountancy Profession (Code of Ethics for Warrant Holders) Directive issued in
terms of the Accountancy Profession Act (Cap. 281) that are relevant to audits of financial statements
in Malta and the International Code of Ethics for Professional Accountants (including International
Independence Standards) issued by the International Ethics Standards Board for Accountants (IESBA

Code). We have also fulfilled our other ethical responsibilities in accordance with these Codes.

Other information

The directors are responsible for the other information. The other information comprises of the

Directors’ Report (but does not include 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 except as explicitly stated within the Report on other legal

and regulatory requirements.

In- connection with our audit of the financial statements, our responsibility is to read the other
information identified above 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 - continued
To the Shareholders of Exalco Holdings Limited

Responsibilities of the directors for the financial statements

The directors are responsible for the preparation of financial statements that give a true and fair view
in accordance with IFRSs as adopted by the EU and the requirements of the Maltese Companies Act
(Cap. 386), 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 Group’s and the
Parent 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 Group or the Parent 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.

As part of an audit in accordance with ISAs, we exercise professional judgement and maintain

professional scepticism 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.
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Independent auditor’s report - continued
To the Shareholders of Exalco Holdings Limited

e 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 Group’s and the Parent Company’s internal control.

e Evaluate the appropriateness of accounting policies used and the reasonableness of

accounting estimates and related disclosures made by the directors.

e 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 Group's or the Parent 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 Group or the Parent Company to cease to continue as a

going concern.

e 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.

e Plan and perform the group audit to obtain sufficient appropriate audit evidence regarding the
financial information of the entities or business units within the Group as a basis for forming
an opinion on the consolidated financial statements. We are responsible for the direction,
supervision and review of the audit work performed for purposes of the group audit. We remain

solely responsible for our audit opinion-

We communicate with 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.
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Independent auditor’s report - continued
To the Shareholders of Exalco Holdings Limited

Report on other legal and regulatory requirements

The Annual Report and Financial Statements 2025 contains other areas required by legislation or

regulation on which we are required to report. The Directors are responsible for these other areas.

The table below sets out these areas presented within the Annual Report, our related responsibilities
and reporting, in addition to our responsibilities and reporting reflected in the Other information section

of our report. Except as outlined in the table, we have not provided an audit opinion or any form of

assurance.

\Area of the Annual Report
and Financial Statements

12025 and'the related

Directors’ responsibilities

Directors’ "re'bort

(on pages 1 to 3)

The Maltese Companies Act

(Cap. 386) requires the
directors to prepare a

Directors’ report, which

includes the contents required
by Article 177 of the Act and
the Sixth Schedule to the Act.

We are required to consider
whether the information given in
the Directors’ report for the
financial year for which the
financial statements are prepared
is consistent with the financial

statements.

We are also 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 information given in
the Directors’ report for
the financial year for
which the financial
statements are prepared
is consistent with the

financial statements; and

the Directors’ report has
been prepared in
accordance with the
Maltese Companies Act
(Cap. 386).
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Independent auditor’s report - continued
To the Shareholders of Exalco Holdings Limited

Area of the Annual Report

and Financial Statements
12025 and the related
Directors’ responsibilities

Our reporting

In addition, we are required to We have nothihg to report to
state whether, in the light of the you in respect of the other
knowledge and understanding of  responsibilities, as explicitly
the Company and its environment stated within the Other
obtained in the course of our information section.

audit, we have identified any

material misstatements in the

Directors’ report, and if so to give

an indication of the nature of any

such misstatements.

Other matters on which we are  We have nothing to report to
required to report by exception you in respect of these

responsibilities.
We also have responsibilities

under the Maltese Companies Act
(Cap. 386) to report to you if, in
our opinion:

e adequate accounting
records have not been
kept, or returns adequate
for our audit have not been
received from branches
not visited by us.

o the financial statements
are not in agreement with
the accounting records

and returns.
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Independent auditor’s report - continued
To the Shareholders of Exalco Holdings Limited

Area of the Annual Report  Our responsibilities Our reporting
and Financial Statements
2025 and the related
Directors’ responsibilitics
|  we have not received all
the information and
explanations which, to the
best of our knowledge and
belief, we require for our

audit.

Other matter - use of this report

Our report, including the opinions, has been prepared for and only for the Parent Company’s
shareholders as a body in accordance with Article 179 of the Maltese Companies Act (Cap. 386)
and for no other purpose. We do not, in giving these opinions, accept or assume responsibility for
any other purpose or to any other person to whom this report is shown or into whose hands it may

come save where expressly agreed by our prior written consent.

Christopher Cardona

Principal

For and on behalf of

PricewaterhouseCoopers

78, Mill Street

Zone 5, Central Business District
Qormi

Malta

16 April 2026
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Statements of financial position

ASSETS

Non-current assets

Property, plant and equipment
Investment property

Investment in debt & equity securities
Investments in subsidiaries

Total non-current assets
Current assets
Trade and other receivables

Cash and cash equivalents

Total current assets

Total assets

Notes

(G2 N

As at 31 December

Group Company
2025 2024 2025 2024
€ € € S
440,724 439,439 - -
81,183,020 78,394,812 - -
161,375 96,085 - -
- - 36,832,366 36,832,366
81,785,119 78,930,336 36,832,366 36,832,366
778,442 773,774 = -
2,501,634 3,278,851 995 377
3,280,076 4,052,625 995 377
85,065,195 82,982,961 36,833,361 36,832,743

11
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Statements of financial position - continued

As at 31 December

Group Company
2025 2024 2025 2024

Notes € € € €
EQUITY AND LIABILITIES
Capital and reserves
Share capital 9 10,000 10,000 10,000 10,000
Capital reserve 10 2,831,165 2,831,165 36,573,532 36,573,532
Revaluation reserves 11 37,959,905 37,959,905 - -
Retained earnings 19,728,734 17,493,444 206,827 212,139
Total equity 60,529,804 58,294,514 36,790,359 36,795,671
Non-current liabilities
Borrowings 12 14,922,500 14,892,500 - -
Deferred tax liabilities 13 5,970,000 5,970,000 - B
Trade and other payables 14 649,108 520,087 - -
Total non-current liabilities 21,541,608 21,382,587 - -
Current liabilities
Trade and other payables 14 2,320,214 2,602,640 43,002 37,072
Current tax liabilities 673,569 703,220 - -
Total current liabilities 2,993,783 3,305,860 43,002 37,072
Total liabilities 24,535,391 24,688,447 43,002 37,072
Total equity and liabilities 85,065,195 82,982,961 36,833,361 36,832,743

The notes on pages 17 to 44 are an integral part of these consolidated financial statements.

The consolidated financial statements on pages 11 to 44 were authorised for issue by the board of directors

on 16 April 2026 and were signed on its behalf by:
Jean Marc Montanaro

Alexander Montanaro
Director Director

12
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Statement of comprehensive income

Notes

Revenue 15
Direct operating expenses 16
Administrative expenses 16
Operating profit

Finance costs 18
Profit before tax

Tax expense 20

Profit for the year
- total comprehensive income

The notes on pages 17 to 44 are an integral part of these consolidated financial statements.

