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Registry shall prevail. 
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COMPANY REPRESENTATIVE FOR INFORMATION DOCUMENT 

Mr. José Torres Quesada, president of the Board of Directors, acting for and on behalf of MAQ 

Administración  Urbanas SOCIMI, S.A., (the “Company” or “MAQ”) hereby declares, after taking 

all reasonable measures for this purpose and to the best of his knowledge, that the information 

contained in this Information Document is in accordance with the facts and that the Information 

Document makes no material omission. 

ARMANEXT ASESORES S.L., declares that, to the best of our knowledge, the information 

provided in the Information Document is accurate and that, to the best of our knowledge, the 

Information Document is not subject to any (material) omissions, and that all relevant 

information is included in the Information Document. 
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1 SUMMARY 

The following is a summary of some of the information contained in this Information Document. 

We urge to read this entire Information Document carefully, including the risk factors, MAQ 

ADMINISTRACIÓN URBANAS SOCIMI, S.A.’s historical financial statements, and the valuation of 

both the assets and the Company.  

 

1.1 GENERAL DESCRIPTION OF MAQ ADMINISTRACIÓN URBANAS SOCIMI, S.A. 

MAQ, is a Spanish company, running under the special tax regime of Sociedad Cotizada de 

Inversión en el Mercado Inmobiliario (hereinafter “SOCIMI”), equivalent to a Real Estate 

Investment Trust (hereinafter, “REIT”). 

The Company was founded on March 31st, 2014 under the corporate name of MAQ 

Administración Urbanas, S.L. On September 27th, 2018 the Company was transformed from a 

private limited liability company into a public limited liability company and consequently, it 

changed its denomination to MAQ Administración Urbanas, S.A. On September 27th, 2018 the 

Company changed its denomination to the current one (MAQ Administración Urbanas SOCIMI, 

S.A.). 

 

 

MAQ owns a property portfolio comprising 2 wholly owned buildings, and a partially owned 

building in Málaga as stated below: 

• Building at Calle Marqués de Larios, 5 Málaga (Spain) 

• Building at Calle Salvago, 2 Málaga (Spain) 

• Part of a building at Calle Alameda Principal, 11 Málaga (Spain) 

This property portfolio comes to a total surface area of 5,624 sqm, as detailed in section 3.5 of 

this Information Document. 
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Company strategy is mainly based on the management and maintenance of its current real 

estate asset portfolio in order to put the assets towards the best and most profitable use at any 

given time. Furthermore, the development of strategic plans in the medium term is for the 

acquisition of building units for their use in the leasing scheme, in commercial prime areas in 

Málaga (Spain) as well as in other locations of the city suitable for office use. 

 

1.2 COMPANY NAME, REGISTERED OFFICE AND REGISTRATION FOR THE SPECIAL 

TAX REGIME FOR SOCIMI 

1.2.1 Company name 

MAQ ADMINISTRACIÓN URBANAS SOCIMI, S.A. 

1.2.2 Registered office 

Calle Marqués de Larios, 5 Málaga (Spain). 

1.2.3  Data of Registration with the Commercial Registry 

Registered at the Málaga Commercial Register. 

Date  April 15th, 2014 

Volume 05264 

Book 4171 

Sheet 101 

Page MA-00122715 

Entry 1 

1.2.4 Registration for the SOCIMI special tax regime 

On September 25th2018, the Board of Directors approved to be subject to the SOCIMI special 

tax regime. On September 27th, 2018, the Company communicated to the Spanish Tax Agency 

its request to the mentioned special tax regime, established in Law 11/2009. This was registered 

by the State Tax Administration on September 28th, 2018. 

 

1.3 DURATION (ARTICLE 4 OF THE ARTICLES OF ASSOCIATION)  

Article 4. – DURATION  

The duration of the Company is indefinite and will start its operations on the incorporation deed 

granting date. 
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1.4 COMPANY PURPOSE (ARTICLE 2 OF THE ARTICLES OF ASSOCIATION) 

Article 2. – CORPORATE PURPOSE 

The Company´s corporate purpose is to carry out the following activities: 

a) Acquisition and development of urban real estate for lease (CNAE 6820). The development 

activity includes the refurbishment of buildings under the terms established in Value Added Tax 

Law 37/1992, of 28 December, or any rule that may replace it in the future. 

b) Holdings of shares in the capital of other SOCIMIs or in that of other non-resident or non-

Spanish entities that have the same corporate purpose as the SOCIMIs and that are subject to a 

regime similar to that established for the SOCIMIs with regard to the compulsory, legal or 

statutory policy of distribution of dividends (CNAE 6420). 

c) Holdings of shares in the capital of other entities, resident or not in Spanish territory, whose 

main corporate purpose is the acquisition of real estate of an urban nature for lease and which 

are subject to the same regime established for SOCIMIs with regard to the compulsory, legal or 

statutory policy of distribution of dividends and which meet the investment requirements 

referred to in article 3 of the SOCIMIs Law (CNAE 6420). 

d) Holding of shares of Real Estate Collective Investment Institutions regulated in Law 35/2003, 

of 4 November, on Collective Investment Institutions, or the rule that be replace it in the future. 

Direct exercise, and indirect exercise if this is appropriate, of all those activities reserved by 

special legislation is excluded. If the legal provisions require a professional title, prior 

administrative authorization, registration in a public register or any other requirement for the 

exercise of any activity included in the corporate purpose, such activity may not commence until 

the professional or administrative requirements are complied. 

The activities forming part of the corporate purpose may be carried out totally or partially 

indirectly, by means of participation in other companies with a similar purpose". 

 

1.5 FISCAL YEAR (ARTICLE 26 OF THE ARTICLES OF ASSOCIATION) 

Article 26. – FISCAL YEAR AND PREPARATION OF THE ANNUAL ACCOUNTS 

1. - The fiscal year will begin on January 1st of each year and finish on the 31st of December. 

2. - The Board of Directors, within the first three months of the year, shall prepare the annual 

accounts, the management report and the proposal for the allocation of the result and, if 

applicable, the consolidated annual accounts and management report. The annual accounts and 

the management report must be signed by all the directors. If the signature of any of them is 

missing, it will be indicated in each of the documents that are missing, with an express indication 

of the cause. 
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1.6 DIVIDENDS (ARTICLE 29 OF THE ARTICLES OF ASSOCIATION) 

Article 29. – SPECIAL RULES FOR THE DISTRIBUTION OF DIVIDENDS 

1.- Right to receive dividends. The persons entitled to receive the dividend shall be the ones 

registered in the accounting records of the corresponding management company of the systems 

for registering, clearing and liquidating securities (Iberclear, SA, Euroclear, LCH, S.A. or similar) 

at the time determined by the General Shareholders' Meeting or, as the case may be, by the 

Board of Directors, for the purposes of the distribution resolution. 

2.-Dividend enforceability. Unless otherwise agreed, the dividend will be due and payable within 

one month following the date of the agreement by which the General Meeting or, if applicable, 

the Board of Directors has agreed to distribute it. 

3.- Indemnity. If the Company is subject to the special tax of 19% on the amount of dividends 

distributed to those shareholders with a stake equal to or greater than 5% who pay on dividends 

at a rate of less than 10%, the aforementioned shareholders will indemnify the Company by 

reimbursing an amount equivalent to 19% of the dividends received. The indemnity to be paid by 

the shareholders will be offset against the amount of dividends to be paid to those, and the 

Company may retain the amount of indemnity from the liquid to be paid as dividends. In the 

event that the income received by the Company as a result of the indemnity is taxed by the 

corporation tax at the rate of the general tax, the amount of the indemnity shall be increased to 

the extent necessary to absorb this tax cost (i.e. to increase to the full amount). 

The amount of indemnity shall be approved by the Board of Directors prior to the distribution of 

the dividend.  

4.- Right of retention for breaching of the Ancillary Obligation. In those cases, in which the 

payment of the dividend is made prior to the deadlines established for compliance with the 

ancillary obligation, the Company may retain those shareholders or holders of economic rights 

over the shares of the Company that have not yet provided the information and documentation 

required in the preceding article 7 an amount equivalent to the amount of indemnity that, if 

necessary, they should satisfy. Once the ancillary obligation is fulfilled, the Company will 

reimburse the retained amounts to the shareholder who has no obligation to indemnify the 

Company.  

Likewise, if the ancillary obligation is not fulfilled within the established time limits, the Company 

may also withhold payment of the dividend and offset the amount with the amount of the 

indemnity, satisfying the shareholder the positive difference for the latter, if any. 

5. Other rules. In those cases where the amount of the indemnity could cause harm to the 

Company (for example, that derived from non-compliance with the requirement of Law 11/2009 

that at least 80% of the income of the tax period should come from certain sources), the Board 

of Directors may require an indemnity lower than the amount calculated in accordance with 

paragraph 3 of this article or, alternatively, delay the enforceability of such indemnity until a 

later date. 
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6. These ancillary obligations shall not entail any compensation by the Company to the relevant 

shareholders. 

 

1.7 ADMINISTRATIVE, MANAGEMENT, AND CONTROLLING BODIES 

1.7.1 Board of Directors (Article 22, 23, 24 and 25 of the Articles of Association)  

Article 22. – WAYS OF ORGANIZING THE COMPANY 

1.-The Company will be managed by a Board of Directors. 

2.- The Board of Directors shall be governed by the applicable legal regulations and by these 

Bylaws. The Board of Directors may develop and supplement such provisions by means of the 

appropriate Regulations of the Board of Directors, whose approval the General Shareholders' 

Meeting shall be informed. 

Article 23. – TERM OF APPOINTMENT  

The appointed Directors shall hold office for a term of six (6) years, which shall be the same for 

all of them, without prejudice to their re-election, as well as the power of the General Meeting 

to proceed with their removal at any time and at any moment in accordance with what is 

established in the Law. 

If, during the term for which the Directors were appointed, vacancies occur without there being 

any substitutes, the Board may appoint from among the shareholders the persons to fill them 

until the first General Meeting.  

Article 24. – REMUNERATION OF THE BOARD MEMBERS 

The position of Board member in its capacity as such is non-remunerated , without prejudice to 

the payment of fees or wages that could be credited against the Company, due to the provision 

of professional services or employment relationship, as the case may be, originating in a 

contractual relationship different from that derived from the position of Board member. 

Article 25. – REGIME AND NATURE OF THE BOARD OF DIRECTORS  

The Board of Directors shall be composed of a minimum of three (3) members and a maximum 

of five (5). The General Meeting shall determine the specific number of members.  

The Board of Directors shall appoint the Chairman from among its members and may appoint a 

Vice-Chairman to replace the Chairman in case of vacancy, absence or illness. It will also appoint 

the person who holds the office of Secretary and may appoint a Deputy Secretary, who will 

replace the Secretary in case of vacancy, absence or illness. The Secretary may or may not be a 

Director, in which case he / she will have a voice but no vote. The same shall apply, where 

appropriate, to the Deputy Secretary.  
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The Board of Directors shall meet at least quarterly.  

The Board of Directors shall be convened by its Chairman. The Directors constituting at least one-

third of the members of the Board may convene it, indicating the agenda, to be held at the place 

where the Company's registered office is located, if previously request has been sent to the 

Chairman and he has not convened the meeting within one month, without justification caused. 

The convening will be sent by letter, telegram, fax, or any other written or telematic means. The 

call will be addressed personally to each of the members of the Board of Directors at least four 

(4) days in advance. The meeting of the Board shall be valid without prior notice when, when all 

its members attend and unanimously decide to hold the meeting 

Unless other majorities are imperatively established, the Board shall be validly constituted when 

the absolute majority of its members attend the meeting, present or represented. In the case of 

an odd number of Directors, the absolute majority will be determined by default (for example, 2 

Directors must be present on a Board of Directors composed of 3 members and 3 in one of 5). 

The resolutions of the Board of Directors concluded by videoconference or by multiple telephone 

conference shall be valid provided that none of the Directors opposes to this procedure, have the 

means to do so, and recognize each other, which shall be expressed in the minutes of the Board 

and in the certification of the agreements that is issued. In such case, the meeting of the Board 

shall be considered sole and held at the place of registered office. 

The Director may only be represented at meetings of this body through another Director. 

