
 

RED CHURCH VINEYARD COLLATERAL CALCULATION REPORT 

 

RED CHURCH VINEYARD, 1 RODOPSKA YAKA STREET, 4225 PERUSHITSA, BULGARIA  

CALCULATION ON BEHALF OF EN EooD in cooperation with RED CHURCH FINANCE B.V.  

 

     KEY POINTS 

Value of collateral year 1 by full placement of the Bond  

1st mortgage right      €   952.419,- 

Stock value through pledge on shares   € 3.210.987,-  

Liquidity value through pledge on shares   € 1.242.849,- 

Total      € 5.406.255 

 

Valuation of the Red Church Group based on the EBIT calculation 

Company value      € 10.706.432,-  

singledrink.com perspective    €   2.186.123,-  

Total      € 12.892.555,-  

 

Reference: 

 Investment Memorandum Red Church Vineyard Bond  

 Forecast model - valuation - Red Church Group 

 Bank statements “Bank Certificate_удостоверение-банка”+ Overview valuation of plots of land  

 singledrinks.com perspective  
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Disclaimer 

 
This report contains forward-looking statements that are subject to risks and uncertainties, including those pertaining to the anticipated 

benefits to be realized from the assumptions described herein. Forward-looking statements may include, in particular, statements about 

future events, future financial performance, plans, strategies, expectations, prospects, competitive environment, regulation and supply and 

demand. Black-Box has checked these forward-looking statements of the Red Church Group on its current views and expectations and on 

certain assumptions of which many are beyond her control. Actual financial performance could differ materially from that projected in the 

forward-looking statements due to the inherent uncertainty of estimates, forecasts and projections, and financial performance may be 

better or worse than anticipated. Given these uncertainties, readers should not put undue reliance on any forward-looking statements. The 

information contained in this presentation is subject to change without notice and Black-Box does not undertake any duty to update the 

forward-looking statements, and the estimates and assumptions associated with them, except to the extent required by applicable laws and 

regulations. 

This report exclusively serves as information exchange between EN EooD and Red Church Finance B.V. This report does not constitute 

an offer to sell or the solicitation of any offer to buy any securities and or derivatives. The information and opinions contained in this 

document do not purport to be full or complete. No representation, warranty, or undertaking, express or limited, is given as to the 

accuracy or completeness of the information, opinions and assumptions contained in this document and no liability is accepted for the 

accuracy or completeness of any such information, opinions and assumptions nor for any deviations between the figures displayed and the 

reality realized in the future. As such, no reliance may be placed for any purpose on the information, opinions and assumptions contained 

in this document. 

This report has been prepared to serve its purpose, in order to display the calculation of the to be provided collateral by the Red Church 

Group to Red Church Finance B.V. and the coverage ratio of this collateral based on the information that is provided to Black-Box by the 

Red Church Group. This report does however not provide consulting or other forms of advisory services, and this report must not be 

construed as financial, investment, legal or any other form of advice. This report should be read as a display of the calculation for the 

valuation of the collateral and her coverage ratio to be provided for by the Red Church Group to Red Church Finance B.V., whereby this 

report is drawn up on the basis of variable and adjustable assumptions provided to Black-Box by the Red Church Group, where it is not 

pretended that the content of this report will actually reflect the reality in any form whatsoever. Black-Box is and will not be responsible 

for any deviations between the content of this report and a possible revaluation or second opinion regarding the valuation of the to be 

provided collateral and her coverage ratio.  

The reader of this report should not act or rely on this report solely without appropriate professional advice considering the different 

steps, points and processes and should not act or rely on this report without the testing of the information, opinions, variable and 

adjustable assumptions, market conditions and the structures as being in compliance with existing law-, legislations and regulations all in 

the context to which the described content of this report relates. 

Due to rounding, numbers presented throughout this, and other documents, may not add up precisely to the totals provided and 

percentages may not precisely reflect the absolute figures. 