Year ended 31 December

Group Company

2025 2024 2025 2024

€ € € €
5,454,434 5,653,395 200,000 501,180
(930,151) (801,413) - -
(784,368) (663,718) (4,930) (4,616)
3,739,915 4,088,264 195,070 496,564
(631,054) (631,419) (382) (382)
3,108,861 3,456,845 194,688 496,182
(673,571) (683,012) - -
2,435,290 2,773,833 194,688 496,182

13
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Statements of changes in equity

Group Share
capital

Notes €

Balance at 1 January 2024 10,000

Comprehensive income
Profit for the year -

Transactions with owners

Capital Other Retained
reserve reserves earnings Total
€ € € €

2,831,165 37,959,905 15,220,791 56,021,861

1
b

2,773,833 2,773,833

(501,180)  (501,180)

Dividends paid 21 -
Balance at 31 December 2024 10,000
Balance at 1 January 2025 10,000

Comprehensive income
Profit for the year -

2,831,165 37,959,905 17,493,444 58,294,514

2,831,165 37,959,905 17,493,444 58,294,514

- - 2,435,290 2,435,290

Transactions with owners
Dividends paid 21 -

= - (200,000)  (200,000)

Balance at 31 December 2025 10,000

2,831,165 37,959,905 19,728,734 60,529,804

The notes on pages 17 to 44 are an integral part of these consolidated financial statements.

14
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Statements of changes in equity - continued

Share Share Retained Total
capital premium earnings equity
Note € € € €
Company
Balance at 1 January 2024 10,000 36,573,532 217,137 36,800,669
Comprehensive income
Profit for the year - - 496,182 496,182
Transactions with owners
Dividends paid 21 - - (501,180) (501,180)
Balance at 31 December 2024 10,000 36,573,532 212,139 36,795,671
Balance at 1 January 2025 10,000 36,573,532 212,139 36,795,671
Comprehensive income
Profit for the year - - 194,688 194,688
Transactions with owners
Dividends paid 21 - - (200,000) (200,000)
Balance at 31 December 2025 10,000 36,573,532 206,827 36,790,359

The notes on pages 17 to 44 are an integral part of these consolidated financial statements.
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Statements of cash flows

Cash flows from operating activities
Cash generated from operations
Dividend received

Interest paid

Income tax paid

Net cash generated from operating activities
Cash flows from investing activities
Purchases of investment property
Purchases of financial assets

Purchases of property, plant and equipment
Net cash used in investing activities

Cash flows used in financing activities
Dividend paid

Net cash used in financing activities

Net movement in cash and cash equivalents

Cash and cash equivalents at beginning of

year

Cash and cash equivalents at end of year

Notes

22

18

21

8

As at 31 December

Group Company
2025 2024 2025 2024
€ € € €
3,687,751 4,369,663 1,000 101
- - 200,000 501,180
(601,054) (601,419) (382) (382)
(703,221) (681,984) -
2,283,476 3,056,260 200,618 501,180
(2,788,208)  (383,372) - -
(69,000) (60,199) - 2
(3,485) - - =
(2,860,693) (443,571) - -
(200,000) (501,180) (200,000) (501,180)
(200,000) (501,180) (200,000) (501,180)
(777,217) 2,111,509 618 (281)
3,278,851 1,167,342 377 658
2,501,634 3,278,851 995 377

The notes on pages 17 to 44 are an integral part of these consolidated financial statements.
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Notes to the financial statements

1.

Summary of material accounting policies

The material accounting policies applied in the preparation of these financial statements are set out
below. These policies have been consistently applied to all the years presented, unless otherwise
stated.

1.1 Basis of preparation

These consolidated financial statements include the financial statements of Exalco Holdings Limited
and its subsidiaries. The consolidated financial statements have been prepared in accordance with
International Financial Reporting Standards (IFRSs) as adopted by the EU in the requirements of the
Maltese Companies Act (Cap. 386). They have been prepared under the historical cost convention,
as modified by the fair valuation of the land and buildings category within property, plant and
equipment and investment property, and except as disclosed in the accounting policies below.

As at 31 December 2025, the parent company’s current liabilities exceeded its current assets by
€42,007 (2024: €36,695). These financial statements have been prepared on a going concern basis
which assumes that the parent company will continue in operational existence for the foreseeable
future. The validity of this assumption depends on the continued support of its shareholders. The
parent company'’s shareholders have confirmed that they will ensure that the parent company will be
able to meet its liabilities as and when they fall due.

The preparation of 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 group’s accounting policies (see note 3 - Critical accounting estimates and
judgements).

Standards, interpretations and amendments to published standards effective in 2025

In 2025, the Group adopted new standards, amendments and interpretations to existing standards
that are mandatory for the Group's accounting period beginning on 1 January 2025. The adoption of
these revisions to the requirements of IFRSs as adopted by the EU did not result in substantial
changes to the Group’s accounting policies impacting the Group's financial performance and position.

Standards, interpretations and amendments to published standards that are not yet effective

Certain new standards, amendments and interpretations to existing standards have been published
by the date of authorisation for issue of these financial statements but are not yet effective for the
company’s current accounting period.

The Group's has not early adopted these revisions to the requirements of IFRSs as adopted by the
EU, and the Directors are of the opinion that there are no requirements which will have a material
impact on the Group’s financial statements in the period of initial application, other than what is
described below.

IFRS 18 ‘Presentation and Disclosure in Financial Statements’ (effective for annual periods beginning
on or after 1 January 2027)

IFRS 18 (issued on 9 April 2024) was endorsed for use in the European Union on 16 February 2026
and is set to replace IAS 1 Presentation of Financial Statements, introducing new requirements that
will help to achieve comparability of the financial performance of similar entities and provide more
relevant information and transparency to users. Even though IFRS 18 will not impact the recognition
or measurement of items in the financial statements, its impacts on presentation and disclosure are
expected to be pervasive, particularly those related to the statement of financial performance.

17
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Summary of material accounting policies - continued
1.1 Basis of preparation - continued
Standards, interpretations and amendments to published standards effective in 2025 - continued

IFRS 18 will also require the disclosure of management-defined performance measures within the
financial statements.

Management is currently assessing the implications of applying IFRS 18 on the Group and parent
company'’s financial statements.

The new standard will be applicable from its mandatory effective date of 1 January 2027, with
retrospective application, meaning that comparative information will be restated to reflect the new
presentation and disclosure requirements introduced.

1.2 Consolidation

Subsidiaries are all entities over which the Group has the power to govern the financial and operating
policies generally accompanying a shareholding of more than one half of the voting rights. The
existence and effect of potential voting rights that are currently exercisable or convertible are
considered when assessing whether the Group controls another entity. Subsidiaries are fully
consolidated from the date on which control is transferred to the Group. They are de-consolidated
from the date that control ceases.

Intercompany transactions, balances and unrealised gains on transactions between Group
companies are eliminated. Unrealised losses are also eliminated unless the transaction provides
evidence of an impairment of the asset transferred. Accounting policies of subsidiaries have been
changed where necessary to ensure consistency with the policies adopted by the Group.

A listing of the subsidiaries is set out in Note 6 to the financial statements.
1.3 Property, plant and equipment

All property, plant and equipment, is initially recorded at historical cost. Land and buildings are shown
at fair value based on periodic valuations by external independent valuers, less subsequent
depreciation for buildings. Valuations are carried out on a regular basis, such that the carrying
amount of property does not differ materially from that which would be determined using fair values
at the end of the reporting period. Any accumulated depreciation at the date of revaluation is
eliminated against the gross carrying amount of the asset, and the net amount is restated to the
revalued amount of the asset.

All other furniture, fixtures, fittings and office equipment, and motor vehicles are stated at historical
cost less depreciation and impairment losses. Historical cost includes expenditure that is directly
attributable to the acquisition of the items.