Representation shall be conferred by means of a letter addressed to the Chairman. 

The Chairman will open the session and lead the discussion of the issues, giving the floor, as well 

as facilitating news and reports on the progress of corporate matters to Board members. 

Unless other majorities are imperatively established, resolutions shall be adopted by an absolute 

majority of the members attending the meeting. In the case of an odd number of members, the 

absolute majority will be determined by default (for example, 2 members who vote in favor of 

the agreement if 3 members attend, and 3 if 5 members attend). 

The voting of the agreements in writing and without session will be valid when no Director 

opposes to this procedure. 

The discussions and resolutions of the Board of Directors will be taken to a book of minutes. 

Notwithstanding any powers conferred on any person, the Board of Directors may appoint from 

among its members one or more Executive Directors or Executive Committees, establishing the 

content, limits and modalities of delegation. 

The permanent delegation of any powers of the Board of Directors to the Executive Committee 

or to one or several Executive Officers and the appointment of the Board of Directors or Officers 

to hold such positions shall require, for their validity, a favorable vote of two thirds of the 

members of the Board and will not produce any effect until they are registered with the 
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Commercial Registry; in addition, it will be necessary to conclude the contract (or contracts) 

provided for in art. 249 of the Law. In no case may the delegation of the preparation of the annual 

accounts and their submission to the General Meeting be delegated to the Board, unless it has 

been expressly authorized by it to sub-delegate them and, in general, the other faculties that 

cannot be delegated in accordance with the provisions of art. 249 bis of the Law. 

The Board may establish an Audit and Control Committee and an Appointment and 

Remuneration Committee with the powers of information, supervision, advice and proposal in 

matters within their competence that are specified and developed in the Regulations of the Board 

of Directors. 

Likewise, the Board may set up other committees with advisory functions, without prejudice to 

the fact that they are exceptionally empowered to decide. 

1.7.2 Composition of the Board of Directors 

The Board of Directors of the Company is composed by:  

Member Position 

Mr. José Torres Quesada Secretary 

Mrs. María Antonia Quesada Contreras Director 

Mr. Pablo Torres Quesada President  

 

1.7.3 Directors’ Trajectory   

• Mr. José Torres Quesada: He studied a Bachelor of Science in Business Administration 

at Mount Ida College in Newton, Massachusetts, from 1992 to 1996. Later in 1996 he 

commenced a Master of Science in Administrative Studies at Boston University, where 

he graduated in 1997. He currently holds several management posts, including:  

o Director at Agricola La Matanza since 1998 where he oversees the planning and 

monitoring of agricultural activities. 

o Director and Secretary at Spilbo Inversiones SICAV S.A. since 2009, where he is 

responsible for the company´s strategic planning. 

o Director and Secretary at Bizcochero Inversiones SICAV S.A. since 2013, where 

he is in charge of the company´s strategic planning. 

o Sole Director at Invertoque since 2015, where he oversees the steering of the 

company its strategic planning. 

Furthermore, and other than the post as Secretary he holds at MAQ, he is the director 

of five companies, including: 
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o Ibervoip. 

o Avanzada. 

o Elastix Europe S.L.  

o Sutelinco. 

o Usavoip. 

• Mr. Pablo Torres Quesada: He studied a Business and Management Degree at Mount 

Ida College from 1994 to 1998.  

Other than the two current posts he holds, one in MAQ as President, and the other as 

Director at Agricola la Matanza since 2007, his professional experience is detailed 

below: 

o Sales Representative and Customer Service from 2002 to 2003 at ITS 

Telecomunicaciones Marbella. 

o Sales Representative and Cashier at Banco Sabadell from 2003 to 2006 where 

he worked covering temporary vacancies that would arise at different 

branches. Moreover, he trained bank personnel in the implementation of new 

operative system of Banco Sabadell when branches of Banco Herrero where 

acquired by the former. 

o Sole Director at Invertoque since 2005 to 2015. 

 

• Mrs. María Antonia Quesada Contreras: María Antonia holds a post as Director at MAQ 

and was also a director of MAQ S.L. since 2014.  

Other current positions include being the Director and shareholder of Urbima S.L. since 

1989, and shareholder at Invertoque since 2015, where she is responsible for the 

strategic planning of the company.  

Prior work experience is detailed below: 

o Administrator at Administración Quesada Contreras from 1988 to 1995 

o Sole Director and shareholder at Picasito y Tete S.L. from 1991 to 1998. 

o Business Owner at Administración de Fincas María A. Quesada Contreras from 

1988 to 2014, carrying out management and general administrative tasks. 

o Sole Director at Agrícola la Matanza S.L. from 1998 to 2018.  
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1.7.4 Assessment of the Board of Directors related to Bankruptcy, Liquidation, and/or Fraud 

Related Convictions 

The Board of Directors declares that neither the company nor its directors, nor its executives are 

or have been involved in historical (at least in the previous past five years), or on-going, 

bankruptcy, liquidation or similar procedure and also fraud related convictions or on-going 

procedures in which any person in the management and/on board of the Issuer has been 

involved. 
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2 HISTORY AND KEY FIGURES 

 

2.1 HISTORY OF THE COMPANY 

• March 31st, 2014: The Company was registered under the name MAQ 

ADMINISTRACIÓN URBANAS, S.L. by public deed granted before the Notary of Málaga, 

Spain. The initial number of participations on this date was 2,010,369 with a nominal 

value of €1 each. 

• September 25th, 2018: The Company changed its corporate structure and thus, its 

name from MAQ ADMINISTRACIÓN URBANAS, S.L. to its current one, MAQ 

ADMINISTRACIÓN URBANAS SOCIMI, S.A.   

• September 28th, 2018: Communication to the corresponding Tax Agency of the special 

tax regime of SOCIMI. 

• June 4th, 2019:  

o Donation of 670,118 shares in favor to each of her sons, Mr. José Torres Quesada 

and Mr. Pablo Torres Quesada granted by Mrs. Mª Antonia Quesada  

Capital increase through monetary contribution by €3,800,000.00. The number of new 

shares issued amounted to 3,800,000 with a nominal value of €1 each. The total share 

capital of the Company after the increase stood at €5,810,369.00 with 5,810,369 

shares of €1 each. As a result of the donation and capital increase, the Company´s 

shareholding structure is the following: 

SHAREHOLDER (€) SHARE CAPITAL SHAREHOLDING 

Mrs. María Antonia Quesada Contreras 1,975,525.00  34.00% 

Mr. José Torres Quesada 1,917,422.00  33.00% 

Mr. Pablo Torres Quesada 1,917,422.00  33.00% 

Total 5,810,369.00  100.00% 
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The final Company´s shareholding structure is the following: 

 

 

2.2 SELECTED FINANCIAL DATA 

The Company’s key figures are presented below:  

 

SELECTED DATA 30/06/2019 31/12/2018 31/12/2017 

PROFIT & LOSS (€) 

Revenues 645,724.46 1,168,338.01 961,064.01 

Operating Result 318,211.59 631,134.55 478,473.44 

Financial Result -63,124.18 -3,158.57 5,254.13 

Result before Taxes 255,087.41 627,975,98 473,219.31 

Taxes -12,438.09 -23,679.23 118,304.83 

Net Result 250,420.74 618,642.64 354,914.48 

BALANCE SHEET (€) 

Investment Properties 6,207,771.09 2,418,110.05 2,423,303.49 

Cash and cash equivalents 585,963.24 384,951.29 443,774.09 

Equity 6,255,842.69 3,363,213.97 2,731,336.20 

Liabilities Long-term 629,581.76 601,813.86 648,237.02 

 

 

More detailed financial information of the Company is provided in section 8 of this Information 

Document.  

The Spanish language financial statements have been audited by BDO Auditores S.L.P. 

(hereinafter “BDO”) with registered office at Calle Rafael Calvo 18, 28010, Madrid, Spain. 

The financial statements are available at the Company’s website: www.maqau.es.  
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3 COMPANY ACTIVITY 

 

3.1 SUMMARY OF THE BUSINESS 

MAQ ADMINISTRACIÓN URBANAS SOCIMI, S.A. is a real estate investment company (SOCIMI) 

with its registered office in Málaga (Spain), Calle Marqués de Larios, 5, and with VAT number A-

93322766, with the purpose of investing in real estate intended for lease, mainly in dwellings, 

offices and commercial premises located in Spain. 

 

3.2 COMPANY INVESTMENT DATA 

• On the date of this Document, the Company owns 3 assets in Málaga (Spain) with 

€52,205,000 market value. 

 

• Geographical concentration of product and market: 100% in Málaga (Spain). 

• Occupancy: 

Occupancy on the date of this Information Document is as follows: 

ASSET CITY OCCUPANCY RATE 

Calle Marqués de Larios, 5 Málaga 99% 

Calle Salvago, 2 Málaga 100% 

Calle Alameda Principal, 11 Málaga 98% 

• Debt: The level is 0%. 

• The Company has carried out transactions with related party as detailed in section 3.10 

of this Information Document. 

• Mortgages: There are no mortgages. 

 

3.3 PAST AND FUTURE INVESTMENTS 

On the date of this Information Document, the Company is focused on maintaining optimal 

conditions of the three assets comprised in its real estate portfolio in order to optimize rental 

income. In this sense, the Company is committed to carrying out regular upgrading and 

maintenance works on the premises. 

In the past 3 years the Company has acquired the retail and office units at Calle Alameda 

Principal 11, which were added to its portfolio in June 2019. Further, MAQ finished with the 
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complete remodelling works of the building located in Calle Marqués de Larios, 5, which took 

place in 2018.  

The Company has no future investment commitments although it is open to exploring new 

opportunities if they arise.  

 

3.4 BUSINESS MODEL      

The Company´s business consists in the leasing commercial properties, offices and dwellings in 

Málaga, (Spain). 

On the date of this Information Document, the Company has three buildings for different uses, 

including: commercial, office and residential use. 

The Company works for the satisfaction and maintenance of its tenants, adding value by making 

improvements and refurbishments at the buildings as well as carrying out remodeling works on 

them.  

Currently, the Company has first-rate mass-market retailers as lessees of the commercial space 

of its buildings, including; Calzedonia and Oysho. These firms are committed to being located at 

the Company´s buildings, since these are in well-connected commercial areas of the city and 

with large sidewalks. 

On the date of this Information Document, the Company is open to analyzing possible 

investment opportunities in other property assets in Málaga (Spain).  

Management  

Management of the Company and its properties is done internally through the Board of 

Directors and the administrator of the Company. 

 

3.5 DESCRIPTION OF REAL ESTATE ASSETS 

The Company has acquired property assets directly as mentioned in section 1 of this Information 

Document. 

On the date of this Information Document, the Company’s asset portfolio comprises the 

following property assets in Spain: 

• Building at Calle Marqués de Larios 5, Málaga (Spain)  

• Building at Calle Salvago 2, Málaga (Spain) 

• Part of a building at Calle Alameda Principal 11, Málaga (Spain) 
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Málaga is the second largest city of the Andalusian region after Seville, with at present 567,433 

inhabitants. During the summer, these population figures are boosted by its thriving tourism 

and important second home infrastructure. Málaga is the fourth ranking economic zone of Spain 

after Madrid, Barcelona and Valencia. 

The province of Málaga (La Costa del Sol) has 1,364,837 inhabitants (INE 2018) and attracts over 

19 million visitors each year. 

It is located along the river Guadalmedina and disposes of a historic centre with good walking 

facilities and appealing ambience. It is one of the warmest cities of Spain with an average 

temperature of 18.6oC and 88 days a year above 32 oC on average. 

 

PROPERTY LOCATION FOOTPRINT (sqm) 

Calle Marqués de Larios, 5 Málaga 2,622 

Calle Salvago, 2 Málaga 1,935 

Calle Alameda Principal, 11 Málaga 1,067 

 TOTAL 5,624 
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Geographic location of MAQ´s asset portfolio 

  

3.5.1 Building at Calle Marqués de Larios, 5 Málaga (Spain) 

The building occupies a prime and prominent position on Calle Marqués de Larios, the likeable 

central street that hosts all the major fashion brands and is the most important retail high-street 

of the city. 

