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CPI Property Group S.A. (CPIPGR)

Part 1: Brazen Looting of CPI PG

November 21, 2023 Radovan Vitek’s Ship Has (Literally) Come In

Pictured: Radovan Vitek’s new  superyacht
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You should assume that, as of the publication date of a Muddy Waters report, Muddy Waters Related Persons have a position directionally consistent with the views expressed herein (i.e., long or short) in one 
or more of the securities of a Covered Issuer or a derivative thereto, and therefore will likely realize significant gains in the event that the prices of either equity or debt securities of a Covered Issuer decline or 
appreciate. Muddy Waters Research, Muddy Waters Capital and/or the Muddy Waters Related Persons intend to continue transacting in the s ecurities of Covered Issuers for an indefinite period after an initial report on a 

Covered Person, and such person may be long, short, or neutral at any time hereafter regardless of their initial position and views as stated as of the date of this presentation. No Muddy Waters Related Person has any duty to 
update this presentation and/or update you on any position, if any, we may have in the Covered Issuer ’s securities. 

Muddy Waters Capital does not render investment advice to anyone unless it has an investment adviser-client relationship with that person evidenced in writing. You understand and agree that Muddy Waters Capital does not 
have any investment advisory relationship with you or does not owe fiduciary duties to you. Giving investment advice requires knowledge of your financial situation, investment objectives, and risk tolerance, and Muddy Waters 
Capital has no such knowledge about you.

This presentation has been published by Muddy Waters, LLC (“Muddy Waters Research” or ”we” or “us”).  We are under common control and affiliated with Muddy Waters Capital LLC (“Muddy Waters Capital”). We refer to 
Muddy Waters Research and Muddy Waters Capital collectively as “Muddy Waters”. All information and opinions set forth herein are for informational purposes only. Under no circumstances should any inform ation or opinions 
herein be construed as investment advice, as an offer to sell, or the solicitation of an offer to buy any securities or other financial instruments.

Muddy Waters Research is an online research publication that produces due diligence-based reports on publicly traded securities, and Muddy Waters Capital LLC is an investment adviser registered with the U.S. Securities 
and Exchange Commission. This presentation is the property of Muddy Waters Research. The opinions, information, and reports s et forth herein are solely attributable to Muddy Waters Research.

By viewing and accessing this presentation, you have entered into a contract for good and valid consideration with Muddy Waters Research to view this presentation.  In exchange, you agree to the terms set forth in this 

disclaimer. You further agree that Muddy Waters Research may assign its rights derived under this contract to Muddy Waters Capital, and its affiliates and related parties, including, but not limited to any principals, officers, 
directors, employees, members, clients, investors, consultants and agents (collectively, with Muddy Waters Research, the “Muddy Waters Related Persons”).

You agree that both Muddy Waters Research and Muddy Waters Capital are financial journalists, who are afforded the protections under the applicable anti-SLAPP law, the applicable reporters’ privilege law, and general 

protections and laws afforded to journalists by the First Amendment of the Constitution of the United States.  If you are eve r in litigation with a Muddy Waters Related Person, you agree not to challenge our assertions related to 
any of these laws, and if you do challenge such assertions, you agree that you will provide a non -refundable bond to cover our legal expenses and indemnify us for all expenses and costs (including losses) as well as 

compensate us for our lost opportunity cost.  If you challenge this provision or the formation of a contract, such challenge must be resolved prior to you proceeding with any other claim against any Muddy Waters Related 
Person. 

You (or any person acting as your agent) agree to hold harmless each Muddy Waters Related Person for any direct or indirect l osses (including trading losses) attributable to any information or opinion in this presentation. You 

further agree to do your own research and due diligence before making any investment decision with respect to securities of the issuers covered herein (each, a “Covered Issuer”) or any other financial instruments that 
reference the Covered Issuer. You represent that you have sufficient investment sophistication to critically assess the information, analysis, and opinions in this presentation. You further agree that you will not communicate the 

contents of this presentation to any other person unless that person has agreed to be bound by these terms.