Subsequent costs are included in the asset’s carrying amount or recognised as a separate asset, as
appropriate, only when it is probable that future economic benefits associated with the item will flow
to the group and the cost of the item can be measured reliably. The carrying amount of the replaced
part is derecognised. All other repairs and maintenance are charged to profit or loss during the
financial year in which they are incurred.

Borrowing costs which are incurred for the purpose of acquiring or constructing a qualifying asset are
capitalised as part of its cost. Borrowing costs are capitalised while acquisition or construction is
actively underway. Capitalisation of borrowing costs is ceased once the asset is substantially
complete, and is suspended if the development of the asset is suspended.

18
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Summary of material accounting policies - continued
1.3 Property, plant and equipment - continued

Increases in the carrying amount arising on revaluation of land and buildings are credited to the
revaluation reserve and shown in the valuation reserves within shareholders’ equity. Decreases that
offset previous increases of the same asset are charged against the revaluation reserve; all other
decreases are charged to profit or loss. Each year the difference between depreciation based on the
revalued carrying amount of the asset charged to profit or loss and depreciation based on the asset's
original cost, net of any related deferred income taxes, is transferred from the valuation reserve to
retained earnings.

Freehold land is not depreciated as it is deemed to have an indefinite life.

Depreciation on assets other than land, is calculated using the straight-line method to allocate their
cost to their residual values over their estimated useful life as follows:

%
Buildings 1
Lifts and escalators 15
Furniture, fixtures, fittings and office equipment 10
Motor vehicles 20
Computer and equipment 25

The assets’ residual values and useful lives are reviewed, and adjusted if appropriate, at the end of
each reporting period. An asset's carrying amount is written down immediately to its recoverable
amount if the asset’s carrying amount is greater than its estimated recoverable amount (Note 1.5).

Gains and losses on disposals are determined by comparing the proceeds with the carrying amount,
and are recognised in profit and loss. These are taken into account in determining operating profit
when revalued assets are sold, the amounts included in the valuation reserve relating to the assets
are transferred to retained earnings

1.4 Investment property

Investment property comprising freehold commercial property is held for long-term rental yields or for
capital appreciation or both, and is not occupied by the Group. Investment property comprises
freehold land and buildings.

Investment property is measured initially at its historical cost, including related transaction costs and
borrowing costs. Historical cost includes expenditure that is directly attributable to the acquisition of
the items. After initial recognition, investment property is carried at fair value. Fair value is based on
active market prices, adjusted, if necessary, for any difference in the nature, location or condition of
the specific asset. If this information is not available, the Group uses alternative valuation methods
such as recent prices on less active markets or discounted cash flow projections. These valuations
are reviewed periodically by the Group’s directors.

Investment property that is being redeveloped for continuing use as investment property or for which
the market has become less active continues to be measured at fair value. Fair value measurement
on property under construction is only applied if the fair value is considered to be reliably measured.

The fair value of investment property reflects, among other factors, rental income from current leases
and assumptions about rental income from future leases in the light of current market conditions. The
fair value also reflects, on a similar basis, any cash outflows that could be expected in respect of the
property.
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Summary of material accounting policies - continued
1.4 Investment property - continued

Subsequent expenditure is capitalised to the asset’s carrying amount only when it is probable that
future economic benefits associated with the expenditure will flow to the Group and the cost of the
item can be measured reliably. All other repairs and maintenance costs are charged to profit or loss
during the financial period in which they are incurred. When part of an investment property is
replaced, the carrying amount of the replaced part is derecognised.

The fair value of investment property does not reflect future capital expenditure that will improve or
enhance the property and does not reflect the related future benefits from this future expenditure
other than those a rational market participant would take into account when determining the value of
the property.

1.5 Impairment of non-financial assets

Changes in fair values are recognised in profit or loss. Investment properties are derecognised either
when they have been disposed of or when the investment property is permanently withdrawn from
use and no future economic benefit is expected from its disposal.

If an investment property becomes owner-occupied, it is reclassified as property, plant and
equipment. lts fair value at the date of the reclassification becomes its cost for subsequent
accounting purposes. When the Group decides to dispose of an investment property without
development, the Group continues to treat the property as an investment property. Similarly, if the
Group begins to redevelop an existing investment property for continued future use as investment
property, it remains an investment property during the redevelopment.

If an item of property, plant and equipment becomes an investment property because its use has
changed, its cost and accumulated depreciation at the date of reclassification becomes its cost and
accumulated amortisation for subsequent accounting purposes.

Where an investment property undergoes a change in use, evidenced by commencement of
development with a view to sale, the property is transferred to inventories. A property’s deemed cost
for subsequent accounting as inventories is its fair value at the date of change in use.

Assets that have an indefinite useful life are not subject to amortisation and are tested annually for
impairment. Assets that are subject to amortisation or depreciation are reviewed for impairment
whenever events or changes in circumstances indicate that the carrying amount may not be
recoverable. An impairment loss is recognised for the amount by which the asset’s carrying amount
exceeds its recoverable amount. The recoverable amount is the higher of an asset’s fair value less
costs to sell and value in use. For the purposes of assessing impairment, assets are grouped at the
lowest levels for which there are separately identifiable cash flows (cash-generating units). Non-
financial assets that suffered an impairment are reviewed for possible reversal of the impairment at
the end of each reporting period.

1.6 Investments in subsidiaries

Subsidiaries are all entities over which the company has the power to govern the financial and
operating policies generally accompanying a shareholding of more than one half of the voting rights.
The existence and effect of potential voting rights that are currently exercisable or convertible are
considered when assessing whether the company controls another entity.
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1.

Summary of material accounting policies - continued
1.6 Investments in subsidiaries - continued

In the company’s financial statements, investments in subsidiaries, which represent shares in
subsidiaries, are accounted for by the cost method of accounting. The dividend income from such
investments is included in profit or loss in the financial year in which the company'’s rights to receive
payment of dividends is established. The company gathers objective evidence that an investment is
impaired using the same process disclosed in Note 1.5. On disposal of an investment, the difference
between the net disposal proceeds and the carrying amount is charged or credited to profit or loss.

1.7 Financial assets

1.7.1 Classification

The Group classifies its financial assets as financial assets measured at amortised costs. The
classification depends on the entity’s business model for managing the financial assets and the
contractual terms of the cash flows. The Group classifies its financial assets as at amortised cost only
if both the following criteria are met:

- The asset is held within a business model whose objective is to collect the contractual cash flows,
and

- The contractual terms give rise to cash flows that are solely payments of principal and interest.
Assessment whether contractual cash flows are solely payments of principal and interest

For the purposes of this assessment, ‘principal’ is defined as the fair value of the financial asset on
initial recognition. ‘Interest’ is defined as consideration for the time value of money and for the credit
risk associated with the principal amount outstanding during a particular period of time and for other
basic lending risks and costs (e.g. liquidity risk and administrative costs), as well as a profit margin.

In assessing whether the contractual cash flows are solely payments of principal and interest, the
Group considers the contractual terms of the instrument. This includes assessing whether the
financial asset contains a contractual term that could change the timing or amount of contractual cash
flows such that it would not meet this condition.

(a) Trade and other receivables

Trade receivables comprise amounts due from customers for rents due or services performed in the
ordinary course of business. [f collection is expected in one year or less (or in the normal operating
cycle of the business if longer), they are classified as current assets. If not, they are presented as
non-current assets.

Trade and other receivables are recognised initially at fair value and subsequently measured at
amortised cost using the effective interest method, less provision for impairment (Note 1.7.3). Details
about the Group’s impairment policies and the calculation of loss allowance are provided in
Note 1.7.3.