This street achieves the highest retail rents in Málaga and is also classed as the city’s central 

business district. Calle Marqués de Larios is home to many international high street retailers, as 

well as several national companies and bank branches. 

The property benefits from a high pedestrian flow, both from tourists as well as from local 

inhabitants. The unit is expected to be attractive for a variety of tenants, particularly fashion 

retailers. 

The building comprises a full semidetached mixed retail and office building spread along ground 

and four upper floors. The property has a large façade onto Marqués de Larios and a smaller one 

onto Strachan Street. 

Due to prime location in corner position, it benefits from an unbeatable footfall and 

representativeness.  
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The asset was built in 1891 in classical style, and regarding to the cadastre information, it was 

refurbished in 1944 and lately (one year ago) there was a large refurbishment of the hall, 

entrance and lifts. The overall state of repair is medium, with old lightning and grade B 

specifications in common corridors, toilets, and doors.  

The ground floor of the building is aimed for retail use, where national, and international brands 

are located. 

The rest of the floors are aimed for office use, except some units at the first floor used as storage 

for the retail units located in ground floor. In addition, residential use is located within the 

building with some units rented. 

The average length of commercial tenancy agreements at this building is fourteen years, 

whereas for offices, it is five years.  

Moreover, the occupancy rate at this building is 99% on the date of this Information Document. 

To sum up, the building has a total of 5 retail units, 24 office spaces, and an apartment, 

representing 14%, 82% and 4% respectively of the total leasable area. 
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3.5.2 Building at Calle Salvago, 2 Málaga (Spain)  

Although the property is not located in a prime location, it is within Málaga´s historic centre. The 

property is very well positioned behind Constitución Square and surrounded by local retail units 

and contemporary small restaurants. Next to Calle Nueva, it is alongCalle Marqués de Larios and 

Granada, the most commercial street of the centre. 

The street where the asset is located is quite dynamic, benefiting from a high footfall due to its 

position, which links the west of the historical city of Málaga (neighbourhood of Trinidad and 

Perchel Norte) with the prime areas of the centre. 

 

The building, built in 1916 and refurbished in 1995, comprises a full semidetached corner 

building mixed retail, office and residential building spread along ground and five upper floors. 

The property has a large façade onto Salvago and a smaller one onto Calle Compañía. 

The property finds itself in a good location, benefiting from high pedestrian flow through 

Compañía Street as well as the due to the presence of Thyssen Museum. 

The building is L shaped north and east oriented. The entrance of light is quite limited due to the 

proximity of the building located in front of the property. However, three patios allow the light 

to introduce into the depth facade spaces. 

The building comprises a total of 6 floors: retail units on the ground floor and residential and 

office units on the rest of the floors. The upper floor comprises a penthouse with open views 

towards Thyssen Museum and Sagrado Corazón Church. At the ground level there are 3 retail 

units, two of which are leased by a furniture shop (La Oca) with façade towards Salvago Street. 

The third unit is a restaurant with mezzanine that benefits from terrace with tables towards 

Compañía Street and high visibility and pedestrian flow. 

The rest of the units have 3 or 4 units of offices or residential rented except the penthouse which 

is own occupation. 

The average length of commercial tenancy agreement at this building is fourteen years, whereas 

for offices, it is five years.  
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Moreover, the occupancy rate at this building is 100% on the date of this Information Document. 

To sum up, the property has a total of 3 retail units, representing 18% of total leasable area, and 

10 office units and 5 dwellings, each of them representing 41% of the total leasable area. 

 

 

3.5.3 Retail and office units at Calle Alameda Principal, 11 Málaga (Spain)  

The property is part of a building located in the city centre of Málaga, in one of the most well-

known areas of the city. The property has a strategic position because it is considered the link 

between the city centre and the eastern part of the city. Further, Calle Marqués de Larios is less 

than 300 metres away from the property. The area is a mix of local brands with some 

international tenants. There is a strong presence of the Food & Beverage sector. 
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The properties are in the basement and first floor of a building with six floors that occupies a 

good location of Alameda Principal, this street is a location that until nowadays has been focused 

on local/national restaurants and many local tenant of many different sectors; The whole 

avenue is large and wide and for commercial purposes can be split in 2 different sub-areas, the 

sidewalk closer to Calle Marqués de Larios is usually more attractive for investors/tenants due 

to the proximity with the most important commercial street of the City. The other one, where 

the property is located, is more focused on local brands/restaurants and traditional shops that 

have granted a good inflow due to the proximity of different bus stops in the area that can be 

considered a sort of public transportation hub that connect the city centre with all the other 

areas of Málaga. 

The building was built in 1875 and the last refurbishment was carried out in 2005. The style is 

classical. The overall state of repair is medium, with old lightning in common corridors. 

The entrance is at Calle Alameda Principal, and the ground floor is exclusively accommodated to 

retail use. Currently there are 4 different tenants. In the first floor there are 2 offices, one of 

them used as storage, and in the second floor another unit which is currently rented. There are 

therefore 5 tenants in the building. 

The total leasable space is distributed as follows: retail space (29%) and office space (71%). 

The average length of commercial tenancy agreement at this building is fourteen years, whereas 

for offices, it is five years.  

Moreover, the occupancy rate at this building is 98% on the date of this Information Document. 
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3.6 THE MARKET 

It is considered relevant for the investor to provide current general information on the market 

in which the Company operates.   

The main variables and factors to be considered are presented to properly understand the 

macro economic environment and the business itself more specifically.  

This section content has been taken from CBRE Asset’s Valuation Report. 

Spanish Economy 

In Q1 2019 the Spanish economy grew by 2.42%. Spanish economic growth is underpinned by 

more balanced foundations than it was prior to the crisis, with internal and external demand 

being the primary drivers. The stability of economic growth in Spain throughout 2018 was in 

marked contrast with the situation in the rest of the Eurozone, where there was distinct a 

slowdown as economic activity dropped sharply in comparison to 2017. 

Looking further ahead, GDP growth is expected to gradually slow over time, as demand policies 

become less expansive and as the decline in overseas exports – which will have an increasingly 

adverse effect on consumer and corporate expenditure – gathers pace. After growing by 2.32% 

in 2018, CBRE forecasts growth dipping to 2% and 1.3% in the next two years respectively. 

However, other research centres such as the Bank of Spain place these figures slightly higher, at 

2.2% and 2% respectively. 

Despite this easing in the rate of growth, which will also slightly put the brakes on growth in 

domestic demand, Spain will continue to be one of the countries to post the highest growth in 

Europe in 2019. 

 
Source: CBRE 

Forecasts for the Spanish economy suggest that the expansion phase of the cycle– which began 

in the final stretch of 2013–will persist for the next few years. More specifically, CBRE estimates 

that Spain’s GDP will grow by around 2.4% in 2019. The factors underpinning this strong 
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performance in the short-term are primarily interest rates which remain at record lows, the 

improved financial position of companies and households and the drop in the price of oil. 

According to CBRE Valuation´s Report consumer prices rose throughout 2018, largely driven by 

the cost of energy. Nevertheless, from Q3 we began to see a marked slowdown, in line with 

recent trends in crude oil prices, which have dropped sharply. In May 2019, the CPI closed at 

0.80%, down from 1.7% in December. The average annual inflation rate came in at 1.14% in until 

Q1 2019. 

In the following table the annual change in CPI during the last 5 years is shown. 

 
Source: CBRE 

Local Economy 

Business activity in Andalusia grew by 2.71% in 2018, which is a slight y-o-y improvement. 

Málaga, which is one of Andalusia's economic drivers. This is clearly good news, considering the 

long period of subdued growth that we have been immersed in since 2008. Moreover, tourism 

has played a key role in Málaga in this regard, which has been breaking records for several 

quarters in terms of number of visitors, overnight stays and spending per tourist. 

In terms of the number of companies operating in Andalusia at the end of 2017 (latest date 

published), Málaga tops the list of provinces with the highest number of companies operating 

from the province (5,113 companies). 
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Source: CBRE 

Tourism represents one of the most important drivers of the region. Given its strong touristic 

activity, the economy of the province of Málaga is dominated by Services. In 2017, 83.7% of the 

total workers were dedicated to this sector which equals to 565,500 persons. Comparing 

2017and 2016, the construction sector showed the biggest new contracts increase at 10.08% 

(72,295 contracts) with the coastal interest in new developments, especially in municipalities 

such as Mijas, Estepona and Benahavis. It is followed by the Service sector at 8.16% (571,785 

contracts). 

Retail Overview 

In 2018, the High Street market in Málaga experienced an upward trend, in line with the previous 

years, with the upturn in purchases and the real estate sector. 

Following the trend of the previous years, the demands of national and international operators 

increased, and it is focused on the prime street of the city. In reaction, the supply of available 

retail units gradually adapts and at a lower rate than the demand, with the consequent increase 

in rents for the most requested types of properties. 
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As a result, the areas comprised by Calle Marqués de Larios, Plaza de la Constitución, Calle Nueva 

and the first stretch of Calle Granada are suffering a high demand pressed by expiry of the old-

rents contracts, the rotation of the tenants and the increase of the rents. Despite this dynamism 

of the commercial interest in the city, there is still a shortage of supply, highly demanded by the 

main firms, which seek to locate in Calle Marqués de Larios its flagship stores. 

Moreover, the city is improving the city centre by increasing the pedestrian areas and its 

communications, with several works which are currently ongoing: the conversion of Alameda 

Principal into a pedestrian avenue, enlarging the length of the sidewalks and reducing the 

presence of traffic cars; the metro works that will connect the east of Málaga with the city 

centre, and the project to convert other secondary streets such as Carretería, Alamos and 

Victoria street into pedestrian avenues. 

Those works will keep improving the existing synergy between tourism and commerce. The port 

attracts more than 250,000 cruise passengers per year who find in Málaga a cultural, commercial 

and leisure offer of first level, and the new configuration of the centre improves the conditions 

for office and retail uses. 

These factors are essential for operators who seek to maximize their visibility and who find in 

Málaga a showcase for a growing public with greater purchasing power. 

Office Overview 

During 2018, the positive trend for the office sector that began in previous years has continued, 

in which companies, both locally and internationally, consider new options for the location of 

their spaces: to grow on the surface, or to find new, more functional spaces that fix better to 

their needs. It should also be noted that demand for buying offices seems to start to appear, 

although in a very moderate way, analysing carefully the price of offices that have a good 

location and do not require a large refurbishment. 

The supply of the Málaga office market is concentrated in four clearly differentiated areas: 

Historic Centre, Business District, Periphery and PTA. 

These areas are shown in the graphic below: 
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The occupancy rate in Málaga is over 90%. The current availability of office spaces totals 35,000 

sqm. The Periphery area and PTA availability is higher than the Historic Centre and BCD. Most 

companies interested in setting up their businesses in Málaga find the same problem. That is, 

that most of the installations are old, obsoletes, and are not adapted to the characteristics 

currently being demanded.  

In general, CBRE can affirm that demand has increased in the four areas of the city, and that 

there is a clear difference in company profiles or independent professionals located in each of 

them, depending on their priorities, representativeness, communications, synergies or costs. 

Undoubtedly, the increasingly economic improvement is contributing to the absorption of the 

available office stock, in terms of product and areas. 

 
Source: CBRE 
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The Historic Center continues to be the area of Málaga city where the highest rents are located, 

specifically in Calle Marqués de Larios and its surroundings, with unitary rents in the average of 

€16 / sqm / month, although there is a certain disparity in rents depending on the building and 

property requirements. An example is the renovated building located in Calle Marqués de Larios 

4, with Breeams certificate, those unitary rent rise until €18/m²/month. 

In terms of the pipeline, there are a few projects in pipeline in Málaga that will provide 

thousands of offices surface in the short-middle term. The extension of PTA Málaga, which will 

add nearly of new 100,000 sqm to the stock in exclusive buildings, is now under design, with the 

imminent construction of the first office building of the extension: Rosalind building will have a 

total of 5,600 sqm and is expected to be finished in 2020. The expected rent achieved in the 

building will be in the range of €11-12€/sqm/month. 