Past performances are not necessarily a guide nor guarantee to future performances. 

Introduction 

In this report a calculation is made of the to be provided collateral by the Red Church Group to Red Church Finance B.V., a private 
company with limited liability established under the law of the Netherlands and registered with the Dutch Chamber of Commerce under 
number 87234831, in line with the content and structure as described for in the Information Memorandum “Red Church Vineyard 
Bond”, Annex A.   

The Red Church Group will receive in the near future a Loan from Red Church Finance B.V., under the conditions a described for in the 
Information Memorandum “Red Church Vineyard Bond”, Annex A.  The head of the Red Church Group is EN EooD, a private 
company with limited liability established under the law of the Republic of Bulgaria and registered with the Bulgarian Chamber of 
Commerce under number 206598282. The company has its office at Emil Bersinski Street 12 in (1408) Sofia, Bulgaria. 
 
Red Church Finance B.V. will issue 196 (one-hundred ninety-six) Red Church Vineyard Bonds, each with a nominal value of € 25.000,- 
(twenty-five thousand euro) and a joint nominal value of maximum € 4.900.000,- (four million nine-hundred thousand euro). The 
minimum Bond amount that needs to be placed in order to finalize the bond issuance is  € 3.300.000,- (three million three-hundred 
thousand euro), equal to 132 (one-hundred thirty-two) Red Church Vineyard Bonds. 

Red Church Finance B.V. has the right to issue additional Bonds, after the partial closing date under the same conditions as stated in the 
Information Memorandum until the total nominal issuance amount of € 4.900.000,- (four million nine-hundred thousand euro) has been 
issued. If the Issuer issues additional Bonds after the partial closing of the Bond, these amounts will be added to / included into the 
original Trust Deed and the securities/collateral deeds provided by the Issuer to the Trustee, respectively the Bondholders regarding the 
already issued Bonds will be increased by adding this/these additional amount(s) to the securities/collateral deeds in line with provisions 
as stated in this Information Memorandum and her attachments.  



Red Church Finance B.V. will lend the received funds to EN EooD by means of a Loan., under the conditions as described in the 
Information Memorandum and her attachments.  EN EooD will close, co-signed by its subsidiaries, a Loan agreement with Red Church 
Finance B.V., in line with the provisions as stated in Chapter 6 of the Information Memorandum, Annex A. The Loan is obtained by EN 
EooD regarding: 

 the purchase of the shares of Red Church Estate EooD, in which the real estate assets, machinery, grapes and wine stock are 
hold; 

 the purchase of the shares of Red Church Vineyard EooD, in which the plots and vines are hold; 

 to finance the upgrading of the wine estate Red Church Winery and to finance the operating business of the Red Church 
Group. 

 To receive 49% of the share of singledrinks.com OOD, housing the singledrinks.com project.  
 
Red Church Finance B.V. obtains as security for the Loan from EN EooD and her subsidiaries multiple collateral, with a minimum 
coverage of 100% (one-hundred percent) of the outstanding principal of the Loan, consisting of:  

 an irrevocable right, on first call, to establish a first mortgage registration on the real estate and plots of land that are hold by 
Red Church Estate EooD (UIC 130993943)  and Red Church Vineyard EooD (UIC 130493952), Annex C and D; 

 a first right of pledge on the shares that are hold by Stichting Red Church Custodian regarding the conversion right as 
described for in section 6.4 of the Information Memorandum, Annex A; 

Based on the by the Red Church Group provided information, documentation and statements, the value of the collateral as specified above 
is determined by the methods, assumptions, opinions and calculation as described for in this report and her attachments. Whereby the 
calculation is mainly carried out on the basis of the forecast model of the Red Church Group, regarding her production processes and 
business plans for the period form acquisition in 2023 till 2029. This forecast model is drafted on the basis of the performed due 
diligence on and received information and documentation from the Red Church Group.  