(b) Cash and cash equivalents

Cash and cash equivalents are carried in the statements of financial position at face value. In the
statements of cash flows, cash and cash equivalents include cash in hand and deposits held at call with
banks.
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Summary of material accounting policies - continued
1.7.2 Recognition and measurement

Regular way purchases and sales of financial assets are recognised on the trade date, which is the
date on which the Group commits to purchase or sell the asset. Financial assets are derecognised
when the rights to receive cash flows from the financial assets have expired or have been transferred
and the Group has transferred substantially all the risks and rewards of ownership.

At initial recognition, the Group measures a financial asset at its fair value plus, in the case of a
financial asset not at fair value through profit or loss (FVPL), transaction costs that are directly
attributable to the acquisition of the financial asset.

Interest income on debt instruments measured at amortised cost from these financial assets is
included in finance income using the effective interest rate method. Any gain or loss arising on
derecognition of these instruments is recognised directly in profit or loss and presented in other
gains/(losses) together with foreign exchange gains and losses. Impairment iosses are presented as
a separate line item in the consolidated statement of profit or loss.

1.7.3 Impairment

The Group assesses on a forward-looking basis, the expected credit losses (ECL) associated with
its debt instruments carried at amortised cost. The impairment methodology applied depends on
whether there has been a significant increase in credit risk. The Group’s financial assets are subject
to the expected credit loss model.

Expected credit loss model

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

e debt securities that are determined to have low credit risk at the reporting date; and
e other debt securities and bank balances for which credit risk has not increased significantly since
initial recognition.

When determining whether the credit risk of a financial asset has increased significantly since initial
recognition and when estimating ECLs, the Group considers reasonable and supportable information
that is relevant and available without undue cost or effort. The Group assumes that the credit risk on
a financial asset has increased significantly if it is more than 30 days past due, and it considers a
financial asset to be in default when the borrower is unlikely to pay its credit obligations to the Group
in full, without recourse by the Group to actions such as realising security (if any is held); or the
financial asset is more than 90 days past due.

Lifetime ECLs are the ECLs that result from all possible default events over the expected life of a
financial instrument. 12-month ECLs are the portion of ECLs that result from default events that are
possible within the 12 months after the reporting date (or a shorter period if the expected life of the
instrument is less than 12 months). The maximum period considered when estimating ECLs is the
maximum contractual period over which the Group is exposed to credit risk.

ECLs are a probability-weighted estimate of credit losses. Credit losses are measured as the present
value of all cash shortfalls. ECLs are discounted at the effective interest rate of the financial asset.
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1.7.3 Impairment - continued

At each reporting date, the Group assesses whether financial assets carried at amortised cost are
credit-impaired. A financial assetis ‘credit-impaired’ when one or more events that have a detrimental
impact on the estimated future cash flows of the financial asset have occurred. Evidence that a
financial asset is credit-impaired includes observable data such as significant financial difficulty of the
borrower or issuer, or a breach of contract such as a default or being more than 90 days past due.

Loss allowances for financial assets measured at amortised cost are deducted from the gross
carrying amount of the assets.

Simplified approach model

For trade receivables, the Group applies the simplified approach required by IFRS 9, which requires
expected lifetime losses to be recognised from initial recognition of the receivables.

The expected loss rates are based on the payment profiles of sales over a period of 12 months before
31 December 2025 or 31 December 2024, respectively, and the corresponding historical credit losses
experienced within this period. The historical loss rates are adjusted to reflect current and forward-
looking information on macroeconomic factors affecting the liability of the customers to settle the
receivable. Trade receivables are written off when there is no reasonable expectation of recovery.
Indicators that there is no reasonable expectation of recovery include, among others, the probability
of insolvency or significant financial difficulties of the debtor. Impaired debts are derecognised when
they are assessed as uncollectible.

1.8 Financial liabilities

The Group recognises a financial liability in its statement of financial position when it becomes a
party to the contractual provisions of the instrument. The Group’s financial liabilities are classified
as financial liabilities which are not at fair value through profit or loss (classified as ‘Other liabilities').
These financial liabilities are recognised initially at fair value, being the fair value of consideration
received, net of transaction costs that are directly attributable to the acquisition or the issue of the
financial liability. These liabilities are subsequently measured at amortised cost. The Group
derecognises a financial liability from its statement of financial position when the obligation specified
in the contract or arrangement is discharged, is cancelled or expires.

(a) Trade and other payables

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

Trade and other payables are recognised initially at fair value and subsequently measured at
amortised cost using the effective interest method.

(b) Borrowings

Borrowings are recognised initially at the fair value of proceeds received, net of transaction costs
incurred. Borrowings are subsequently carried at amortised cost; any difference between the
proceeds (net of transaction costs) and the redemption value is recognised in profit or loss over the
period of the borrowings using the effective interest method. Borrowings are classified as current
liabilities unless the Group has an unconditional right to defer settlement of the liability for at least
twelve months after the reporting period.
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1.9 Current and deferred tax

The tax expense for the period comprises current and deferred tax. Tax is recognised in profit or
loss, except to the extent that it relates to items recognised in other comprehensive income or directly
in equity. In this case, the tax is also recognised in other comprehensive income or directly in equity,
respectively.

Current tax is the expected tax payable on the taxable income for the year, using tax rates enacted
or substantively enacted at the end of the reporting period, and any adjustment to tax payable in
respect of previous years.

Deferred taxation is recognised, using the liability method, on temporary differences arising between
the tax bases of assets and liabilities and their carrying amounts in the financial statements. However,
deferred tax liabilities are not recognised if they arise from the initial recognition of goodwill; deferred
tax is not accounted for if it arises from initial recognition of an asset or liability in a transaction other
than a business combination that at the time of the transaction affects neither accounting nor taxable
profit or loss. Deferred tax is determined using tax rates (and laws) that have been enacted or
substantially enacted by the end of the reporting period and are expected to apply when the related
deferred income tax asset is realised or the deferred income tax liability is settled.

Under this method the Group is required to make provision for deferred income taxes on the
revaluation of certain property assets and provisions on the difference between the carrying values
for financial reporting purposes and their tax base. Such deferred tax is charged or credited directly
to the respective reserve.

Deferred tax assets are recognised only to the extent that it is probable that future taxable profits will
be available against which the temporary differences can be utilised.

Deferred income tax assets and liabilities are offset when there is a legally enforceable right to offset
current tax assets against current tax liabilities and when the deferred income tax assets and liabilities
relate to income taxes levied by the same taxation authority on either the taxable entity or different
taxable entities where there is an intention to settle the balances on a net basis.

1.10 Revenue recognition

Revenues are recognised in accordance with the provision of goods or services, provided that
collectability of the consideration is probable, as described further below.

IFRS 15 requires that at contract inception, the goods or services promised in a contract with a
customer are assessed, and each promise to transfer to the customer the good or service is identified
as a performance obligation. Promises in a contract can be explicit or implicit if the promise creates
a valid -expectation to provide a good or service based on the customary business practices,
published policies, or specific statements.

A contract asset must be recognised if the Group recorded revenue for fulfilment of a contractual
performance obligation before the customer paid consideration or before, irrespective of when
payment is due, the requirements for billing and thus the recognition of a receivable exist.

A contract liability must be recognised when the customer paid consideration or a receivable from
the customer is due before the Group fulfilled a contractual performance obligation and thus
recognised revenue.
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1.10 Revenue recognition - continued
(a) Rental income from investment property

Rentals receivable, short-term lets receivable and premia charged to tenants of inmoveable property
are recognised in the period when the property is occupied. Premia are taken to profit or loss over
the period of the leases to which they relate.