This presentation represents the views of Muddy Waters Research only and is based on generally publicly available information . To the best of our knowledge, all information contained herein is accurate and reliable and has 
been obtained from publicly available sources that we believe to be accurate and reliable. The information presented herein i s “as is,” without warranty of any kind, whether express or implied. This presentation contains a very 

large measure of analysis and opinion. All expressions of opinion are subject to change without notice, and Muddy Waters Rese arch is not under any duty to update or supplement this presentation or any information or opinion 
herein.

By viewing this presentation, you agree that no Muddy Waters Related Person shall be liable for any claims, losses, costs, or damages of any kind, including direct, indirect, punitive, exemplary, incidental, special or 

consequential damages, arising out of or in any way connected with this presentation. This limitation of liability applies re gardless of any negligence or gross negligence of any Muddy Waters Related Persons. You accept all 
risks in relying on the information and opinions in this presentation.

You agree that any dispute between you and Muddy Waters Research and its affiliates arising from or related to this presentation shall be governed by the laws of the State of Texas, without regard to any conflict of law 

provisions. You knowingly and independently agree to submit to the personal and exclusive jurisdiction of the state and federal courts located in Austin, Texas and waive your right to any other jurisdiction or applicable law, 
given that Muddy Waters Research and its affiliates are based in Austin, Texas. The failure of Muddy Waters Research to exerc ise or enforce any right or provision herein shall not constitute a waiver of such right or provision. 

If any provision of these Terms of Use is found by a court of competent jurisdiction to be invalid, the parties nevertheless agree that the court should endeavor to give effect to the parties ’ intentions as reflected in the other 
provisions set forth herein, in particular as to this governing law and jurisdiction provision. You agree that regardless of any statute or law to the contrary, any claim or cause of action arising out of or related to this presentation 
must be filed within one (1) year after the occurrence of the alleged harm that gave rise to such claim or cause of action, or such claim or cause of action be forever barred.

Disclaimer
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CPI Property Group S.A.

Muddy Waters is short the credit of CPI Property Group ("CPI PG"). We conclude that CPI PG's 
controlling shareholder Radovan Vitek ("Vitek") has been brazenly looting the company while 
significantly overstating the value of its assets. CPI PG's corporate governance is farcical. We are also 
concerned about the integrity of CPI PG's accounts, as accounting throughout the group appears 
haphazard at best, and indicates that the Group's cash and real estate accounts could be misstated.

In the course of our review, we examined ~€1.2 billion of CPI PG transactions. We find that ~50% the 
value in the transactions we examined is suspect—whether apparently siphoned money or assets; 
dealings with undisclosed related parties; three-card-monte style movements of assets, liabilities, and 
entities; or inconsistent financial reporting. Furthermore, we believe our investigation isn't even close 
to comprehensive—our findings likely indicate pervasive overstatements and issues that go beyond 
those we have explicitly identified.

This is Part 1 of our initial reporting on CPI PG, which covers four transactions totaling ~€441 million 
with problems we conservatively calculate as ~€151.6 million. In Part 2, we'll cover five transactions 
totaling over €700 million with problems we estimate exceed 50% of the value. These are not 
comprehensive lists of problematic transactions – rather, we suspect these are the proverbial visible 
"cockroaches".
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• Who is Radovan Vitek?

• Polygon BC and MQM Czech (Part 1) Vitek Seemingly Creamed ~€30.9 

Million in Cash Gains by Round-Tripping Two Empty Plots in the Prague Area

• CPI Hotels An Undisclosed Related Party Transaction From Which Vitek 

Seems to Have Squeezed at Least €59.8 Million – and likely more

• WXZ1 The Filial Flip That Seemingly Allowed the Viteks to Skim €52.1 million

• BT2 Vessel Ltd. Vitek Seems to Have Used CPI PG to Finance a New 

Superyacht for his Personal Use Calling into Question Whether There Was Any 
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Who is Radovan 

Vitek?