In addition, the townhall has approved the recalcification of some plots of land to be destined 

for office use, due to the increased demand for office spaces. Once developed, these projects 

will increase the stock in more than 80,000 sqm of office spaces located in representative areas 

of Málaga such as the Port, Martiricos and Juan XXIII. The expected competition is estimated to 

be finished in 2023-2025, with a large range of unitary rents that vary from€13.5 to 

€19/sqm/month and will elevate the city of Málaga to better positions in the ranking of business 

cities, in line with Madrid and Barcelona. 

 
Source: CBRE 

 

It should be noted that the future conversion of some buildings into hotels or tourist 

apartments, located in the Historic Centre, together with the transformation that this area is 

experiencing, is affecting the office availability of office space not only to other buildings of the 

Historic Centre but also to other areas of the city. 
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3.7 INVESTMENT STRATEGY AND COMPETITIVE ADVANTAGES 

3.7.1 Investment Strategy 

The Company´s investment strategy is primarily focused on maintaining optimal conditions of 

the real property assets in order to optimize income from rent. 

The most recent refurbishment on the properties includes those carried out in 1995, 2005 and 

2018, at Calle Salvago 2, Calle Alameda Principal 11 and Calle Marqués de Larios 5 respectively. 

The Company has the following investment restrictions: 

Types of assets 

The Company is focused on the lease of ground floor level commercial space at the three 

properties. Further, leased space also includes space for office use and some dwellings on the 

upper floors.  

Investment restrictions 

1. Diversification of tenants: The Company´s policy includes diversification of tenants. 

This would minimise the risks that could arise in case one of its tenants decided to 

change location. 

2. No investments will be made in the form of financial leasing. 

3. The investments will be made in Málaga (Spain). 

4. Considering the geographical scope, all investments will be made in euros.  

5. Restrictions derived from the special tax regime of SOCIMI: Any restriction on 

investments, derived from the application of the SOCIMI regime. 

6. The Company will not make discounted investments in (i) loans in default (distressed 

loans), loans, debt (neither individual nor debt portfolios), with underlying real estate 

assets; nor in (ii) securitized mortgage assets (commercial mortgage-backed securities - 

CMBS), or securities representing real rights, leading to acquire an asset.  

Leverage criteria 

At the date of the Information Document, the Company is not leveraged. In case the Company 

entered a credit contract with a financial entity, it must seek to optimize the leverage structure 

in order to maximize investors´ returns. The level of leverage shall not exceed 25%, calculated 

as the total value of debt divided by the value of the real estate assets. 
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3.7.2 Competitive Advantages 

Among the Company's competitive advantages, the following ones stand out: 

1. Central location with the possibility of walking to the main areas of interest. 

2. First commercial line where the main mass-market fashion brands as well as other firms 

of the hospitality sector, and franchises operate. These are areas with heavy pedestrian 

traffic, which may in turn imply heavy footfall. 

3. Safe and quite location for tenants with good public transport accessibility. 

4. The Company selects solvent tenants with good long-term income prospects.  

5. Tenant diversification. 

6. Willingness of shareholders to invest for the long-term.  

7. Internal management, eliminating the risks arising from outsourcing the management 

of the property portfolio by a non-shareholder third party. 

8. Economies of scale in property management, having all tenants distributed in only three 

buildings.  

9. No leverage, and maximum leverage of 25%, as established in the investment policy.  

10. Proven ability to manage real estate assets with a track record of success, including the 

period comprised between 2008 and 2012, when Spain suffered the effects of the 

financial crisis.  

3.8 DEPENDENCE ON LICENCES AND PATENTS 

The Company is not dependent on any trademark, patent or intellectual property right that 

affects its business. All properties owned have the relevant licences for their activity. 
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3.9 INSURANCE CONTRACTS 

The Company has various insurance policies for its various assets with Ges Seguros y Reaseguros 

S.A. 

Insurer GES SEGUROS Y REASEGUROS, S.A. 

Insured risks Property located at Calle Salvago, nº 2, 29005, Málaga (Spain). 

Maximum 
guaranteed 
amount 

Property owner’s liability: 

     - Basic capital (fire, theft) - €1,688,838.00 

     - Civil liability - €600,000.00 

     - Aesthetic restoration - €3,000.00 

     - Electrical and electronic damage at fire risk - €3,000.00 

     - Extension pipe repair - €1,000 

     - Water damage wastage: included. Guarantee limited to €500 annually 

Validity period From 17/01/2019 to 17/01/2020. Renewable on an annual basis. 

 

Insurer GES SEGUROS Y REASEGUROS, S.A. 

Insured risks Property located at Calle Marqués, nº 5, 29015, Málaga (Spain). 

Maximum 
guaranteed 
amount 

Property owner’s liability: 

     - Basic capital (fire, theft) - €2,184,429.00 

     - Civil liability - €600,000.00 

     - Aesthetic restoration - €3,000.00 

     - Electrical and electronic damage at fire risk - €3,000.00 

     - Extension pipe repair - €1,000 

     - Water damage wastage: included. Guarantee limited to €500 annually 

Validity period From 17/01/2019 to 17/01/2020. Renewable on an annual basis. 

 

Insurer GES SEGUROS Y REASEGUROS, S.A. 

Insured risks Property located at Calle Alameda Principal, nº 11, 29001, Málaga (Spain). 

Maximum 
guaranteed 
amount 

Property owner’s liability: 

     - Basic capital (fire, theft) - €1,136,000.00 

     - Civil liability - €1,000,000.00 

     - Aesthetic restoration - €3,000.00 

     - Electrical and electronic damage at fire risk - €3,000.00 
 

Validity period From 27/09/2019 to 27/09/2020. Renewable on an annual basis. 
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3.10 RELATED-PARTY TRANSACTIONS 

The Company has incurred an expense with "other related parties", indicating that it 

corresponds to salaries (not directors' remuneration) that have been valued under normal 

market conditions. In this respect, the total amount corresponding to salaries during the year 

2019 ended June 30th, 2019, is €53,513.82. 

To the extent that such related operation is valued at market price, there would be no tax 

contingency in this respect. 
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4 ORGANIZATION 

 

4.1 COMPANY’S FUNCTIONAL ORGANISATION CHART 

MAQ is managed internally through the Board of Directors. 

 

The investment and disinvestment decisions of the Company are agreed and approved by its 

three directors; whose responsibilities are: 

• Mr. José Torres Quesada: Strategy Director and Relationship Manager. Duties can 

include investment and disinvestment decisions, property management as well as 

being in charge of the effective communication with advisers, providers, tenants, and 

other institutions. 

• Mrs. María Antonia Quesada: Administrator. Duties can include general 

administration tasks for the smooth daily running of the Company and keeping of 

accounting records. 

• Mr. Pablo Torres Quesada: Managing Director. Duties include leading the Company 

and ensuring that this meets its business goals, and the planning and implementation 

of long-term business plan. 

Moreover, MAQ employs four members of staff, including: an administrator, who carries out 

general admin duties, two concierges and a cleaner. It must be noted that, to this date, the 

Company has not implemented a share-based incentive scheme neither for its employees nor 

its directors. 
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5 RISK FACTORS 

Set forth below are detailed those certain risks, uncertainties and other factors that may affect 

the Company’s future results. 

 

5.1 RISKS ASSOCIATED WITH THE REAL ESTATE BUSINESS 

5.1.1 Cyclical sector 

The current property sector is very sensitive to the existing political and economic-financial 

environment. The revenues derived from the property assets and their valuations depend, in 

large part, on the supply and demand for properties, inflation, interest rates, the economic 

growth rate or legislation.  

If the Company’s asset portfolio were to suffer a decline in value requiring a provision with 

respect to the carrying value, this would have an impact on the profit, the financial situation and 

the valuation of the Company. 

5.1.2 Risks derived from the possible fluctuation in the demand for properties and their 

consequent decrease in rental prices. 

The Company leases its properties to various clients. Said contractual relationships are 

documented and signed by both parties. In the event that said clients decide not to renew their 

contracts or insist on renegotiating rent prices downwards, this would have a negative impact 

on the financial situation, profits or valuation of the Company.  

5.1.3 Degree of liquidity of investments 

Real estate investments are characterised as being more illiquid than investments in movable 

properties. Therefore, in the event that the Company wants to disinvest part of their portfolio 

of real estate assets, its ability to sell may be limited in the short term. 

5.1.4 Risk of lack of occupation or activity licence 

For the operation of real estate assets, the Company must obtain the necessary municipal 

occupation licences. Given that the obtainment of such licences is usually subject to a long 

administrative procedure, the Company may be prevented from using the property within the 

period initially set which could cause a substantial adverse effect on the activities, profits and 

financial situation of the Company.  
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5.2 OPERATING RISKS  

5.2.1 Risks associated with the valuation of assets 

At the time of valuing the real estate assets, CBRE Valuation Advisory Services S.A. (hereinafter, 

the “CBRE”) made certain assumptions, among others, concerning the occupancy rate of the 

assets, the future updating of the rents, the estimated profitability or the discount rate used, 

with which a potential investor many not agree. If said subjective elements were to evolve 

negatively, the valuation of the Company's assets would be lower and could consequently affect 

the Company’s financial situation, profit or valuation. 

5.2.2 Risk of property damage 

The Company’s properties are exposed to damage from possible fires, floods, accidents or other 

natural disasters. If any of this damage is not insured or represents an amount greater than the 

coverage taken out, the Company will have to cover the same as well as the loss related to the 

investment made and the income expected, with the consequent impact on the Company’s 

financial situation, profit and valuation. To mitigate this risk, and as detailed in section 3.9, the 

company has signed insurance contracts on the three property assets it owns.  

5.2.3 Geographical concentration of product and market 

Currently the company has invested exclusively in Málaga (Spain), therefore there is a very large 

exposure to the city. However, as a mitigating factor, we can highlight the fact that Málaga is a 

stable city within the European Union, and the fourth largest economic power of Spain only 

behind Madrid, Barcelona and Valencia. The city is thus not considered to be exposed to great 

risks in general. 

In case of specific modifications to the urban plans in the autonomous community or local 

authorities, or due to changes of the economic conditions in the area, the financial position, 

results or valuation of the Company, this could be negatively affected.  
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5.3 LEGAL AND REGULATORY RISKS 

5.3.1 Risks related to regulatory changes 

The Company’s activities are subject to legal and regulatory provisions of a technical, 

environmental, fiscal and commercial nature, as well as planning, safety, technical and 

consumer protection requirements, among others. The local, autonomic, and national 

administrations may impose sanctions for non-compliance with these standards and 

requirements. The sanctions may include, among other measures, restrictions that may limit the 

performance of certain operations by the Company. In addition, if the non-compliance is 

significant, the fines or sanctions may have a negative impact on the Company’s profits and 

financial situation. 

A significant change to these legal and regulatory provisions or a change affecting the way in 

which these legal and regulatory provisions are applied, interpreted or met, may force the 

Company to change its plans, projections or even properties and, therefore, assume additional 

costs, which could negatively impact the Company’s financial situation, profit or valuation.  

5.3.2 Changes in tax legislation (including changes in the tax regime of SOCIMI) 

The Company opted for the SOCIMI special tax regime on September 25th, 2018 and will 

therefore be taxed under CIT at 0% for any profit arising providing it meets the requisites of such 

regime. Any change (including changes of interpretation) in the Law of SOCIMI or in relation to 

the tax legislation in general, in Spain or in any other country in which the Company may operate 

in the future or in which the shareholders of the Company are residents, including but not 

limited to:  

(i) The creation of new taxes, and,  

(ii) The increase of the tax rates in Spain or in any other country where the Company may 

operate, 

could have an adverse effect on the activities of the Company, its financial conditions, its 

forecasts or results of operations.  

Furthermore, the non-compliance with the requirements established in the Law of SOCIMI 

would determine the loss of the special tax regime applicable to MAQ ADMINISTRACIÓN 

URBANAS SOCIMI, S.A (except in those cases in which the regulations allow its correction within 

the next immediate fiscal year).  