(b) Complex management income

Revenue from services related to complex management is generally recognised in the accounting
period in which the services are provided, by reference to completion of the specific transaction
assessed on the basis of the actual service provided as a proportion of the total services to be
provided.

(c) Dividend income

Dividend income is recognised when the right to receive payment is established.
1.11 Finance income and costs

Finance income and costs are recognised in profit or loss for all interest-bearing instruments on an
accrual basis using the effective interest method. Finance income is recognised as it accrues, unless
collectability is in doubt. Finance costs includes the effect of amortising any difference between net
proceeds and redemption value in respect of the Group’s borrowings.

1.12 Borrowing costs

Borrowing costs which are incurred for the purpose of acquiring or constructing qualifying property,
plant and equipment, investment property or property held for development and resale are capitalised
as part of its cost. Borrowing costs are capitalised while acquisition or construction is actively
underway, during the period of time that is required to complete and prepare the asset for its intended
use. Capitalisation of borrowing costs is ceased once the asset is substantially complete and is
suspended if the development of the asset is suspended. All other borrowing costs are expensed.

Borrowing costs are recognised for all interest-bearing instruments on an accrual basis using the
effective interest method. Interest costs include the effect of amortising any difference between initial
net proceeds and redemption value in respect of the Group’s interest-bearing borrowings.

1.13 Dividend distribution

Dividend distribution to the shareholders is recognized as a liability in the financial statements in the
period in which the dividends are approved by the shareholders.
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Financial risk management
2.1 Financial risk factors

The Group's activities potentially expose it to a variety of financial risks: market risk (including cash
flow interest rate risk and fair value interest rate risk), credit risk and liquidity risk. The Group’s overall
risk management focuses on the unpredictability of financial markets and seeks to minimise potential
adverse effects on the Group's financial performance. The Group did not make use of derivative
financial instruments to hedge certain risk exposures during the current financial year. The directors
provide policies for overall risk management, as well as policies covering risks referred to above and
specific areas such as investment of excess liquidity.

(a) Market risk
Cash flow and fair value interest rate risk

The Group’s income and operating cash flows are substantially independent of changes in market
interest rates.

The Group's interest rate risk arises from borrowings. Borrowings issued at variable rates, comprising
bank borrowings (Note 12}, expose the Group to cash flow interest rate risk. Certain Group's
borrowings are subject to an interest rate that varies according to revisions made to the Bank’s base
rate. Management monitors the level of floating rate borrowings as a measure of cash flow risk taken
on. Interest rates on these financial instruments are linked with the Central Intervention Rate issued
by the European Central Bank. As at 31 December 2025 and 2024, the Group had no bank
borrowings.

Borrowings issued at fixed rates relating to the bond issued do not carry an interest rate risk as rate
does not fluctuate.

Based on the above, management considers the potential impact on profit or loss of a defined interest
rate shift that is reasonably possible at the end of the reporting period to be immaterial. Up to the end
of the reporting period the Group did not have any hedging arrangements with respect to the exposure
of floating interest rate risk.

(b) Credit risk

The Group measures credit risk and expected credit losses using probability of defauit, exposure at
default and loss given default. Management consider both historical analysis and forward-looking
information in determining any expected credit loss.

The Group’s exposure to credit risk is limited to the carrying amount of financial assets recognised at
the reporting date, as summarised below. The Group’s exposures to credit risk as at the end of the
reporting periods are analysed as follows:

Group
2025 2024
Financial assets measured at amortised cost: € €
Trade and other receivables (Note 7) 753,578 685,279
Cash and cash equivalents (Note 8) 2,501,634 3,278,851

3,255,212 3,964,130
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Financial risk management - continued

2.1 Financial risk factors - continued

(b) Credit risk - continued

The maximum exposure to credit risk at the end of the reporting period in respect of the financial
assets mentioned above is equivalent to their carrying amount as disclosed in the respective notes
to the financial statements. The Group does not hold any collateral as security in this respect. The
figures disclosed in the table above in respect of trade and other receivables exclude prepayment
and accrued income.

Impairment of trade receivables

To measure the expected credit losses, trade receivables, other receivables and accrued income
have been grouped based on shared credit risk characteristics and the days past due. The accrued
income relates to unbilled dues and claims and have substantially the same risk characteristics as
the related receivables for the same types of contracts. The Group has therefore concluded that the
expected loss rates for the receivables are a reasonable approximation of the loss rates for the
accrued income.

The Group monitors the performance of its receivables on a regular basis to identify incurred
collection losses, which are inherent in the Group’s receivables, taking into account historical
experience.

The Group assesses the credit quality of its customers by taking into account financial position, past
experience and other factors. The loss allowances for financial assets are determined based on
assumptions about risk of default and expected loss rates. The Group exercises judgement in forming
these assumptions and selecting the inputs for the impairment calculation, based on the Group's past
history, existing market conditions and forward-looking estimates at the end of each reporting period.
The expected loss rates are derived from the payment profiles of customers over a 12-months period
and the corresponding historical credit losses experienced within this period.

As at 31 December 2025, the company recorded a credit loss allowance amounting to €49,345 (2024:
€Nil).

Amounts owed by related parties

Amounts owed by related parties are considered to have low credit risk. Management considers ‘low
credit risk’ for instruments which have a low risk of default and the issuer has a strong capacity to
meet its contractual cash flow obligations in the near term. In this case, the assessment takes into
consideration the financial position, performance and other factors of these entities. Management
monitors intra-group credit exposures on a regular basis and ensures timely performance of these
assets in the context of overall group liquidity management. The company take cognisance of the
related party relationship with this entity and management does not expect any losses from non-
performance or default. Accordingly, the expected credit loss allowance attributable to such balances
is insignificant.

Cash and cash equivalents

The Group banks only with local financial institutions with high quality standing or rating. Management
considers the probability of default to be close to zero as the counterparties have a strong capacity
to meet their contractual obligations in the near term. As a result, no loss allowance has been
recognised based on 12-month expected credit losses as any such impairment would be wholly
insignificant to the Group.
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2.1 Financial risk factors - continued
(c) Liquidity risk

The Group is exposed to liquidity risk in relation to meeting future obligations associated with its
financial liabilities, which comprise principally trade and other payables and interest-bearing
borrowings (Notes 14 and 12). Prudent liquidity risk management includes maintaining sufficient
cash and committed credit lines to ensure the availability of an adequate amount of funding to meet
the Group's obligations.

Management monitors liquidity risk by means of cash flow forecasts on the basis of expected cash
flows over a twelve month period and ensures that when additional financing facilities are expected
to be required over the coming period there are adequate credit facilities in place with external
sources and the treasury function.

The Group’s liquidity risk is monitored in view of the matching of cash inflows and outflows arising
from expected maturities of financial instruments, coupled with the Group’s committed borrowing
facilities. The carrying amounts of the Group’'s assets and liabilities are analysed into relevant
maturity based on the remaining period at the end of the reporting period to the contractual maturity
date in the respective notes to the financial statements.

The table below analyses the Group's financial liabilities into relevant maturity based on the remaining
period at the end of the reporting period to the contractual maturity date. The amounts disclosed in
the table are the contractual undiscounted cash flows. Balances due within twelve months equal their
carrying balances, as the impact of discounting is not significant.