Radovan Vitek—majority shareholder and 

founder of CPI PG—is a Czech billionaire who 

made his first fortune in voucher privatizations 

following the Velvet Revolution.

Recent legal claims against Vitek support or 

complement our own findings, including 

allegations of hidden related parties and the 

use of close relatives as confederates.1,2

1 “Paths to Billions” (https://is.muni.cz/th/g4d6i/Paths_to_Billions.pdf), Pg. 58.
2 Kingstown Capital Management v. Vitek.
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Polygon BC and MQM Czech 

(Part 1)

Vitek Seemingly Creamed ~€30.9 Million in Cash Gains by Round-

Tripping Two Empty Plots in the Prague Area
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Polygon BC and MQM Czech Roundtrip Overview

In 2014, in an undisclosed related party transaction, a proxy entity for Vitek 
acquired two holdcos from CPI PG. Each of the two holdcos—Polygon BC and 
MQM Czech—held undeveloped landbanks in the Prague area.1 The 
consideration was €14.2 million.

The proxy was established and directed by Martin Nemecek, then the CEO of CPI 
PG. (Mr. Nemecek's resignation from this position was just announced 
on November 20, 2023.)

In 2017, Vitek completed the return leg of the roundtrip, selling the holdcos back 
to CPI PG for €50.9 million. Vitek's profit on the roundtrip was €30.9 million, 
even though neither parcel of land had undergone any development.

1 Polygon BC's landbank is located in Prague 9. MQM Czech's is located in Ritka, a small town about 16km southeast of Prague.
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Polygon BC and MQM Czech Roundtrip — Leg 1

CPI PG disposed of Polygon BC and MQM 

Czech in 2014.1  CPI PG’s subsidiary Volanti 

Ltd. (Cyprus) was the seller.2

The holdcos were bought by Nas Prvy 

Realitny a.s. 

CPI PG reports that Nas Prvy bought 

Polygon BC for €16.7 million and MQM 

Czech for €3.3 million.3

1 CPI PG Consolidated Financials 2014, Pg. 56.
2 Volanti Ltd. Financial Statements 2013, Pg. 28, Events after the Reporting Period: On Dec 1, 2014, the Company signed share purchase 
agreements for disposal of both MQM Czech s.r.o. and Polygon BC a.s. to Náš Prvý Realitný o.p.f. - Prvá Penzijná Správcovská Spoločnosť 

Poštovej Banky, správ. spol., a.s. for the total amount of €20.000.000.00.
3 CPI PG Consolidated Financials 2014, Pg. 56.

Radovan Vitek

Náš Prvý Realitný

Radovan Vitek

CPI PG

Volanti Limited

Polygon BC MQM Czech

MQM
Czech 

Landbank

Polygon BC

Landbank

Per common 
control disclosure
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When CPI PG repurchased the 

holdcos three years later, it disclosed 

the transaction as a "common control 

transaction", obviously because 

Nemecek, now the seller, had been 

acting as a proxy for Vitek.1,2

But that important fact of common 

control wasn't disclosed at the time 

of the sale in 2014. We doubt this was 

an oversight.

CPI PG Obscured the Related-Party Nature of the Sale

1 CPI PG Consolidated Financials 2017, Pg. 48.
2 See right, from CPI PG Consolidated Financials 2017, Pg. 48.
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Polygon BC and MQM Czech Roundtrip — Leg 2

In 2017, CPI PG bought back the two landbank assets for €50.9 million, a profit to Vitek of €30.9 million.1 No construction 

had begun, and no significant improvements had been made to either site.

1 CPI PG Management Report 2017, Pg. 48.

Units: '000

Transaction date Transaction price Transaction price Transaction price

Nov 2014 € 3,334 € 16,667 € 20,001

Nov 2017 € 13,700 € 37,200 € 50,900

Gain / Profit € 10,366 € 20,533 € 30,899

Gain / Profit (%) 310.9% 123.2% 154.5%

IRR 60.2% 30.7% 36.5%

MQM & Polygon Transaction - Vitek's Profits and the Properties' Valuation Gains

MQM Czech (Ritka) Polygon BC (Prague)
MQM & Polygon 

Combined
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MQM Czech – Vitek Did No Development

Below: List of MQM Czech's plots in Ritka Below: In purple, MQM Czech’s lots in Ritka

Source: Plots Identified by Independent, On-the-Ground Investigators.