The loss of the SOCIMI regime (i) would have a negative impact for the Company in terms of 

both direct and indirect taxes, (ii) could affect the liquidity and financial position of MAQ 

ADMINISTRACIÓN URBANAS SOCIMI, S.A, as long as it is required to regularize the indirect 

taxation of certain acquisitions of real estate assets, as well as the direct taxation of those 

income obtained in previous tax periods going to tax in accordance with the general regime and 

the general rate of taxation of Corporate Income Tax, and (iii) would determine that MAQ 
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ADMINISTRACIÓN URBANAS SOCIMI, S.A could not opt again for the application of the same 

SOCIMI special tax regime until at least three years from the conclusion of the last tax period in 

which said regime would have been applicable. All this could therefore affect the return that 

investors obtain from their investment in the Company. 

5.3.3 Application of special tax regime  

It should be noted that ADMINISTRACIÓN URBANAS SOCIMI, S.A will be subject to a special tax 

of 19% on the full amount of the dividends or profit sharing distributed to the partners whose 

participation in the share capital of the entity is equal to or greater than 5% when the dividends 

paid out to these shareholders are either tax exempt or taxed at a rate lower than 10%. 

This tax will be considered as a Corporate Income Tax fee.  Shareholders who cause the accrual 

of the special tax of 19% shall indemnify the Company in an amount equivalent to the Corporate 

Income Tax expense that would arise from making the dividend payment that serves as the basis 

for the calculation of the aforementioned special tax. 

5.3.4 Loss of the SOCIMI tax regime 

On September 25th, 2018, the Company´s Board of Directors requested the application of the 

SOCIMI special tax regime. The application of said special tax regime is subject to compliance 

with the requirements set out in Law 11/2009 modified by Law 16/2012. Lack of compliance 

with any of said requirements would mean that the Company would be taxed under the general 

Corporation Income Tax regime for the year in which said non-compliance occurred, with the 

Company being required to enter, where appropriate, the difference between the fee for this 

tax resulting from the application of the general regime and the amount paid that resulted from 

the application of the special tax regime in subsequent tax periods, without prejudice to late 

payment interest, surcharges and penalties that may be appropriate, as the case may be. The 

loss of said SOCIMI special tax regime could negatively affect the Company’s financial situation, 

operating results, cash flows or valuation. 

5.3.5 Litigation risk 

Currently there are not litigation risks that could have an impact on the Company's results. 

5.3.6 Lack of liquidity for the payment of dividends 

All dividends and other distributions paid by the Company will depend on the existence of profits 

available for distribution, and sufficient cash. In addition, there is a risk that the Company 

generates profits but does not have sufficient cash to meet, monetarily, the dividend 

distribution requirements set out in the SOCIMI tax regime. If the Company does not have 

sufficient cash, it may be required to cover dividends in kind or to implement a system of 

reinvesting dividends in new shares.  

As an alternative, the Company may request additional funding, which would increase its 

financial costs, reduce its capacity to ask for funding for making new investments and it may 
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have an adverse material effect on the Company's business, financial conditions, operating 

results and forecasts. 
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6 INFORMATION CONCERNING THE OPERATION 

6.1 REGISTRATION WITH EURONEXT ACCESS 

Registration procedure: Registration of shares for negotiations on Euronext Access Paris through 

technical admission.  

ISIN: ES0105447009 

LEI: 89450027AK4LSOGXGY18 

Euronext Ticker: MLMAQ 

Number of shares to be listed: 5,810,369 shares 

Nominal price per share: €1 

Reference price per share: €8,26 

Market capitalisation: €47,993,647.94 

Initial listing and trading date: November 29th, 2019 

Listing Sponsor: ARMANEXT ASESORES S.L. 

Financial service: SOCIETE GENERALE Securities Services 

Central Securities Depositary: EUROCLEAR FRANCE 

6.2 OBJECTIVES OF THE LISTING PROCESS 

This transaction is carried out within the framework of a procedure for admission to trading on 

the Euronext Access Market operated by Euronext Paris S.A., through technical admission. The 

proposed transaction does not require a visa from the Autorité des Marchés Financiers (AMF).  

The registration in the Euronext Access Market will allow the Company to acquire notoriety and 

to adapt to the operation of financial markets before a possible transfer to a larger market that 

enables to continue its development. 

Additionally, in order to keep the SOCIMI’s special tax regime, the Company must be listed in a 

European Market or in a Market of any other country where there exists an effective 

communication exchange between Tax Agencies.  
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6.3 COMPANY’S SHARE CAPITAL (ARTICLE 5 OF THE ARTICLES OF ASSOCIATION) 

Article 5 of the articles of association sets out the Company’s share capital. 

Article 5. – SHARE CAPITAL 

The share capital is FIVE MILLION EIGHT HUNDRED TEN THOUSAND THREE HUNDRED SIXTY-

NINE EUROS (5.810.369), fully subscribed and paid up and represented by FIVE MILLION EIGHT 

HUNDRED TEN THOUSAND THREE HUNDRED SIXTY-NINE EUROS (5.810.369), ordinary shares of 

ONE (1) EURO par value each one, numbered consecutively from 1 to 5.810.369, both inclusive, 

all of the same class and series. All the shares are fully subscribed and disbursed and grant the 

same rights to their holders. 

 

6.4 EVOLUTION OF THE SHARE CAPITAL, INCREASES AND REDUCTIONS 

The Company´s shareholding structure before the donation of shares in favour of Mr. José and 

Mr. Pablo Torres Quesada took place was the following: 

SHAREHOLDER (€) SHARE CAPITAL SHAREHOLDING 

Mrs. María Antonia Quesada Contreras 2,010,359.00  99.9995% 

Mr. José Torres Quesada 5.00  0.00025% 

Mr. Pablo Torres Quesada 5.00  0.00025% 

Total 2,010,369.00  100.00% 

The Company was incorporated on March 31st, 2014 with share capital of €2,010,369.00. 

Subsequently, it increased the share capital from €2,010,369.00 to €5,810,369.00. 

As show in section 2.1, the current Company´s shareholding structure after the capital increase 

and the donation of shares in favour of Mr. José and Mr. Pablo Torres Quesada is the following: 

 

 

6.5 MAIN CHARACTERISTICS OF THE SHARES (ARTICLE 6 AND 7 OF THE ARTICLES 

OF ASSOCIATION) 

The shares are of a nominative kind and are numbered consecutively from 1 to 5.810.369, 

both inclusive, all of the same class and series. All the shares are fully subscribed and 

disbursed and grant the same rights to their holders. 

SHAREHOLDER (€) SHARE CAPITAL SHAREHOLDING 

Mrs. María Antonia Quesada Contreras 1,975,525.00  34.00% 

Mr. José Torres Quesada 1,917,422.00  33.00% 

Mr. Pablo Torres Quesada 1,917,422.00  33.00% 

Total 5,810,369.00  100.00% 



 

 
 

43 

Article 6.– REPRESENTATION OF THE SHARES  

1.- The shares are represented by book entries form (“anotaciones en cuenta”) and are 

constituted as such by virtue of their inscription in the corresponding accounting record. They 

will be governed by the applicable regulations in the matter of securities markets. 

2.- The legitimation for the exercise of the shareholder's rights is obtained through the 

registration in the accounting register, which presumes legitimate ownership and entitles the 

registered owner to demand that the Company recognizes him as a shareholder. Such legitimacy 

may be accredited by means of the presentation of the appropriate certificates, issued by the 

entity in charge of carrying out the corresponding accounting record. 

3.- If the Company makes any benefit in favour of whoever appears as shareholder in accordance 

with the accounting record, it will be released from the corresponding obligation, even if it is not 

the beneficial holder, provided that it is carried out in good faith and without gross negligence. 

4. In the hypothesis that the person who appears legitimized in the entries in the accounting 

register has such legitimization by virtue of a fiduciary title or in their capacity as financial 

intermediary acting on behalf of their clients or through another title or condition of analogous 

meaning, the Company may require him to disclose the identity of the actual owners of the 

shares, as well as the acts of transfer and encumbrance thereon. 

Article 7. – ANCILLARRY OBLIGATIONS 

The Company's shares entail the realization and fulfillment of the ancillary obligations described 

below. These obligations, which will not imply any compensation by the Company to the 

shareholder in each case affected, are the following: 

1. Shareholders holding significant number of shares: 

a) In general, the shareholder will be obliged to communicate to the Company the acquisition 

or transfer of shares, by any title and directly or indirectly, that determines that his total stake 

in the Company reaches, exceeds or falls from 5% of the share capital and successive 

multiples. If the shareholder is a manager or a director of the Company, this obligation of 

communication will refer to the percentage of 1% of the share capital and successive 

multiples. The communications must be made to the Board of Directors of the Company 

within a maximum period of four (4) calendar days following that on which the determining 

event of the communication had occurred. 

b) Any shareholder who (i) owns shares in the Company in a percentage equal to or greater 

than 5% of the share capital or that percentage of stake provided for in Article 9.2 of the Law 

of SOCIMIs, or the rule that replaces it, for the accrual by the Company of the special tax for 

Corporate Income Tax (the "Significant Stake"), or (ii) acquires shares that imply a significant 

stake in the share capital of the Company, must communicate these circumstances to the 

Board of Directors within four (4) calendar days from becoming the holder of said percentage 

of stake. 
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c) Likewise, any shareholder who has achieved this Significant Stake must notify the Board of 

Directors of any subsequent acquisition, irrespective of the number of shares acquired. 

d) The same declaration to those indicated in the preceding paragraphs must also be 

delivered by any person who holds economic rights over shares of the Company that represent 

a percentage equal to or greater than five percent (5%) of the share capital or that percentage 

of stake that, for the accrual by the Company of the special tax for Corporate Tax, at any time 

is envisaged by the current legislation in substitution or as a modification of article 9.2 of the 

Law of SOCIMIs, including in any case those indirect holders of shares of the Company through 

financial intermediaries that are formally legitimized as shareholders by virtue of the 

accounting record but acting on behalf of the said holders; 

e) Together with the communication provided for in the preceding paragraphs, the 

shareholder, or the owner of the economic rights affected, shall provide the Company's Board 

with: 

(i) A certificate of residence for the purposes of the corresponding personal income tax 

issued by the competent authorities of his country of residence. In those cases where the 

shareholder resides in a country with which Spain has signed a convention to avoid 

double taxation, the certificate of residence must meet the characteristics provided for 

by the corresponding convention for the application of its benefits. 

(ii) A certificate issued by the tax authorities of the country of residence, if this is different 

from Spain, attesting the type of tax to which the dividend distributed by the Company 

is subject, together with a declaration by the shareholder indicating that the shareholder 

is the beneficial owner of such dividend. In the absence of the aforementioned certificate, 

the shareholder must provide a declaration of being subject to a tax return of not less 

than 10% on the dividends received from the Company, indicating the normative rule 

that supports said declaration, specifying an article and a description of the applicable 

standard that allows its identification. 

The shareholder or holder of economic rights obligated shall deliver to the Company the 

documentation referred to in the two preceding paragraphs within ten (10) calendar 

days following the date on which the General Meeting or, if applicable, the Board of 

Directors approves a distribution of any dividend or any similar amount (reserves, etc.) 

and, in any case, before the date foreseen for its effective distribution. 

f) If the obligor to inform fails to comply with the information obligation set forth in the 

preceding paragraphs, the Board of Directors may presume that the dividend is exempt of 

taxation for this obligor or that it is taxed at a rate lower than that provided for in article 9.2 

of the Law of SOCIMIs, or the standard that replaces it. 

In case the payment of the dividend or similar concept is made prior to the deadlines given 

for compliance with the accessory obligation, as well as in case of default, the Company may 

withhold payment of the amounts to be distributed corresponding to the shareholder or 

holder of economic rights affected, in the terms of Article 29 of these By-laws. 
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g) The transfer of the shares of the Company (including, therefore, this accessory obligation) 

by “inter vivos” acts or “mortis causa” is authorized for all purposes. 

h) The percentage of stake equal to or greater than 5% of the share capital referred to in 

paragraph a) above shall be understood to be (i) automatically modified if it varies from that 

provided for in article 9.2 of the Law of SOCIMIs, and, therefore, (ii) replaced by that which is 

included at any time by the mentioned legislation. 