Group
Carrying | Contractual Within One to
amount | cash flows oneyear five years
€ € € €
31 December 2025
Bonds 2018 - 2028 14,927,500 | 16,550,137 600,000 15,950,137
Trade and other payables 2,063,794 2,063,794 2,063,794 -

16,991,344 | 18,613,931 2,663,794 15,950,137

31 December 2024
Bonds 2018 - 2028 14,892,500 | 17,150,137 600,000 16,550,137
Trade and other payables 2,038,867 2,038,867 2,038,867 -

16,931,367 | 19,189,004 2,638,867 16,550,137

Management and the Board maintains a proactive approach to capital and liquidity management
including the monitoring of future financing requirements of Exalco Group in advance of the bond
maturity in 2028.
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Financial risk management - continued
2.2 Fair values

The fair value of financial instruments that are not traded in an active market is determined by using
valuation techniques. The Group uses a variety of methods and makes assumptions that are based
on market conditions existing at the end of each reporting period. Refer to Note 5 for details of such
techniques.

Financial instruments not carried at fair values

The carrying amounts of cash at bank, trade receivables (net of impairment provisions), payables
and borrowings are assumed to approximate their fair values. The fair value of financial liabilities for
disclosure purposes is estimated by discounting the future contractual cash flows at the current
market interest rate that is available to the Group for similar financial instruments.

As at the end of the reporting period, the fair values of financial assets and liabilities, approximate
the carrying amounts shown in the statement of financial position.

2.3 Capital risk management

The capital of the Group is managed with a view of maintaining a controlled relationship between
capital and structural borrowings in order to maintain an optimal capital structure which reduces the
cost of capital. To maintain or adjust its capital structure, the Group may adjust the amount of dividends
paid to shareholders, issue new shares or sell assets to reduce debt.

The Group’s objectives when managing capital are to safeguard the Group’s ability to continue as a
going concern in order to provide returns for shareholders and benefits for other stakeholders and to
maintain an optimal capital structure to reduce the cost of capital.

The Group monitors capital on the basis of the gearing ratio. This ratio is calculated as net debt
divided by total capital.

Structural borrowings include all borrowings, less cash and cash equivalents and investment in debt
and equity services.

The gearing ratios at 31 December were as follows;

Group
2025 2024
€ €
Total borrowings (Note 12) 14,922,500 14,892,500
Less: Cash in bank and in hand (Note 8) (2,501,634) (3,278,851)
Less: Investment in debt and equity securities (161,375) (96,085)
Net borrowings 12,259,491 11,517,564
Total equity 60,529,805 58,294,514
Total capital 72,789,296 69,812,078
Gearing 17% 16%
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Critical accounting estimates and judgements

Estimates and judgements are continually evaluated and based on historical experience and other
factors including expectations of future events that are believed to be reasonable under the

circumstances.

In the opinion of the directors with the exception of the revaluation of the property, plant and
equipment and investment property, the accounting estimates and judgements made in the course
of preparing these financial statements are not difficult, subjective or complex to a degree which
would warrant their description as critical in terms of the requirements of IAS 1.

As referred to in Note 5 to the financial statements, the Group's office buildings carrying value
category of property, plant and equipment and investment property, were reassessed on 31
December 2025 by the directors on the basis of fair market value after considering the intrinsic value
of the property and net potential returns.
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Property, plant and equipment

Group

At 1 January 2024
Cost or valuation
Accumulated depreciation

Net book values

Year ended 31 December 2024
Opening net book amount
Depreciation charge

Closing net book values

At 31 December 2024
Cost or valuation
Accumulated depreciation

Net book values

Year ended 31 December 2025
Opening net book amount

Additions
Disposal

Depreciation charge
Depreciation releases on disposal

Closing net book values

At 31 December 2025
Cost or valuation
Accumulated depreciation

Net book values

Furniture,
fixtures,
Office fittings and Motor
buildings equipment vehicles Total
€ € € €
448,743 482,759 22,742 954,244
(7,975) (482,759) (22,742) (513,476)
440,768 - - 440,768
440,768 - - 440,768
(1,329) - - (1,329)
439,439 - - 439,439
448,743 482,759 22,742 954,244
(9,304) (482,759) (22,742) (514,805)
439,439 - - 439,439
439,439 - - 439,439
- 3,485 - 3,485
- - (22,742) (22,742)
(1,329) (871) - (2,200)
- - 22,742 22,742
438,110 2,614 - 440,724
448,743 486,244 - 934,987
(10,633) (483,630) - (494,263)
438,110 2,614 - 440,724

If the land and buildings were stated on the historical basis, the amounts would be as follows:

Year ended 31 December

Cost

Accumulated depreciation

Closing net book amount

Group

2025
€

132,912
(11,299)

121,613

2024
€

132,912
(9,970)

122,942
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Investment property

Group
Group
2025 2024
€ €
Year ended 31 December
Opening net book amount 78,394,812 78,011,440
Additions 2,788,208 383,372
Closing net book amount 81,183,020 78,394,812
At 31 December
Cost 35,346,895 32,558,687
Fair value gains 45,836,125 45,836,125
Net book amount 81,183,020 78,394,812
All the investment property is being (or is available to be) leased out to third parties.
The following amount has been recognised in the income statement:
Group
2025 2024
€ €
Rental income 4,508,225 4,711,261

If the investment property were stated on the historical cost basis, the amounts would be as follows:

2025 2024
€ €
At 31 December
Cost
Accumulated depreciation

35,520,900 32,732,692
(3,290,710) (2,945,061)

Net book amount 32,230,190 29,787,631

Fair valuation of property (including office buildings)

On 31 December 2025, the directors performed an assessment of the fair value of the company’s
investment properties. Given the specific nature and location of these assets, the market value was
determined by reference to a valuation model based on the investment property’s discounted
projected cash flows, incorporating both historical performance and forward-looking assumptions,
including estimated rental values, occupancy levels, and appropriate discount and capitalisation rates
reflective of current market conditions. The future cash flows have been derived from financial
forecasts assessed in relation to potential rental streams derived from such assets. These projected
free cash flows were discounted to present value. The determination of the discount rate applied was
based on the current risk-free rate and inflation, on the general risk associated with property
developments, and, finally, on a specific risk premium directly related to the property being valued.
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Investment property - continued
Fair valuation of property - continued

The Group is required to analyse non-financial assets carried at fair value by leve! of the fair value
hierarchy within which the recurring fair value measurements are categorised in their entirety (level
1, 2 or 3).

The different levels of the fair value hierarchy have been defined as fair value measurements
using:

e  Quoted prices (unadjusted) in active markets for identical assets (Level 1);

e Inputs other than quoted prices included within Level 1 that are observable for the asset, either
directly (that is, as prices) or indirectly (that is, derived from prices) (Level 2);

e Inputs for the asset that are not based on observable market data (that is, unobservable inputs)
(Level 3).

The Group's investment property principally comprises a portfolio of properties which mainly include
commercial properties leased out to third parties in different locations. The group’s property, plant
and equipment at fair value principally comprises, of the offices situated in Mosta that are occupied
by the group for operational purposes. Within investment property there is ‘Savoy Hotel’ or ‘Savoy
Guest House’, situated in Stiema purchased from a related party. This property is being re-developed
for future commercial use as an investment property. All the recurring property fair value
measurements at 31 December 2025 use significant unobservable inputs and are accordingly
categorised within Level 3 of the fair valuation hierarchy.

The Group’s policy is to recognise transfers into and out of fair value hierarchy levels as of the
beginning of the reporting period. There were no transfers between different levels of the fair value
hierarchy during the year ended 31 December 2025.

A reconciliation from the opening balance to the closing balance of investment property and property,
plant and equipment for recurring fair value measurements categorised within Level 3 of the value
hierarchy, is refiected in the table above and in Note 4. The principal movement relates to additions
amounting to €2,788,208 (2024: €383,375), mainly in relation to the above mentioned ‘Savoy Hotel’
property.