Below are the parcel numbers and a map showing MQM's landholdings in Ritka (in purple). Our 

investigators obtained this data by visiting Ritka. As shown infra, they also visited the site and confirmed 

there had been no development.
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MQM Czech Landholdings in Ritka – Vitek Did No Development

2013 2018

Satellite images show zero development between the sale and re-purchase.
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Polygon BC Landholdings in Prague – Vitek Did No Development

2013 2018

Satellite images show zero development between the sale and re-purchase.
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CPI Hotels
An Undisclosed Related Party Transaction From Which Vitek Seems to 

Have Squeezed at Least €59.8 Million – and likely more
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CPI Hotels Overview

CPI Hotels, a.s. managed the hotels owned by CPI PG. Officially, it was an arms-length company until CPI PG 
acquired it in 2016. However, it appears to have secretly been owned by Vitek through a proxy prior to the sale –
i.e., it was an undisclosed related party.

At the time CPI PG took ownership of CPI Hotels, CPI Hotels and its parent owed CPI PG €61.2 million. These 
debts were either forgiven or the receivables were assigned to Vitek.

CPI PG "purchased" CPI Hotels by forgiving €44.9 million of receivables due, presumably, from CPI Hotels' 
parent, Marc Gilbert International ("MGI") or CPI Hotels itself. 

In 2015, prior to CPI taking ownership of CPI Hotels, CPI PG loaned CPI Hotels €14.9 million, from which CPI 
Hotels made a 2016 loan to its parent, MGI, of €18.5 million. In 2017, after CPI PG took ownership of CPI 
Hotels, CPI PG assigned a €16.3 million loan receivable on CPI Hotels' books to Vitek. This assignment 
seemingly extinguished any money MGI (Vitek) owed to CPI PG. This brought the total liabilities to CPI PG 
connected to MGI / CPI Hotels to €61.2 million.

However, Vitek seems to have then sold for remuneration the same receivable (€14.9 million plus interest) back 
to CPI Group!

Vitek extinguished debts in the tens of millions of euro his proxy-owed entity owed to CPI PG. He then 
possibly extracted even more cash by selling a receivable back to CPI!
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Marc Gilbert International: A Controlled Entity

Marc Gilbert International (MGI), a UK entity, held CPI Hotels. At 

the time of the acquisition, the UK Companies House identified 
MGI's sole shareholder as Stephanus Janke.Janke had been 
appointed Director in October 2015.1

Janke was a nominee director / shareholder and apparently a 
Vitek proxy. An examination of Janke's history in the UK 

Companies House suggests that he plays the role of a 
professional nominee director, with dozens of positions in UK 

companies—despite Janke's residency in Hartbeesport, South 
Africa.2

On February 9, 2016, Janke—as sole shareholder—
gave Tomáš Rybár, an attorney with a long history of 

representing Vitek, power of attorney to conduct the company's 
business at all general meetings during the year.3,4,5

1 Marc Gilbert International Annual Return, filed 6-21-2017.Change of Directors Filed Nov 16, 2015—Effective October 1, 2015.
2 https://www.linkedin.com/pulse/hartbeespoort-kevin-bacon-global-money-laundering-graham-barrow/.
3 Excerpt from CPI Hotels Notary Record #471-16-757.
4 https://www.tyden.cz/rubriky/byznys/hleda-se-novy-vitek_50263.html
5 https://www.idnes.cz/ekonomika/domaci/magnat-vitek-muze-prijit-o-diplom-nejasnosti-jsou-kolem-jeho-studia-v-plzni.A110210_153302_ekonomika_vem
6 Marc Gilbert International, Confirmation Statement Filed 6-21-2017.