Regarding the calculation the assumption is made that no conversion will take place during the term of the loan, in accordance with 
Section 6.3 of the Information Memorandum, and therefore a minimum coverage that is required over the entire term of the Loan is € 
4.900.000,- (four million nine-hundred thousand euro).  

In addition a valuation calculation is made of the Red Church Group based on a EBIT valuation + a the valuation of the perspective value 
of the singledrinks.com project, Annex B.2 and E.  

1. Collateral value calculation  
 

a. First mortgage right on the plots of land and real estate 

The Red Church Group will provide Red Church Finance B.V. with a first mortgage right on the real estate assets and plots of land that 
are currently part of and will be purchased / realized in the (near) future by the Red Church Group, which acquisition price will be paid 
from the obtained Funds from the Bond. These assets will be hold by Red Church Estate EooD (UIC 130993943) and Red Church 
Vineyard EooD (UIC 130493952), Annex C and D.  

 
The current plots of land of the Red Church Group are valued at an amount of € 318.170,- (three-hundred eighteen thousand one-
hundred seventy euro). This valuation is based on the valuation made by the Procredit Bank Bulgaria EAD on the 26 th of April 2023, 
Annex C and D.  

In order to optimize the Red Church Vineyard production without losing the high Red Church wine quality, the management of EN 
EooD is assigned to enlarge and develop according to strict Red Church Vineyard standards her current surroundings through purchase of 
extra plot opportunities. She has, in accordance with its capex investment overview as part of the forecast model of the Red Church 
Group, Annex B1, earmarked an investment of € 95.000,- (ninety-five thousand euro) for this expansion. When the plots are purchased 
the value of these plots will be added to the first mortgage right on the current real estate assets and plots of land of the Red Church 
Group.  

The total plots of land after the investment project is finalized will have a value of € 413.170,- (four-hundred thirteen thousand one-
hundred seventy euro).  

 
The current real estate of the Red Church Group is valued at an amount of € 634.249,- (six-hundred thirty-four thousand two-hundred 
forty-nine euro). This valuation is based on the valuation made by the Procredit Bank Bulgaria EAD on the 26th of April 2023, Annex C.  

The first mortgage right regarding the currently owned plots of land and the real estate objects of the Red Church Group have a combined 
value of € 952.419,- (nine-hundred fifty-two thousand four-hundred nineteen euro). 



In 2024 the projects as described for in the Information Memorandum, Annex A, under sections 7.2.4 and 7.2.5 regarding the 
development of a replica of the Monumental Red Church including wine cellar and the improvement of the current wine cellar will be 
implemented. When these are finalized the value of these project will increase the value of the current real estate objects of the Red 
Church Group and will be added in value to the to the first mortgage right. This will result in a total value of the real estate objects that 
are hold in the Red Church Group with a value of € 2.329.249 (two-million three-hundred twenty-nine thousand two-hundred forty-nine 
euro). 

The first mortgage right regarding the plots of land and the real estate objects of the Red Church Group will have a combined value in 
2023 of € 952.419,- (nine-hundred fifty-two thousand four-hundred nineteen euro) and after the two real estate projects in 2024 are 
finalized the value will rise to an amount of € 2.742.419,- (two-million seven-hundred forty-two thousand four-hundred nineteen euro). 
This valuation will be revalued annually during the term of the Loan, however for the purpose of this valuation regarding the coverage of 
the Loan, a constant value is assumed without considering any increase or decrease in value.

 

b. Indirect pledge on Stock 

Red Church Finance B.V. will receive as a collateral for the provided Loan a pledge on the issued shares of EN EooD that are hold by 
Stichting Red Church Custodian regarding the conversion right as described for in section 6.3 of the Information Memorandum, Annex 
A. Whereby per provided amount of € 25.000,- (twenty-five thousand euro) to the Red Church Group a pledge will be provided with a 
total of 25 (twenty-five) shares of the issued share capital of EN EooD.  