Valuation processes

The valuations of the properties are performed periodically on the basis of valuation reports prepared
by independent and qualified valuers. These reports are based on both:

e information provided by the Group’s directors which is derived from the Group’s financial records
and is subject to the Group’s overall control environment; and

e assumptions and valuation models used by the valuers — the assumptions are typically market
related. These are based on professional judgement and market observations.

The information provided to the valuers, together with the assumptions and the valuation models
used by the valuers, are reviewed by the board of directors. This includes a review of fair value
movements over the period.
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Investment property - continued
Valuation techniques

Given the specific nature of these assets, the valuations of the Level 3 property have been performed
with reference to the income approach valuation model except for the property acquired in Savoy.

This valuation model takes into consideration annual rental values earned ranging from €120 to €637
per square metre, capitalised and discounted at a rate ranging from 8% to 9% that reflects the risks
inherent in the utilisation of the specific properties.

For this valuation approach, the higher the rental rate per metre squared, the higher the resultant fair
valuation. Conversely, the lower the rental capitalisation rate, the higher the resultant fair valuation.

In the case of the ‘Savoy Hotel' the fair value equates its transactions costs plus any additions made
during the years.

Investment property with a fair value of €30,859,929 is held as security by the trustee of the
bondholders, as per trust agreement dated 13 August 2018 (Note 12).

Investments in subsidiaries

Company
2025 2024
€ €
Year ended 31 December
Opening and closing cost and net book amount 36,832,366 36,832,366
2025 2024
€ €
At 31 December
Cost and net book amount 36,832,366 36,832,366

Details of the above investments held in subsidiaries at 31 December 2025 and 2024 are shown
below:

Registered Class of
office shares Percentage of shares
2025 2024

Exalco Properties Limited  Cornerstone Business  Ordinary shares 100% 100%

Centre, Level 4,

16 September Square,

Mosta,

Malta
Exalco Finance p.l.c. Cornerstone Business Ordinary shares 100% 100%

Centre, Level 4,

16 September Square,
Mosta,

Malta
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Trade and other receivables

Group Company

2025 2024 2025 2024
€ € € €

Current
Trade receivables - net 706,367 617,288 - -
Amounts owed by related parties 14,842 38,291 - -
Other receivables 32,369 29,700 - -
Prepayments and accrued income 24,864 88,495 - -
778,442 773,774 - -

Receivables above are disclosed net of provisions for impaired receivables as follows:

Group Company
2025 2024 2025 2024
€ € € €
Trade receivables 49,345 - = -

Amounts owed by related parties are unsecured and repayable on demand. As at 31 December 2025
and 2024 amounts owed by related parties, were fully performing and hence do not contain impaired
assets.

The Group’s and company’s exposure to credit risk relating to trade and other receivables is disclosed
in Note 2.
Cash and cash equivalents

For the purposes of the statement of cash flows, the year-end cash and cash equivalents comprise
the following:

Group Company
2025 2024 2025 2024
€ € € €
Cash at bank and in hand 2,501,634 3,278,851 995 377
Share capital
Group Company
2025 2024 2025 2024
€ € € €
Authorised
10,000 ordinary shares of €1 each 10,000 10,000 10,000 10,000
Issued and fully paid
10,000 ordinary shares of €1 each 10,000 10,000 10,000 10,000
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10.

11.

12.

Capital reserve

Group Company
2025 2024 2025 2024
€ € € €
Capital reserve 2,831,165 2,831,165 36,573,532 36,573,532

On 6 July 2018, the company entered into a share for share agreement with its shareholders whereby
the 2,840,000 ordinary shares in Exalco Properties Limited owned by its shareholders were
transferred to Exalco Holdings Limited for a non-cash consideration. This comprised in the issue and
allotment of 8,835 ordinary shares having a nominal value of €1 each.

In accordance with the general applicable accounting principles the difference between the net asset

value and the consideration paid amounting to €2,831,165 was accounted for in the group accounts
in the capital reserve as an adjustment to equity.

Revaluation reserve

Group (2025 and 2024) Revaluation Fair value
reserve gains reserve Total
€ € €
Opening and closing book amount 325,564 37,634,341 37,959,905

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

Increases in the carrying amount arising on revaluation are credited to the revaluation reserve in
shareholder’s equity. On disposal of a revalued asset, amounts in the revaluation reserve relating to
that asset are transferred to retained earnings. The revaluation reserve is a non-distributable reserve.

Borrowings
Group
2025 2024
€ €
Non-current
150,000 4% bonds 2018 - 2028 14,922,500 14,892,500
Total borrowings 14,922,500 14,892,500
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12.

Borrowings - continued
The Group’s banking facilities as at 31 December 2025 and 2024 amounted to €1,000,000.
The Group's bank loans and overdrafts are secured by:

(a) General and special hypothecs over the Group's fixed assets;
(b) Guarantees given by third party company.

The interest rate exposure of borrowings was as follows:

Group
2025 2024
€ €
Total borrowings:
At fixed rates 14,922,500 14,892,500
Weighted average effective interest rates as at the end of the reporting period:
Group
2025 2024
% %
4% Bonds 2018 - 2028 4.3 4.3

The bonds are measured at the amount of the net proceeds adjusted for the amortisation of the
difference between the net proceeds and the redemption value of such bonds, using the effective
yield method as follows:

Group
2025 2024
€ €
Face value
150,000 4.0% bonds 2018 - 2028 15,000,000 15,000,000
Issue costs (300,000) (300,000)
Accumulated amortisation 222,500 192,500
(77,500) (107,500)
Amortised cost at 31 December 14,922,500 14,892,500

By virtue of an offering memorandum dated 31 July 2018, the company issued 150,000 bonds with a
face value of €100 each. The bond’s interest is payable annually on 20 August, starting from 20
August 2019. The bonds are redeemable at par and are due for redemption on 20 August 2028. The
bonds are guaranteed by Exalco Properties Limited, which has bound itself jointly and severally liable
for the payment of the bonds and interest thereon, pursuant to and subject to the terms and conditions
in the offering memorandum. The bonds have been admitted on the Official List of the Malta Stock
Exchange on 21 August 2018. The quoted market price as at 31 December 2025 for the bonds was
€100 (2024: €99.99). In the opinion of the directors these market prices fairly represent the fair value
of these financial liabilities.




EXALCO HOLDINGS LIMITED
Annual Report and Consolidated Financial Statements - 31 December 2025

12. Borrowings - continued

Investment property with a carrying amount of €30,859,929 is held as security by the trustee of the
bondholders, as per trust agreement dated 13 August 2018.

This note provides information about the contractual terms of the Group’s borrowings. For more
information about the Group’s exposure to interest rate and liquidity risk, see Note 2.

13. Deferred taxation

Deferred income taxes are calculated on temporary differences under the liability method and are
measured at the tax rates that are expected to apply to the period when the asset is realised or the
liability is settled based on tax rates (and tax laws) that have been enacted by the end of the reporting
period. The principal tax rate used is 35% for 2025 and 2024, with the exception of deferred taxation
on the fair valuation of property which is computed on the basis applicable to disposals of immovable
property, i.e. tax effect of 8% or 10% of the transfer value.

The movement on the deferred tax account is as follows:

2025 2024

€ €

At beginning and ending of the year 5,970,000 5,970,000

The balance at 31 December represents:

Group

2024 2024

€ €

Temporary differences arising on fair valuation of land and buildings 5,970,000 5,970,000

The recognised deferred tax liabilities are expected to be settled principally after more than twelve
months.