In April 2016, another sole shareholder change was made, but Janke 

remained a Director.  According to UK Companies House, Vladimir 
Savic became the new owner; however, this would not be recorded 
until June 2017, a year after the CPI Hotels acquisition.

In June 2017, a Companies House filing retroactively reported Savic 

had acquired significant control (i.e., 75% or greater interest).6 We 
suspect this delayed reporting was a deliberate attempt to conceal 
another Vitek associate (in addition to Tomáš Rybár) at MGI.

Savic is a Czech national living in Prague. As we show infra, he is 

the sole managing director of Vent s.r.o., with multiple points of 
contact with CPI PG and is likely under its influence.

https://www.linkedin.com/pulse/hartbeespoort-kevin-bacon-global-money-laundering-graham-barrow/
https://www.tyden.cz/rubriky/byznys/hleda-se-novy-vitek_50263.html
https://www.idnes.cz/ekonomika/domaci/magnat-vitek-muze-prijit-o-diplom-nejasnosti-jsou-kolem-jeho-studia-v-plzni.A110210_153302_ekonomika_vem
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Feb 2, 2016: Sole shareholder Stephanus Janke 

provides long-time Vitek-associated attorney Tomáš 

Rybár the authority to make all decisions for Marc 

Gilbert International.1

CPI PG would acquire CPI Hotels from MGI on 

August 31, 2016.

1 https://or.justice.cz/ias/ui/vypis-sl-detail?dokument=42570103&subjektId=417887&spis=74621

https://or.justice.cz/ias/ui/vypis-sl-detail?dokument=42570103&subjektId=417887&spis=74621


MUDDY WATERS RESEARCH 18

Rybár had Represented Vitek for Many Years1

1 Machine translated from the Czech. Full article here: https://zpravy.aktualne.cz/domaci/miliardar-vitek-pul-
miliardy-nedostane-chybil-jeho-advokat/r~b24c38d453ab11e482410025900fea04/
2 “Paths to Billions” (https://is.muni.cz/th/g4d6i/Paths_to_Billions.pdf), Pg. 58.

https://zpravy.aktualne.cz/domaci/miliardar-vitek-pul-miliardy-nedostane-chybil-jeho-advokat/r~b24c38d453ab11e482410025900fea04/
https://zpravy.aktualne.cz/domaci/miliardar-vitek-pul-miliardy-nedostane-chybil-jeho-advokat/r~b24c38d453ab11e482410025900fea04/
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June 21, 2017: Vladimir Savic is disclosed as MGI's 

control person effective from April 6, 2016.1

1 https://find-and-update.company-information.service.gov.uk/company/05108009/persons-with-significant-control (the image is a compilation of two sections from the same PSC filing).
2 https://or.justice.cz/ias/ui/rejstrik-firma.vysledky?subjektId=94267&typ=UPLNY (the image is a compilation of three sections from the full extract listings)

Savic had a 50/50 JV with (purportedly independent)

CPI PG Chairman Edward Hughes' Lexxus a.s.2

https://find-and-update.company-information.service.gov.uk/company/05108009/persons-with-significant-control
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Edward Moss Hughes—Governance Red Flag 

1 ORCO Property Group Prospectus, 9-30-2015. Pg. 107.

Hughes is purportedly independent, and chairs the CPI PG board. He is also president 

of the audit and investment committees. Through his company, he has a 50/50 joint 

venture with Savic.
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Savic’s family-owned Vent d.o.o. Beograd (Belgrade) has been a CPI 

Group Serbia project management partner from 2010 – 2023.

The Savics' Czech Vent s.r.o. (Czech).
The Savics' Vent d.o.o. Beograd 

(Belgrade, Serbia).

Vent is a CPI Group Serbia 

listed partner.
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MGI (or an Affiliate) Owed CPI PG €44.9 Million

CPI PG reported buying CPI Hotels from MGI for 

non-cash consideration of €44.9 million 

that was “settled against outstanding 

receivables”. The disclosure did not specify 
exactly whose liabilities were forgiven,2 but 

the party that racked up the debt to CPI PG 

seemingly would have been MGI or an affiliate.