By the total issuing of the Red Church Vineyard Bond with an amount of € 4.900.000,- a pledge on the issued shares of EN EooD will 
be provided to Red Church Finance B.V. of 49% (forty-nine percent).  
As a result of this pledge Red Church Finance B.V. will indirectly have a pledge through the shares on 49% on the value of the stock of 
finished and semi-finished wine that the Red Church Group is currently holding, which is divided into bottled bottles, wine in barrels and 
wine stored in fermenters and tanks.  
In addition, to the current stock of semi-finished and finished products, the annual harvest must be added to determine the overall stock 
of the Red Church Group. This stock represents a value that can be calculated through a calculation based on the production process, 
costs prices per wine type, the current market price of each wine type and the prognoses of the sales.  
 
With the current wine in stock, semi-finished and finished products, the Red Church Group can produce 210.280 bottles of wine. This 
stock of bottles represents a market value of € 7.200.174,-.  When the cost price is taken into account that needs to be made for the 
finalization of the production process to produce these bottles an amount of € 589.701 needs to be deducted from the market value to 
calculate the net value of the wine in stock, as specified in the forecast model of the Red Church Group, as attached to the Collateral 
Calculation Report as attachment B. Resulting in a valuation of the wine in stock with an amount of € 6.610.473,-  (six-million six-
hundred ten thousand four-hundred seventy-three euro).   

 



The valuation of the harvest for the future years can be calculated through the prognosis of the harvest for the years 2024 till 2027 as 
specified in the forecast model of the Red Church Group, Annex B1.  Based on the production calculation in sheet “Prod info” the total 
bottles of wine can be calculated that the Red Church Group can produce from each harvest. Based on the production calculation the Red 
Church Group would be able to produce in the term of the Loan for each year the following amount of bottles:  
 

 
 
The market price of these bottles is calculated on the basis of the market price in the year that the bottles are ready to be sold. These 
prices are provided form by EN EooD in her forecast model in sheet “Price” and are determined on the basis of the current market price 
and for each following year and for each new harvest an increase in value, existing out of an inflation correction and price increase as a 
result of higher quality of the product combined with a higher demand in the market.  
 

 
 
Based on the to be produced bottles of wine, the moment that they are ready for sale and the price prognosis the stock of wine will have 
the following market value.  
 

 
 
To calculate the net market value of the wine stock, produced from the harvest in the coming years, the market value need to be deducted 
with the to be made costs price to produce these bottles of wine. Based on the cost price calculation in sheet “Cost price” and the 
inventory overview of the wine stock in sheet “Inv wine” of the forecast model of the Red Church Group, the costs price for the 
production of these bottles will have the following amounts:  
 

 
 
The above calculation result in the net market value of the stock that can be produced from the harvest in the coming years.  
 

 
 
To calculate the total value of the stock a last correction needs to be made regarding the sold bottles, because a sold bottle will deduct the 
stock and there with the net value of the stock. Regarding the value of a sold bottle there are two things to be taken into account:  

I. A sold bottle represent the gross market value, an therefor for each sold bottle the cost price need to be taken into account to 
calculate its effect on the net market value of the stock  

II. In the red church forecast model the Red Classic bottles that are linked to the purchase right of Red Church finance B.V., as 
described for in Section 6.2 of the Information Memorandum, have a selling value that is not in line with the market value. 
Because Red Church Finance B.V. will have the right to purchase these bottles at a price equal to 25% of the cost price. The 
net market value of the Stock from the harvest is however based on the real market value and not on the discounted price for 
Red Church Finance B.V., because otherwise the valuation of the stock would not represent the correct value. To remove this 
calculation difference from the calculation of sales, the purchase price of the bottles was deducted by Red Church Finance B.V. 
from the annual projected sales and then the number of bottles sold to Red Church Finance B.V. were valued according to the 
actual market value. 