At 31 December 2025 and 2024, the Group had the following temporary differences on which
deferred tax was not recognised in these financial statements:

Group
2025 2024
€ €

Temporary differences on:

Trading losses 1,127,202 801,035
Credit loss allowance 49,345 -
Group relief 3,775 11,199
1,180,322 812,234

This gave rise to a deferred tax asset of €413,958 (2024: €284,823) which has not been recognised
in these financial statements.
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Trade and other payables

Group Company
2025 2024 2025 2024
€ € € €
Non-current
Deposits received from clients 649,108 520,087 - -
Current
Trade payables 164,668 32,831 - =
Deposits received from clients 256,420 563,773 - =
Contract liabilities: amounts received in
advance from tenants 703,633 1,021,489 - -
Amounts due to subsidiary - - 39,330 33,374
Indirect taxes and social security 568,485 652,371 - -
Accruals and deferred income 627,008 332,176 3,672 3,698
2,320,214 2,602,640 43,002 37,072
Total trade and other payables 2,969,322 3,122,727 43,002 37,072

The Group’s and company’s exposure to liquidity risk related to trade and other payables is disclosed

in Note 2

Contract liabilities — recognised in revenue during 2025

Revenue recognised in profit or loss during the year ended 31 December 2025 that was included in
the balance of contract liabilities as at the end of the preceding financial year amounted to €1,021,489

(2024: €991,797).

Revenue

Group
2025 2024
€ €
Dividend income from subsidiary - -
Rental income 4,508,225 4,711,261
Complex management income 946,209 842,134
5,454,434 5,653,395

Company
2025 2024
€ €
200,000 501,180
200,000 501,180

The Group's revenue reflected in the tabie above consists of revenue predominantly from contracts with

Company
2025 2024
€ €

customers.
Group
2025 2024
€ €
Timing of revenue recognition
At a point in time 946,209 842,134
Over time 4,508,225 4,711,261
5,454,434 5,653,395
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16.

17.

Expenses by nature
Group Company
2025 2024 2025 2024
€ € € €
Employee benefit expense (Note 17) 241,023 220,221 - -
Depreciation of property, plant and
equipment (Note 4) 2,200 1,329 - -
Repairs, maintenance and other related
costs 699,595 616,166 - -
Director’s remuneration (Note 19) 426,835 403,353 - -
Movement in credit loss allowances
in respect of trade receivables (Note 7) 49,345 - - -
Professional fees 79,506 77,964 - -
Other costs 216,015 146,098 4,930 4,616
Total direct operating expenses and
administrative expenses 1,714,519 1,465,131 4,930 4,616

Auditor’s fees

Fees charged by the auditor for services rendered during the financial periods ended 31 December
2025 and 2024 relate {o the following:

Group Company
2025 2024 2025 2024
€ € € €
Annual statutory audit 37,650 36,129 4,350 4,200
Tax advisory services 2,880 2,655 780 750
40,530 38,784 5,130 4,950
Employee benefit expenses
Group
2025 2024
€ €
Wages and salaries 229,848 183,918
Social security costs 11,175 36,303

241,023 220,221

Average number of persons employed by the group during the year

Group
2025 2024
Direct 7 2
Administration 5 5
12 7
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18. Finance costs

Group Company
2025 2024 2025 2024
€ € € €
Bank interest and charges 1,054 1,419 382 382
Interest payable on bond 600,000 600,000 - -
Amortisation of bond issue costs 30,000 30,000 - -
631,054 631,419 382 382
19. Directors’ remuneration
Group
2025 2024
€ €
Salaries and other emoluments (Note 16) 426,835 403,353
20. Tax expense
Group Company
2025 2024 2025 2024
€ € € €

Current tax expense:
On taxable income subject to tax at 15% 652,571 680,424 - -
On taxable income subject to tax at 35% 21,000 22,796 - -
Over provision of prior year tax charge - (20,208) - -

673,571 683,012 - -

The tax on the group’s and the company'’s profit before tax differs from the theoretical amount that
would arise using the basic tax rate as follows:

Group Company

2025 2024 2025 2024

€ € € €

Profit before tax 3,108,861 3,456,845 194,688 496,182

Tax on profit at 35% 1,088,101 1,209,896 68,141 173,664
Tax effect of:

Property tax rules on rental income (551,141) (596,206) - -

Disallowed expenses 7,476 9,772 1,859 1,749

Dividend taxed at source with a final tax - - (70,000) (175,413)

Movement in unrecognised deferred tax 129,135 79,758 - -

Overprovision of prior year tax charge - (20,208) - -

Tax expense 673,571 683,012 - -
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21.

22.

23.

Dividends
Group Company
2025 2024 2025 2024
€ € € €
Final dividends paid on ordinary shares:
Gross and net 200,000 501,180 200,000 501,180
Dividends per share 20 50.12 20 50.12
Cash generated from operations
Reconciliation of operating profit to cash generated from operations:
Group Company
2025 2024 2025 2024
€ € € €
Operating profit 3,739,915 4,088,264 195,070 496,564
Adjustments for:
Depreciation of property, plant and
equipment (Note 4) 2,200 1,329 - -
Dividend income (Note 21) - - (200,000) (501,180)
fmpairment on investment in debt and
equity securities 3,710 - - -
Changes in working capital:
Trade and other receivables (4,668) 143,651 -
Trade and other payables (153,406) 106,419 5,930 4,717
Cash generated from operations 3,587,751 4,339,663 1,000 101

Net debt reconciliation

The principal movements in the company’s net debt relate to cash inflows and outflows presented as
part of financing activities within the statements of cash flows on page 16.

Related party transactions

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.

The Group is ultimately fully owned by members of the Montanaro family who are therefore
considered to be related parties.

The entities constituting the Exalco Group are ultimately fully owned by the company. Other entities
on which the Montanaro family can exercise significant influence are also considered to be related
parties. Hence, related parties also include other entities controlled and owned by the members of
the Montanaro family.
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23.

24,

25.

Related party transactions - continued

In the opinion of the directors, disclosure of related party transactions, which are generally carried
out on commercial terms and conditions, is only necessary when the transactions effected have a
material impact on the operating results and financial position of the Group. The aggregate invoiced
amounts in respect of a number of transaction types carried out with related parties are not
considered material and accordingly they do not have a significant effect on these financial
statements except for the following:

Company
2025 2024
€ €
Dividend income 200,000 501,180

Year-end balances with related parties, are disclosed in Notes 7 and 14 to these financial statements.
Key management personnel compensation consisting of directors’ remuneration has been disclosed
in Note 19.

Commitments

Operating lease commitments - where the group is the lessor

The future minimum lease payments payable under non-cancellable property operating leases are
as follows:

Group
2025 2024
€ €
Not later than 1 year 4,058,923 5,038,090
Later than 1 year and not later than 5 years 4,822,037 8,847,122
Over 5 years 304,564 -

9,185,624 13,885,212

Capital commitments

As at 31 December the Group had capital commitments not provided for in these financial statements
as follows:

Authorised

not

Contracted contracted
€ €

Capital commitments 1,967,211 -

Statutory information
Exalco Holdings Limited is a limited liability company and is incorporated in Malta.

The ultimate controlling parties of Exalco Holdings Limited are the members of the Montanaro family.
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26.

Comparative information

Comparative figures disclosed in the main components of these financial statements have been

reclassified to conform with the current year's presentation format for the purpose of fairer
presentation.
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