CPI Hotels had a book value near zero at 

this time.3

1 See next page.  
2 CPI PG Consolidated Financials 2016, Pg. 40.
3 CPI Hotels Financial Statements 2016, Czech Business Register.

CPI Hotels

€44.9m Non-Cash Against 
Outstanding Receivables

Radovan Vitek

CPI PGMarc Gilbert 

International

Radovan Vitek

Through proxy, as 
elaborated supra

100%
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CPI Hotels Borrows Money from CPI PG, Then Transfers Receivables to 

MGI

In 2015, CPI PG loaned CPI Hotels €14.9 million (~CZK 361 million).1 As shown infra, 

this amount was not included in the forgiven €44.9 million.

At the start of 2016, CPI Hotels transferred €18.5 million (CZK 501 million) in loan 

receivables to its parent, MGI.2 The €18.5 million receivable transfer seemingly was 

enabled by CPI PG’s own €14.9m loan to CPI Hotels.3

CPI Hotels, following its transfer to CPI PG, assigned its receivable from MGI of €16.1 

million to Vitek, seemingly extinguishing it.4 However, as discussed infra, Vitek appears 

to have then sold this receivable for money back to CPI PG!

1 CPI Hotels a.s., 2016 Financial Statements Pg. 15.
2 CPI Hotels a.s., 2016 Financial Statements Pg. 12 (Google translated): “As at 31 December 2015, the Company reported loans provided to third parties in the total amount of CZK 800,632 thousand. Kc. These loans 
bore interest at rates ranging from 6% to 10% p.a. In 2016, the Company under an agreement with MARC GILBERT INTERNATIONAL LTD. assigned to this company a loan provided to a third party and unpaid 

interest reported in the line Other short-term receivables in the total amount of 501,095 thousand. Kc. The assignment of the loan is reported in the line Other operating income and expenses. This receivable was 
subsequently partially offset by the liab ility for the reduction of the company's share capital, which is described in section 4.9. As at 31 December 2016, the loan amounted to 404,405 thousand CZK, which is due in 

2017, is reported in the line Other short-term receivables. This loan is determined at a rate of 9% p.a.”  Based on CPI Hotels 2013 Financial Statements, Note R2, these loans appear to have mostly been made to 
either —TP Development Ltd. and/or Zelig Holdings Ltd.—upon which we will offer further remarks in Part Two of this report.
3 CPI PG Consolidated Financials 2016, Pg. 40.
4 CPI PG Annual Management Report 2016, Pg. 89, Note 6.6 Loans Provided, and CPI PG Consolidated Financial Statements 2017, Pg.  102, Note 6.6 Loans Provided.
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2016 and 2017 CPI PG Disclosures Shows the CPI Hotels Loan Receivable Was Assigned to Vitek in 

2017
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Did Vitek Then Sell the Same Receivable Back to CPI PG for More 
Cash???

1 CPI Hotels Financial Statements 2017, Pg.14.

CPI Hotels' 2017 financials state 

that it has a payable to CPI PG 

subsidiary ORCO Property 

Group (since renamed CPI FIM) 

that was assigned by a related 
party (almost certainly Vitek) for 

"remuneration for assignment of 

receivables..." reporting of the 

loan assignment to ORCO 

Property Group:

CZK 461.4m = €17.1m
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Orco Property Group (now CPI FIM) Also Shows this Receivable

In 2017, CPI Hotels shows the 

receivable due from MGI was then 

assigned to ORCO Property Group.1

ORCO Property Group, a 97% 

subsidiary of CPI PG2 (later known as 

CPI FIM), reports the same.3

Both show the loan value at €18 million.