2. - Shareholders subject to special regimes: 

a) Any shareholder who, as an investor, is subject in its jurisdiction of origin to any kind of 

special legal regime in matters of pension funds or benefit plans, must communicate this 

circumstance to the Board of Directors. 

b) Likewise, any shareholder who is in the situation described in paragraph a) above must 

notify the Board of Directors of any subsequent acquisition or transfer, regardless of the 

number of shares acquired or transferred. 

c) The same declaration to those indicated in a) and b) above shall also be provided by any 

person who holds economic rights over shares of the Company, including in any case those 

indirect owners of shares of the Company through financial intermediaries who are formally 

legitimated as shareholders by virtue of the accounting record but acting on behalf of the said 

holders. 

d) The Company may, by means of a written notice (an "Information Request"), require any 

shareholder or any other person with a known or apparent interest in the shares of the 

Company to provide in writing the information that the Company requires and is brought to 

the notice of the shareholder or other person, in relation to the actual ownership of the 

relevant shares or the interest thereon (accompanied, if the Company requires it, by a formal 

or notarial statement and / or by independent evidence), including (without prejudice to the 

generality of the foregoing) any information that the Company deems necessary or 

convenient for the purpose of determining whether such shareholders or persons are likely to 

be in the situation described in paragraph a) above. 

The Company may make an Information Request at any time and may send one or more 

Information Requests to the same shareholder or to another person with respect to the same 

shares or interest on the same shares. 

e) Notwithstanding the obligations set forth in this article, the Company shall supervise the 

acquisitions and transfers of shares made, and shall adopt such measures as may be 

appropriate to avoid any damages that might arise for the Company itself or its shareholders 

from the application of the current regulations regarding pension funds or benefit plans that 

may affect them in their respective jurisdictions. 

f) The transfer of the shares of the Company (including, therefore, this ancillary obligation) by 

inter vivos acts or mortis causa is authorized for all purposes 
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3.-Communication of shareholders agreement:  

The same communication as foreseen in the previous section 1.- a), and within the same period 

of four (4) days from the fact determining such obligation, shall be made by shareholders who 

participate or know of the subscription, modification, extension or termination of any agreement 

that restricts the transfer of the shares owned or affected by the voting rights inherent to such 

shares.  

4.-The Company will publicize such communications in accordance with the rules of the 

Alternative Stock Market (“MAB”), Euronext Access or of the Multilateral Trading Facility which 

it is incorporated in.  

 

6.6 CONDITIONS FOR THE TRANSFER OF SHARES 

6.6.1 Transferability of the shares (ARTICLE 8, 9, 10, 11, 31 OF THE ARTICLES OF 

ASSOCIATION) 

Article 8 of the articles of association covers the transferability of the shares. 

Article 8.– TRANSFER OF SHARES 

1. - The shares and economic rights deriving therefrom, including the pre-emptive subscription 

right, are freely transferable by all means permitted by law. 

2. - Transfer in case of change of control.  

Notwithstanding the foregoing, a shareholder who wishes to acquire a shareholding in excess of 

50% of the share capital must make, at the same time, a purchase offers addressed, under the 

same conditions, to all shareholders.  

A shareholder who receives a shareholder's offer or a third party's offer to purchase its shares, 

on the basis of the terms of the agreement, the characteristics of the acquirer and other 

circumstances, must reasonably be inferred that it is intended to confer on the acquirer a 

shareholding in excess of 50% of the share capital, may only transfer shares that determine that 

the acquirer exceeds the aforementioned percentage if the potential acquirer proves that it has 

offered to the totality of the shareholders the purchase of their shares under the same conditions 

Article 9.– UNSUFRUCT OF SHARES 

In the case of usufruct of shares, the qualification of shareholder resides in the owner, but the 

beneficial owner (usufructuario) will be entitled in any case to the dividends agreed by the 

Company during the usufruct. The beneficial owner is obliged to facilitate the owner the exercise 

of his rights. In the relations between the beneficial owner and the owner, it will govern what is 

determined in the title constituting the usufruct and what is foreseen in the Law and, 

additionally, in the Civil Code (or as the case may be, the applicable civil law). 
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Article 10.– PLEDGE OF SHARES 

In case of pledge of shares, the owner of the shares shall exercise the rights of shareholder. The 

pledgee is obliged to facilitate the exercise of these rights. 

If the owner of the shares fails to comply with a pending disbursement obligation, the pledgee 

may fulfill this obligation or proceed with the realization of the pledge. 

Article 11.– SEIZURE OF SHARES 

In case of seizure of shares the provisions contained in the previous article will be observed, 

as long as they are compatible with the specific regime of the seizure. 

Article 31.– EXCLUSION OF NEGOTIATION 

From the moment the shares of the Company are admitted to trading in the MAB, Euronext 

Access  or in another Multilateral Trading Facility, in the event that the General Meeting adopts 

a bargaining agreement excluding its shares in the aforementioned market that is not supported 

by all the shareholders, the Company will be obliged to offer, to the shareholders who did not 

vote in favor, the acquisition of its shares at the justified price resulting from the regulation of 

public offers for the acquisition of securities for the cases of exclusion from trading in the MAB, 

Euronext Access or in another Multilateral Trading Facility. 

The Company will not be subject to the previous obligation when it agrees to the admission to 

trading of its shares in an official Spanish secondary market simultaneously with its exclusion 

from trading on the Market. 
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7 COMPANY VALUATION  

 

7.1 BUSINESS PLAN 

Below the Profit and Loss forecast for the years 2019, 2020 and 2021 is shown, which has been 

prepared using criteria comparable to those used in the preparation of the Company’s Financial 

Statements and includes three real estate assets located in Málaga City Centre. 

PROFIT AND LOSS ACCOUNT FORECAST 2019 E 2020 E 2021 E 

CONTINUED OPERATIONS       

Net turnover € 1,297,047.72 € 1,678,072.99 € 1,696,648.92 

Staff expenses € 148,611.84 € 80,720.53 € 81,854.94 

Other operating expenses € 516,941.85 € 280,645.29 € 256,666.74 

Amortization of fixed assets € 63,134.80 € 69,988.32 € 69,988.32 

OPERATING EARNINGS € 568,359.23 € 1,246,718.85 € 1,288,138.92 

Financial expense - - - 

Change in fair value of financial instruments - - - 

FINANCIAL EARNINGS - - - 

PRE-TAX EARNINGS € 568,359.23 € 1,246,718.85 € 1,288,138.92 

Profit tax - - - 

FINANCIAL PERIOD´S EARNINGS € 568,359.23 € 1,246,718.85 € 1,288,138.92 

Rent Revenue 

• The income coming from commercial properties contributes the most towards the 

Company´s total revenue due to their excellent location. The occupancy rate will be 

100% or very close to it, as there is a waiting list of tenants who wish to enter into 

tenancy agreements. 

• Properties for office use is the most predominating. These properties are very 

attractive to the real estate market, as the majority are small offices. Due to this fact, 

the Company can engage with a greater number of potential clients. All of this will 

allow the occupancy rate to near 100%. 

• Dwellings rental income represent a minority of the real estate assets portfolio of the 

Company. The occupancy rate will be close to 100%. 

Staff expenses 

• The planned expenditure has considered the salaries and wages of the 4 current 

employees. 
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Maintenance and preservation costs 

• The assets were built in the XVIII y XIX centuries and due to this, they have high 

maintenance costs. Numerous work improvements have nonetheless been carried out in 

the recent past and no further improvement works are expected during the next two years. 

Independent professional services 

• These costs include labour advisers and tax advisers, as well as legal costs incurred by the 

management of the activities carried out by the company. Is also includes costs derived 

from the process of incorporation to listing and trading the SOCIMI on the Market. 

Banking Services 

• Due to the zero-leverage level, banking costs are minimal and financing costs non existing 

Utilities 

• Because the properties are old, they do not have metre readers. Also, and due to the fact, 

that, most of the leased properties are offices, the water expense is paid out by the 

Company. 

Taxes 

• Since joining the SOCIMI special tax regime in 2018, the Company has been subject to a 

0% corporation tax. Thus, and since it is estimated that the Company has complied to this 

date and will continue to comply with all the provisions of the SOCIMI Law, the effective 

rate that the Company is and shall be subject to is 0%. 

The business plan has been prepared using criteria comparable to that used for the historical 

financial information 

The Profit and Loss forecast shown in this section has been prepared by using accounting criteria 

consistent with that used for the preparation of Financial Statements, described in section 8 of 

this Informational Document.  

The Profit and Loss forecast presented above has not been subject to audit review or any type 

of assurance by independent auditors.  
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Main assumptions and factors that could substantially affect compliance with the forecasts or 

estimates 

The main assumptions and factors, which could substantially affect the fulfillment of the 

forecasts or estimates, are detailed in section 5 of this Informational Document. In addition to 

those risks mentioned in the section indicated above, a series of factors are listed below, and 

although they may not be all, the ones that could substantially affect the fulfillment of the 

forecasts have been indeed included. 

• Risk of inaccurate estimation of the market rents 

• Default risk higher than that estimated in the invoiced rents 

• Risk of lack of occupancy in the leased properties 

• Risk of non-occupancy of the new properties acquired 

• Risk of increase in third-party costs (marketing, insurers, utilities and professional 

services suppliers) 

• Risk of increase in the estimated CapEx and OpEx levels 
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7.2 COMPANY’S FINANCIAL RESOURCES FOR AT LEAST TWELVE MONTHS AFTER THE FIRST DAY OF TRADING 

 

 

 

  

Cash Inflow ago-19 sep-19 oct-19 nov-19 dic-19 ene-20 feb-20 mar-20 abr-20 may-20 jun-20 jul-20 ago-20 sep-20 oct-20 nov-20 dic-20

Rental  Income € 111,119.25 € 113,577.55 € 111,173.96 € 114,540.02 € 122,530.42 € 139,689.92 € 138,127.36 € 138,205.82 € 140,821.03 € 139,648.34 € 139,661.54 € 142,643.67 € 138,994.89 € 138,998.99 € 141,502.42 € 139,216.07 € 140,562.96

Total Cash Inflows € 111,119.25 € 113,577.55 € 111,173.96 € 114,540.02 € 122,530.42 € 139,689.92 € 138,127.36 € 138,205.82 € 140,821.03 € 139,648.34 € 139,661.54 € 142,643.67 € 138,994.89 € 138,998.99 € 141,502.42 € 139,216.07 € 140,562.96

Cash Outflows € 43,678.00 € 43,709.00 € 43,739.00 € 43,770.00 € 43,800.00 € 43,831.00 € 43,862.00 € 43,891.00 € 43,922.00 € 43,952.00 € 43,983.00 € 44,013.00 € 44,044.00 € 44,075.00 € 44,105.00 € 44,136.00 € 44,166.00

Wages -€ 11,999.29 -€ 11,999.29 -€ 11,999.29 -€ 11,999.29 -€ 14,257.36 -€ 6,456.50 -€ 6,456.50 -€ 6,456.50 -€ 7,393.98 -€ 6,456.50 -€ 6,456.50 -€ 7,193.42 -€ 6,456.50 -€ 6,456.50 -€ 6,456.50 -€ 6,456.50 -€ 8,024.60

Maintenance costs -€ 5,411.03 -€ 2,608.03 -€ 2,933.50 -€ 2,608.03 -€ 2,609.03 -€ 2,942.17 -€ 2,610.19 -€ 17,942.17 -€ 2,942.17 -€ 2,610.19 -€ 17,610.19 -€ 2,942.17 -€ 2,610.19 -€ 17,610.19 -€ 2,942.17 -€ 2,610.19 -€ 17,611.21

Insurance costs -€ 3,757.93 -€ 3,757.93 -€ 3,757.93 -€ 3,757.93 -€ 3,757.93 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00 -€ 2,000.00

Independent 

profess ionals  
-€ 34,149.89 -€ 3,297.89 -€ 66,204.00 -€ 21,204.00 -€ 29,365.00 -€ 3,779.08 -€ 3,728.08 -€ 4,872.47 -€ 4,762.35 -€ 3,728.08 -€ 4,504.30 -€ 3,728.08 -€ 3,728.08 -€ 4,504.30 -€ 3,728.08 -€ 3,728.08 -€ 33,504.30

Other expenses -€ 3,480.96 -€ 2,385.90 -€ 3,989.90 -€ 7,543.51 -€ 3,139.90 -€ 3,751.00 -€ 3,649.03 -€ 1,782.62 -€ 7,353.22 -€ 7,339.74 -€ 3,236.93 -€ 3,714.79 -€ 4,284.64 -€ 2,425.70 -€ 3,170.70 -€ 7,694.38 -€ 3,170.70

Total Cash Outflows -€ 58,799.10 -€ 24,049.04 -€ 88,884.62 -€ 47,112.76 -€ 53,129.22 -€ 18,928.75 -€ 18,443.80 -€ 33,053.76 -€ 24,451.72 -€ 22,134.51 -€ 33,807.92 -€ 19,578.46 -€ 19,079.41 -€ 32,996.69 -€ 18,297.45 -€ 22,489.15 -€ 64,310.81

Tax expense - - -€ 6,355.29 - - - - - - - -€ 6,482.40 - - -€ 6,482.40 -€ 6,482.40 -€ 8,503.19 -€ 8,843.00

Net Cash Flow € 52,320.15 € 89,528.51 € 15,934.05 € 67,427.26 € 69,401.20 € 120,761.17 € 119,683.56 € 105,152.05 € 116,369.31 € 117,513.83 € 99,371.23 € 123,065.20 € 119,915.47 € 99,519.90 € 116,722.58 € 108,223.72 € 67,409.15
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7.3 COMPANY VALUATION 

The Issuer has entrusted CBRE with an independent valuation of its shares dated of June 30th, 

2019. In accordance with this mandate, CBRE has issued a valuation report on the Company’s 

business with a valuation date of June 30th, 2019. 