 
Based on the sale prognosis of the Red Church Group as specified in sheet “sale” of the forecast model of the Red Church Group the 
following overview can be drafted:  



 
 

c. Pledge on free liquidity  

Red Church Finance B.V. will receive as a collateral for the provided Loan a pledge on the issued shares of EN EooD that are hold by 
Stichting Red Church Custodian regarding the conversion right as described for in section 6.3 of the Information Memorandum, Annex 
A. Whereby per provided amount of € 25.000,- (twenty-five thousand euro) to the Red Church Group a pledge will be provided with a 
total of 25 (twenty-five) shares of the issued share capital of EN EooD.  

By the total issuing of the Red Church Vineyard Bond with an amount of € 4.900.000,- a pledge on the issued shares of EN EooD will 
be provided to Red Church Finance B.V. of 49% (forty-nine percent).  
 
As a result of this pledge Red Church Finance B.V. will indirectly have a pledge through the shares on 49% on the value of the free 
liquidity that is available in the Red Church Group.  
 
The free liquidity is based on the free cash flow + the trade receivables -/- the current liabilities in the total Red Church Group at year 
end. This will provide the following overview, based on the forecast model of the Red Church Group, Annex B1. 

 
 

d. Total provided collateral  

Based on the above calculation regarding the different types of provided collateral, the total collateral for each year during the duration of 
the Bond can be calculated. Whereby, in line with section 6.4 of the Information Memorandum a minimum coverage needs to be provided 
for by the Red church Group to Red Church Finance B.V. of 100% of the outstanding principal of the Bond.  In this report the 
assumption has been adopted that Red Church Finance B.V. will not use her conversion right, as described for in section 6.3 of the 
Information Memorandum, during the term of the Loan. Resulting in a to be provided collateral with a minimum of € 4.900.000,- (four-
million nine-hundred thousand euro).  

 
 
Each year after the effectuating date of the conversion right a new calculation will be made regarding the collateral as specified above under 
points a till c In the case that this new calculation does not provide a coverage with a minimum of 100% of the outstanding principal of 
the Loan the Red Church Group will provide additional collateral as described for under section 6.4.6 in the Information Memorandum.  
 
2. EBIT calculation valuation  

 
a. Company valuation  

The valuation of the company value of the Red Church Group is based on the forecast model of the Red Church Group, Annex B, valued 
on an average EBIT factor for the coming years (end of 2027), equal to the term of the Bond. Whereby the EBIT is based on the sales and 
production costs in relation to the prognosis of the harvest for the coming years. The EBIT for the winery shall increase in the coming 
years, as a result of professional management of the winery that will result in a sustainable high quality of the wine and on the other hand 
taking into account that from 2025 the winery will be able to have the production back at a normal level. Caused by the sale of (a part of) 
the harvest in the period 2020 till 2022 the production and therewith the sale will be lower till the year 2025 than in the normal situation 
whereby harvest is hold for own production. In 2025 the Red Church Group will be able to bottle new wines from the harvest of 2023 
and will be back at a normal level regarding the production. Therefor the EBIT factor will rise from 2025 on. Because of the steadiness of 
the production, fast growth in sales, high profitability and a high scalable that is projected for the coming years the EBIT will also rise. 
The average EBIT factor that is used to calculate the average company value over the term of the Bond is factor 11 (eleven). For similar 
wineries the EBIT sale factor is in the range of factor 11 up to 20.  
 



In the Red Church forecast model the Red Classic bottles that are linked to the purchase right of Red Church Finance B.V., as described 
for in Section 6.2 of the Information Memorandum, have a selling value that is not in line with the market value. Because Red Church 
Finance B.V. will have the right to purchase these bottles at a price equal to 25% of the cost price. To show the real value of the earning 
in the Red Church Group the effect of this purchase right needs to be removed from the calculation of the sales. This is realized by 
deducting the purchase price of the bottles sold under the conditions of the purchase right from the annual projected sales and corrected 
them with the market value of these sold bottles.   
 