1 CPI Hotels 2017, Financial Statements, Pg.14.
2 CPI PG, Annual Report, Pg.9  Orco Property Group S.A. was acquired by CPI PG in June 2016.
3 Orco Property Group S.A. 2017 Financial Statements, Note 9.
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By 2020, the Receivable Vanished. Did a CPI Entity Pay it Off?

Both CPI Hotels and CPI FIM report the ‘MGI loan’ was fully repaid in the amount of €18.0m by CPI FIM.1,2 

If it was, what was the ultimate source of the cash (if any) used to repay it?

1 CPI Hotels 2019, Pg. 13. Loan Payoff.
2 CPI FIM 2019, Management Report. Payables.
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CPI Hotels — Transaction Recap

Vitek secretly controlled MGI and CPI Hotels, which he apparently used to rack 

up debt to CPI PG of approximately €60 million. 

Vitek then transferred CPI Hotels to CPI PG for a non-cash "payment" of a 

€44.9 million settlement of liabilities. Vitek then received an assignment 

of €16.3 million owed to CPI Hotels by MGI (which appears still to have 

been controlled by Vitek).

It appears that Vitek further sold the €16.3 million receivable back to CPI PG for 

(unspecified) remuneration.
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WXZ1
The Filial Flip That Seemingly Allowed the Viteks to Skim €52.1 Million
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WXZ1 Overview

Using his then-23-year-old son, Patrick Vitek, as an intermediary, Vitek appears to 

have manipulated the price CPI PG paid for ~11% of the outstanding shares 

of Immofinanz AG, causing CPI PG to overpay his son by at least €52.1 million.1,2

After CPI's purchase of Immofinanz shares from Patrick Vitek had closed at a price 

of €18.56 / share, CPI retroactively adjusted the purchase price to €23.00 / share.3

This retroactive adjustment allowed the Viteks to cream an additional €52.1 million 

cash.

1 Immofinanz Financial Statements H1 2021, Pg. 10: “9.13% via shares and 0.88% through mandatory convertible bonds.”
2 We give an approximate ownership figure because the ownership stake in Immofinanz is reported inconsistently across contemporaneous sources.
3 Consideration €261.2 million / 14,071,483 shares, average price per share €18.56.
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Seller

Tahoe Invest

(“HoldCo”)

WXZ1

(“InvestCo”)

In 2020 and 2021, an apparent arms-length entity called 

WXZ1 a.s. (“InvestCo”), acquired 14,071,483 shares of 

Immofinanz A.G. (Immofinanz is a publicly traded company in 

Vienna – IIA.AV). WXZ1 was established in May 2020 with a 

principal activity of “long-term holding of publicly traded 
stocks”.

WXZ1’s financials report holdings only of Immofinanz shares 

and Immofinanz convertible bonds in 2020 and 2021.1

InvestCo was solely owned by an apparent arms-length 

individual ("Seller") through the intermediate holding company 

Tahoe Invest a.s. Tahoe Invest a.s. (“HoldCo”) held 100% of 

Seller’s interest in InvestCo.2

WXZ1 – Step 1

1 WXZ1 a.s. Financial Statements 2020 and 2021. 2021: “Report on Past and Anticipated Activities of the Company: The subject of the business activity of WXZl a.s. in 2021, the purchase and long-term holding of publicly 
traded shares issued by IMMOFINANZ AG.”
2 https://or.justice.cz/ias/ui/vypis-sl-detail?dokument=67652208&subjektId=1085661&spis=1216850 , “Akcionář čestně prohlašuje, že je jediným akcionářem akciové společnosti WXZ1 a.s.”