The purpose of this company valuation is to provide independent expert opinion as to the fair 

value of the company with regards to its circumstances according to the most recent Company´s 

data available. 

This valuation is understood to have been carried out in accordance with internationally 

recognised criteria, the ultimate purpose of which is to determine the company´s fair value, 

defined as “The price that would be received if all or part of the portfolio was to be marketed 

simultaneously, either in a lot or as a whole taking into account any premium or discount that 

may be negotiated in the market”.  

CBRE has prepared the Valuation Report in accordance with RICS Valuation – Global Standards 

2017 which incorporates the International Valuation Standards (“the Red Book”). 

After considering the type of activity carried out by the Company (real estate activity), CBRE has 

determined that the best methodology for its valuation is the Adjusted Value of Company’s 

Equity. This methodology is based on the hypothesis of a company under operation. 

For the Company´s equity valuation CBRE started off from the financial statements dated as of 

June 30th, 2019 provided by the Company, over which BDO has carried out on June 30th, 2019 its 

limited review. 

The Company’s real estate assets have been valued at market value following the methodology 

of the Royal Institution of Chartered Surveyors (“RICS”) and according to the International 

Valuations Standards (IVS).  

Since the Company records its real estate assets using the method of acquisition price (net of 

allowances and amortizations) accepted by the Spanish GAAP (General Accounting Plan, PGC), 

CBRE adjusts the value of the Company’s equity to the impact of the real estate assets’ market 

value minus net book value of the same before the calculation of the fiscal impact, if applicable, 

according to the following table as at June 30th, 2019. 

Investments 
(€) NBV  

30/06/2019 
(€) Market Value  

30/06/2019 (€) Capital Gain 

Real Estate Investments 6,357,443 52,205,000 45,847,557 
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In order to calculate the value range of the Company's assets, a sensitivity analysis was carried 

out varying the discount rate that has been used in the valuation of each real estate asset in +/- 

0.50%. The result of this sensitivity analysis is as follows: 

Range 
(€) NBV  

30/06/2019 
(€) Market Value  

30/06/2019 
(€) Capital 

Gain 

Lower Range 6,357,443 50,137,852 43,780,409 

Central Range 6,357,443 52,205,000 45,847,557 

Higher Range 6,357,443 54,379,650 48,022,207 

Apart from analysing the market valuation of the real estate assets, the Company’s remaining 

assets and liabilities have also been analysed to register them at market value when not included 

in the balance sheet as at June 30th, 2019. After this analysis, the adjustments to be included in 

the corporate valuation are the following: 

- Adjustment to obtain the fair value of the Key Money: 

The Key Money bonded by the tenants of the retail assets has been adjusted as income 

(€446,667): 

Euro Lower Range Central Range Higher Range 

Key Money Adjustment + 446,667 + 446,667 + 446,667 

The adjustments corresponding to the projection of the structure costs: 

Costs of the Company not considered in the valuation of real estate assets must be made in the 

corporate valuation. Normalized structural costs of €370,000 per year have been considered, 

and their present value has been calculated by discounting the cash flows of these projected 10-

year costs based on the standardized structure costs. In addition, a sensitivity analysis was 

carried out varying the discount rate by +/- 50 basis points, with the following result: 

Euro Lower Range Central Range Higher Range 

Structured Costs Adjustment - 4,878,000 - 4,598,000 - 4,348,000 

Given the non-selling purpose of the Company, and not having the market value of the assets at 

the moment of taking advantages of the SOCIMI regime, the potential impact (calculation of 

deferred taxes) that the application of article 12.1.c of the Law 11/2009, of October 26th could 

have, were not estimated. This article regulates the SOCIMI and states that the income derived 

from the transfer of real estate owned prior to the application of the regime of SOCIMI, carried 

out in periods in which said regime is applicable, shall be understood as generated linearly, 

unless proven otherwise, during the entire tenure of the property transmitted. 

The part of the rent attributable to the previous tax periods will be taxed by applying the 

corresponding tax rate (25%) and the tax regime prior to the application of the special tax regime 
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of the SOCIMI (if the Company has sold any asset, the previous tax rate would be applied for the 

proportional part of the capital gains assigned to the years elapsed between the acquisition of 

the asset and the entry of the company in the SOCIMI regime. The negative impact of this 

adjustment about the corporate valuation would be around €10.9 million). CBRE has not 

considered this adjustment for the present valuation. 

CBRE´s work concludes with the following range on the fair value of the Company shareholder’s 

equity as of June 30th, 2019, and its central point is a value of €47,952,000: 

(€) EQUITY VALUATION 
(€) LOWER 

RANGE 
(€) CENTRAL 

RANGE 
(€) HIGHER 

RANGE 

Shareholder´s Equity 6,255,843 6,255,843 6,255,843 

+Market Value Real Estate Investments 50,137,852 52,205,000 54,379,650 

+Net Book Value Real Estate Investments -6,357,443 -6,357,443 -6,357,443 

+ Real Estate Inv. Capital Gains 43,780,409 45,847,557 48,022,207 

Adjusted Net Worth 50,036,252 52,103,400 54,278,050 

+Adjustment for payment in advance 446,667 446,667 446,667 

-Structure Costs Adjustment -4,878,000 -4,598,000 -4,348,000 

TOTAL 45,605,000 47,952,000 50,377,000 

 

Taking into consideration the valuation report of the Company issued by CBRE dated of June 

30th, 2019 the Board of Directors of the Company on September 10th, 2019 established a 

reference price of €8.26 per share, which It implies a total value for the Company of 

€47,993,647.94. This valuation of the Company is included in the valuation range established by 

CBRE. 
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7.4 REAL ESTATE ASSETS VALUATION 

The Issuer has entrusted CBRE with an independent valuation of its assets. Complying with said 

mandate, CBRE issues a valuation report for the Company’s business with the valuation date 

being June 17th, 2019. 

Valuation Methodology  

CBRE has valued the three properties adopting the discounted cash flow (DCF) approach of 

valuation to determine the Market Value of each Property, having performed a cross-check with 

the traditional income/investment method of valuation. 

The Discounted Cash Flow approach is a financial modelling technique whereby explicit 

assumption regarding the future cash flow from an asset is modelled. Such assumptions include 

about future market conditions affecting supply, demand, income, expenses and the potential 

for risk. These assumptions determine the earning capacity of a property upon which the pattern 

of its income and expenditure is projected. 

To this projected cash flow series, an appropriate, market-derived discount rate is applied to 

establish an indication of the present value of the income stream associated with the property. 

In the case of operating property, periodic cash flow is typically estimated as gross income less 

vacancy (and related void costs) and less operating expenses. 

The series of periodic net operating incomes, along with an estimate of the reversion/terminal 

value, anticipated at the end of the projection period, is then discounted at an appropriate rate 

of interest to determine its present value. The valuation therefore represents the discounted 

future cash flow. 

Net Present Value (NPV) 

The Net Present Value is the measure of the difference between the discounted revenues, or 

inflows, and the costs, or outflows, in a DCF analysis. In a valuation that is done to arrive at 

Market Value, where discounted inflows and outflows and the discount rate are market derived, 

the resulting NPV is the Market Value by the income approach. 

Income Summary and Analysis of Passing Rent 

CBRE has analysed the sustainability of the current rent and the risks of adjustments that could 

occur once the obligatory lease term is completed for each occupying tenant. For this, we have 

compared the unitary monthly rent paid by each tenant against our opinion of market rent 

derived from the market analysis of comparable occupational transactions, in order to establish 

any risk of potential loss of income, or any potential upside in rents going into the future. The 

rent paid by occupying tenants is relatively market facing and provides a good degree of 

sustainability of the rental income. 
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7.4.1 Building at Calle Marqués de Larios, 5 Málaga (Spain) 

KEY VALUATION FACTORS 

Positive 

• Prime location in one of the most important commercial streets of Málaga 

• High visibility and pedestrian flow through the street. Calle Marqués de Larios is one of 

the most visited in the ranking of prime streets of Spain. Its footfalls increase almost 

double when cruises arrive to the city 

• Great level of accessibility to properties, with good transport connections via public 

transport 

• The property is well maintained and provides representative office space due to its 

prime location 

Negative 

• Lack of underground parking 

• City centre could not be of interest of certain occupiers due to tourist congestion of the 

area and the noise in special events 

• Pipeline in the next 3-5 years that will introduce more than 80,000 sqm in the market 

with the best quality materials and modern installations 

• Pipeline in the next 3-5 years that will introduce more than 80,000 sqm in the market 

with the best quality materials and modern installations 

Main DCF Parameters 

In preparing our Discounted Cash Flow CBRE has made the following assumptions: 

• DCF Period: 10 years starting 01 June 2019 and finishing 30 May 2029. 

• Estimated rental value per sqm: 

o Retail: €250 

o Offices: €12 

o Residential refurbished: €18 

o Residential non refurbished: €15 

o Storage: €10 
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• Growth assumptions: 

o Indexation: 1.32% for 12 months from 01/01/2019, 1.66% for 12 months +1.80% 

for 12 months + 1.81% for 12 months + 1.84% for 12 months + 2.00% into 

perpetuity. PCI forecast by Oxford Economics. 

o Rental Growth: 3.50% into perpetuity. 

• Exit Yield: 3.50% 

• Acquisition Costs: 3.57% consisting of agent fees 1%, legal fees 0.57% and Stamp Duty 

2%. 

• Discount Rate/Unleveraged IRR: 5.50% 

• Contingencies: 5.50% of the total tenant revenue 

Summary Valuation Parameters  

CBRE details below the main valuation parameters: 

MARQUÉS DE LARIOS 5 

Total Gross Area  3,081 sqm  

Gross Leasable Area  2,621.69 sqm  

Gross Passing Rent €993,504 per year 

Current Charges Invoiced €7,046 per year 

Net Operating Income €932,705 per year 

Market Rent €2,085,024 per year 

Gross Initial Yield (Gross passing rent/ net market value) 2.80% 

Net Initial Yield (Net passing rent/ net market value) 2.63% 

Running yield Year 2 (over net market value) 3.28% 

Running yield Year 3 (over net market value) 3.37% 

Reversionary Yield (over net market value) 4.66% 

Equivalent Yield (over gross market value) 3.80% 

IRR 5.50% 

Exit Yield 3.50% 

Gross Value €42,329,059 

% Acquisition costs 3.57% 

Net Market Value €40,870,000 

Vale (€/ gross sqm) €13,265 / per sqm 
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7.4.2 Building at Calle Salvago, 2 Málaga (Spain)  

KEY VALUATION FACTORS 

Positive 

• Good location of the property although slight secondary within the city centre. Thyssen 

Museum areas has a good footfall and high local retail occupiers. 

• Corner building with good visibility faced to pedestrian streets. 

• The property is in good repair conditions with some refurbishment Works carried out 

some years ago. 