The company valuation of the Red Church Group, based on the forecast model of the Red Church Group, is valued € 21.849.862 
(twenty-one million eight-hundred forty-nine thousand eight-hundred sixty-two euro), whereby the valuation represent the average 
company value based on the term of the Loan, valued on an average EBIT factor of 11.  

 
 
Red Church Finance B.V. will receive as a collateral for the provided Loan of pledge on the shares that are hold by Stichting Red Church 
Custodian regarding the conversion right as described for in section 6.4 of the Information Memorandum, Annex A. Whereby per 
provided amount of € 25.000,- (twenty-five thousand euro) to the Red Church Group a pledge will be provided with a total of 25 
(twenty-five) shares of the issued share capital of EN EooD.  

By the total issuing of the Red Church Vineyard Bond with an amount of € 4.900.000,- a pledge on the issued shares of EN EooD will 
be provided to Red Church Finance B.V. of 49% (forty-nine percent). This pledge represents on the basis of the EBIT valuation a 
collateral of This pledge represents on the basis of the EBIT calculation a value of € 10.706.432,- (ten million seven-hundred six 
thousand four-hundred thirty-two euro),, whereby the valuation represents the average value calculated over the term of the Loan till the 
end of 2027. Taken into account that Red Church Finance B.V. will not use her conversion right during the term of the Loan.   

 
 

b. Valuation singledrinks.com  

The value of the singledrinks.com project is not taken into account regarding the valuation of the company value of the Red Church 
Group and the value of the collateral for Red church Finance B.V. regarding the minimum coverage ration. The reason for this is that 
because of the novelty of the singledrinks.com project it is hard to predict its future success.  The valuation of this project is there for not 
taken into account in the valuation of the collateral for the minimum coverage of the provided and outstanding principal of the Loan, as 
described for in the Information Memorandum.  However this project does add value to the Red Church Group as a whole, and there for 
the Client requested the Assessor to make a mention here of the possible added value to be realised by this project and the associated 
collateral that this project will provide to Red Church Finance B.V. 
 
Based on the perspectives, Annex E, of the Red Church Group regarding the singledrink.com project and valued against the same EBIT 
factors as the company valuation, the singledrinks.com project will provide Red Church Finance B.V. with an additional collateral of 
€2.186.123,- (two-million one-hundred eighty-six thousand one-hundred twenty-three euro), whereby the valuation represents the average 
value calculated over the term of the Loan till the end of 2027. Taken into account that Red Church Finance B.V. will not use her 
conversion right during the term of the Loan.  
 

 



This valuation is based on an indirect interest in Singledrinks.com OOD by Red Church Finance B.V. of 24,01% (twenty-four point one 
percent). This indirect interest is calculated as follows, EN EooD will hold 49% (forty-nine percent) of the issued shares of 
singledrinks.com OOD and Red Church Finance B.V. on her turn will have a pledge right on 49% (forty-nine percent) of the issued share 
capital of EN EooD, she will there for have an indirect interest of 24,01% (twenty-four point one percent) (49% of 49%) in 
Singledrinks.com OOD.  

c. EBIT calculation value  

When the EBIT valuation of the company is added to the value of the singledrinks.com project, the total value of the collateral for Red 
Church Finance B.V. will have an amount of €12.892.555 (twelve-million eight-hundred ninety-two thousand five-hundred fifty-five 
euro) equal to a loan to value of 38,01% and a coverage of 263,11%, whereby the valuation represents the average value calculated over 
the term of the Loan till the end of 2027, based on the average EBIT factor over this term. Taken into account that Red Church Finance 
B.V. will not use her conversion right during the term of the Loan. 
 

 
 
Annexes:  
Annex A  Information Memorandum  
Annex B.1  Forecast model – Red Church Group   
Annex B.2  Valuation calculations 
Annex C  Bank Certificate - Valuation of plots of land and buildings - 2023-04-26 
Annex D  Overview - valuation plots of land - 2023-05-29 
Annex E  singledrinks.com perspective 
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