• The high demand of retail space in Calle Marqués de Larios with the following shortage 

of vacant units and the increase in rent force operators to choose secondary areas such 

as Nueva, Especería and Compamia Street. Therefore, the commercial interest is still 

high. 

Negative 

• Lack of parking space in the street. The public transportation and the nearest bus stop 

is 10 min walking distance. 

• Lack of underground parking within the building, which may difficult the marketability 

of the spaces. The nearest public parking is located in Camas Square, 5 min walking. 

• Larger surface of facade towards Salvago Street (which is more secondary than 

Compañía), that may difficult the unitary rents increase. 

• City centre could not be of interest of certain occupiers due to tourist congestion of the 

area. 

Main DCF Parameters 

In preparing our Discounted Cash Flow CBRE has made the following assumptions: 

• DCF Period: 10 years starting 01 June 2019 and finishing 30 May 2029. 

• Estimated rental value per sqm:  

o Retail: €45 

o Offices: €10 

o Residential: €12 

o Storage: €8 
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• Growth assumptions: 

o Indexation: 1.32% for 12 months from 01/01/2019, 1.66% for 12 months + 

1.80% for 12 months + 1.81% for 12 months + 1.84% for 12 months + 2.00% into 

perpetuity. PCI forecast by Oxford Economics. 

o Rental Growth: 2% into perpetuity. 

• Exit Yield: 5% 

• Acquisition Costs: 4.07% consisting of agent fees 1.50%, legal fees 0.57% and Stamp 

Duty 2%. 

• Discount Rate/Unleveraged IRR: 7% 

• Contingencies: 2% of the total tenant revenue 

Summary Valuation Parameters  

CBRE details below the main valuation parameters: 

SALVAGO 2 

Total Built Area  3,081 sqm  

Gross Leasable Area  1,935 sqm  

Gross Passing Rent €272,589 per year 

Current Charges Invoiced €1,505 per year 

Net Passing Rent €266,456 per year 

Market Rent €355,560 per year 

Gross Initial Yield (Gross passing rent/ net market value) 3.91% 

Net Initial Yield (Net passing rent/ net market value) 3.81% 

Running yield Year 2 (over net market value) 4% 

Running yield Year 3 (over net market value) 4.39% 

Reversionary Yield (over net market value) 5.27% 

Equivalent Yield (over gross market value) 4.98% 

IRR 7% 

Exit Yield 5% 

Gross Value €7,513,854 

% Acquisition costs 4,07% 

Net Market Value €7,220,000 

Vale (€/ gross sqm) €3,031 / per sqm 
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7.4.3 Retail and office units at Calle Alameda Principal, 11 Málaga (Spain)  

KEY VALUATION FACTORS 

Positive 

• New pedestrian area in the Avenue that will improve footfall 

• The area of Soho has been rehabilitated and it had a good effect on this area 

• New projects as La Equitativa will improve the general perception of this area and will 

create a stronger international inflow in the area 

• Great level of accessibility to properties, with good transport connections via public 

transport by bus and soon by Metro. 

Negative 

• Lack of free parking space in the surroundings 

• The façade needs refurbishment 

• Commercial mix focused on local and traditional shops 

• Location in the less attractive part of the Avenue 

Main DCF Parameters 

In preparing our Discounted Cash Flow CBRE has made the following assumptions: 

• DCF Period: 10 years starting 01 June 2019 and finishing 31 May 2029. 

• Estimated rental value per sqm:  

o Retail: €30 

o Offices: €13 

• Growth assumptions: 

o Indexation: 1.32% for 12 months from 01/01/2019, 1.66% for 12 months + 

1.80% for 12 months + 1.81% for 12 months + 1.84% for 12 months + 2.00% into 

perpetuity. PCI forecast by Oxford Economics. 

o Rental Growth: 2% into perpetuity 

• Exit Yield: 4.75% 

• Vendor´s Fees: 2.00% 
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• Discount Rate/Unleveraged IRR: 6.75% 

Summary Valuation Parameters  

CBRE details below the main valuation parameters: 

ALAMEDA PRINCIPAL 11 

Total Gross Area  1,067 sqm  

Gross Leasable Area  1,067 sqm  

Gross Passing Rent €144,998 per year 

Current Charges Invoiced €16,752 per year 

Net Passing Rent €122,829 per year 

Market Rent €238,800 per year 

Gross Initial Yield (Gross passing rent/ net market value) 4.13% 

Net Initial Yield (Net passing rent/ net market value) 3.64% 

Running yield Year 2 (over net market value) 4.34% 

Running yield Year 3 (over net market value) 4.43% 

Reversionary Yield (over net market value) 5.11% 

Equivalent Yield (over gross market value) 4.32% 

IRR 6.75% 

Exit Yield 4.75% 

Gross Value €4,303,055 

% Acquisition costs 4.57% 

Net Market Value €4,115,000 

Vale (€/ gross sqm) €3,856 / per sqm 

 

7.4.4 Real Estate Assets Valuation Summary  

Below, there will be shown a table containing a summary of the information already detailed on 

sections 7.4.1, 7.4.2 and 7.4.3, that is, there will be displayed the total gross lettable area of the 

three properties, and the total Net Market Value. 

PROPERTY LOCATION FOOTPRINT (sqm) NET MARKET VALUE 

Calle Marqués de Larios, 5 Málaga 2,622 €40,870,000 

Calle Salvago, 2 Málaga 1,935 €7,220,000 

Calle Alameda Principal, 11 Málaga 1,067 €4,115,000 

  TOTAL 5,624 €52,205,000 
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8 FINANCIAL INFORMATION FOR THE 2019 INTERIM FISCAL YEAR AS AT 

30TH OF JUNE 2019, AND THE ANNUAL FISCAL YEAR OF 2018 AS AT 

31ST DECEMBER 

The financial statements set out in this Information Document have been prepared in 

accordance with accounting principles referred to in section 8.3, and the selected financial data 

included has been derived from the Report on audited Review of Interim Financial Information 

for the 2019 fiscal year as at 30th of June 2019, and from the Financial Information contained in 

the audited Annual Report for the year 2018 as at December 31st.  

The financial statements in Spanish have been audited by BDO and can be found in Annex I of 

this Information Document. 

Additionally, the financial statements are available at the Company’s website: www.maqau.es.  

The selected financial data of the financial statements included in this Information Document 

have been translated into English from Spanish version, and their content appears for 

information purposes. In case of any discrepancies, the Spanish version shall prevail. 

8.1 BALANCE SHEET AS AT 30TH JUNE 2019 AND 31ST DECEMBER 2018 

ASSETS (€) 30/06/2019 (€) 31/12/2018 

NON-CURRENT ASSETS 6,572,005.14 2,786,631.52 

Intangible assets - 891.65 

Other intangible assets - 891.65 

Property, plant and equipment  176,385.82 192,878.52 

Technical installation and other tangible fixed assets 176,385.82 192,878.52 

Investment property 6,207,771.09 2,418,110.05 

Land 4,640,435.02 1,692,208.49 

Buildings 1,567,336.07 725,901.56 

Long-term financial investments 187,848,.26 174,751.30 

Other financial assets 187,848,.26 174,751.30 

CURRENT ASSETS 681,131.53 1,277,222.58 

Trade and other receivables 95,168.29 53,960.50 

Clients receivables for sales and services 8,335.54 9,397.53 

Current tax assets 16,021.10 44,562.97 

Other receivables from Public Authorities 70,811.65 - 

Short-term investments - 838,310.79 

Equity instruments - 197,923.08 

Other financial assets - 640,387.71 

Cash and cash equivalents 585,963.24 384,951.29 

Cash and banks 585,963.24 384,951.29 

TOTAL ASSETS 7,253,136.67 4,063,854.10 
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EQUITY AND LIABILITIES (€) 30/06/2019 (€) 31/12/2018 

EQUITY 6,255,842.69 3,363,213.97 

Equity 6,255,842.69 3,363,213.97 

Capital 5,810,369.00 2,010,369.00 

Share Capital 5,810,369.00 2,010,369.00 

Reserves 195,052.95 734,202.33 

Legal and statutory 132,080.46 70,216.20 

Other reserves 62,972.49 663,986.13 

Financial period´s earnings 250,420.74 618,642.64 

NON-CURRENT LIABILITIES 629,581.76 601,813.86 

Long-term debt 220,248.26 173,813.86 

Creditors for financial leases - -937.44 

Other financial liabilities 220,248.26 174,751.30 

Long-term accruals 409,333.50 428,000.00 

Long-term accruals 409,333.50 428,000.00 

CURRENT LIABILITIES 367,712.25 98,826.27 

Current liabilities 8,806.61 13,152.48 

Creditors for financial leases 8,806.61 13,152.48 

Other financial liabilities -0.01 -0.01 

Trade and other payables 321,572.31 48,340.46 

Sundry accounts payable 19,945.36 -276.06 

Other accounts payable to Public Administration 301,626.95 48,614.52 

Short-term accruals 37,333.33 37,333.33 

TOTAL EQUITY AND LIABILITIES 7,253,136.70 4,063,854.10 
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8.2 INCOME STATEMENT AS AT 30TH JUNE 2019 AND 31ST DECEMBER 2018 

Below there is the income statement for the Company corresponding to the 2018 fiscal year and 

the interim income statement as at 30th of June 2019.   

PROFIT AND LOSS ACCOUNT (€) 30/06/2019 (€) 31/12/2018 

CONTINUED OPERATIONS     

Net turnover 645,724.46 1,168,338.01 

Net sales 645,724.46 1,168,338.01 

Staff expenses -90,225.90 -190,689.47 

Wages, salaries and similar -73,343.30 -151,132.49 

Social charges -16,882.60 -39,556.98 

Other operating expenses -201,118.79 -291,113.10 

Outsources services -188,680.70 -267,433.87 

Taxes -12,438.09 -23,679.23 

Amortization of fixed assets -33,131.68 -55,411.34 

Other earnings -3,036.50 10.45 

OPERATING EARNINGS 318,211.59 631,134.55 

Financial expenses -80.98 -2,841.24 

For debts with group and associated companies -80.98 -139.72 

For debts with third parties - -2,701.52 

Change in fair value of financial instruments -63,043.20 -317.33 

Trading portfolio and others -63,043.20 -317.33 

FINANCIAL EARNINGS -63,124.18 -3,158.57 

PRE-TAX EARNINGS 255,087.41 627,975.98 

Profit tax -4,666.67 -9,333.34 

FINANCIAL PERIOD´S EARNINGS FROM CONTINUED 
OPERATIONS 

250,420.74 618,642.64 

FINANCIAL PERIOD´S EARNINGS 250,420.74 618,642.64 
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8.3 PRINCIPLES, RULES AND ACCOUNTING METHODS 

The annual accounts are prepared using the accounting records of MAQ. 

The Directors of the Company are responsible for the preparation of the accompanying financial 

statements so that they give a true and fair view of the equity, financial position and results, in 

accordance with Spanish GAAP, and in according with Law 16/2007 of 4 July, 2007 concerning 

the reform and adaptation of the commercial legislation in terms of accounting for its 

international harmonisation based on European Union legislation, Royal Decree 1514/2007 of 

November 16, 2007 approving the General Accounting Plan, and Royal Decree 1159/2010 of 

September 17, 2010 approving the standards for the preparation of annual accounts, in all that 

does not expressly oppose that set out in the commercial reform mentioned with the aim of 

presenting a true image of the equity, financial situation and results of the group as well as the 

accuracy of the cash flows included in the cash flow statement. 

 

8.4 SCHEDULED DATE FOR FIRST PUBLICATION OF EARNINGS FIGURES 

The Shareholder’s General Meeting will be held in May 2020, and publication of the Company’s 

earnings figures following the listing admission shall be in or before June 30th, 2020.   
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6 LISTING SPONSOR 

ARMANEXT ASESORES, S.L. 

Paseo de la Castellana 56, Bajo Derecha, 28046 Madrid (Spain) 

Phone number: +34 910 563 580 

www.armanext.com 
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APPENDIX I FINANCIAL INFORMATION FOR THE 2019 INTERIM FISCAL 

YEAR AS AT 30TH OF JUNE 2019 

 
































































