100%

Immofinanz 

Shares

100%

https://or.justice.cz/ias/ui/vypis-sl-detail?dokument=67652208&subjektId=1085661&spis=1216850
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WXZ1 – Step 2

Between May 6, 2021 and August 31, 2021, Patrick Vitek's wholly-owned entity, Mountfort
Investments S.à.r.l., acquired 100% of InvestCo in two stages.1

Between May 6th and October 5th, InvestCo acquired additional Immofinanz shares and 
converted bonds that gave it a total of 14.1 million shares.3, 4 WXZ1 reports having paid total 
consideration of ~€237.7 million (CZK 6.1 billion) for the 14.1 million shares, which is ~€16.89 / 
share.5

The highest closing price between May 6th and November 30th was €21.62 (October 18th), 
and the stock closed on November 30th at €20.50. (As early as April 20, just after the first 
announcement of Patrick Vitek’s control of WXZ1 was reported by Immofinanz, market 
watchers reported that CPI PG might be looking to acquire control of Immofinanz, seemingly 
providing a boost to the stock price.6)

1 Tahoe Invest a.s., Financial Statements 2020, Note 11, Subsequent Events: “On April 14, 2021, an agreement was concluded on the sale of shares in the subsidiary WXZ1 a.s., a third party, and on May 6, 2021 70% of 
the shares of WXZ1 a.s. were transferred.
2 Tahoe Invest reported asset disposals of €113.0 million during 2021, and Mountfort forgave a €94.2 million loan to Tahoe Invest as second stage consideration for HoldCo.
2 https://immofinanz.com/en/news/major-holdings-notification-pursuant-to-sec-130-to-134-borseg-2018-radovan-patrick-vitek-2
3 At May 19, the share count was 11.253m, at Oct 7 the total was 14.071m including the 1.079m shares from the bond conversion. 14.071m-1.107m-11.253=1.739m.
4 https://immofinanz.com/en/news/immofinanz-ag-disposal-of-treasury-shares-2 , https://immofinanz.com/en/news/new-news-53483405 
5 WXZ1 Financial Statements 2021, Annex to the Financial Statements, Pg. 8.
6 https://app.researchpool.com/provider/wood-and-company/immofinanz-ag-iia-wood-flash-immofinanz-vitek-steps-in-buying-84-stake-nEjerfnFQL?utm_source=dlvr.it&utm_medium=twitter

https://immofinanz.com/en/news/major-holdings-notification-pursuant-to-sec-130-to-134-borseg-2018-radovan-patrick-vitek-2
https://immofinanz.com/en/news/immofinanz-ag-disposal-of-treasury-shares-2
https://immofinanz.com/en/news/new-news-53483405
https://app.researchpool.com/provider/wood-and-company/immofinanz-ag-iia-wood-flash-immofinanz-vitek-steps-in-buying-84-stake-nEjerfnFQL?utm_source=dlvr.it&utm_medium=twitter


MUDDY WATERS RESEARCH 33

WXZ1 – Step 2 (Continued)

Seller

Immofinanz 
Shares

100%

Tahoe Invest

100%

Patrick Vitek

WXZ1

(“InvestCo”)

Mountfort

Investments

Cash and Loan

Forgiveness1,2

100%

1 Tahoe Investments s.a., 2021 Financials Statements. In FY2021, Tahoe disposed of three companies for total cash consideration of CZK 2.867 billion (€113.0 million).
2 WXZ1 a.s., A notarized document recording the sale of WXZ1 on Aug 2, 2021 mentions the €91.19 million loan forgiveness associated with the transaction. https ://or.justice.cz/ias/ui/vypis-sl-

detail?dokument=67652208&subjektId=1085661&spis=1216850
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WXZ1 – Step 3

On December 1, 2021, CPI PG bought 

InvestCo from Mountfort. The consideration 

initially was €261.2 million, or €18.56 / 

share.

After closing, CPI would retroactively 

change the purchase price to €313.3 million, 

or €23.00 / share. The retroactive 

adjustment put an additional €52.1 million in 

Patrick Vitek's pocket.

WXZ1

(“InvestCo”)

Immofinanz 
Shares

Mountfort 

Investments

100% 100%

CPI PG
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WXZ1 – CPI PG Has Steadily Increased the Disclosed Consideration

2021 Annual Management Report: €261.2 million

H1 2022 Report: €320.9 million

2022 Annual Management Report:

- “The total consideration of the transaction was €261.2 million” (p.129)

- “The total consideration paid for shares was €320.9 million” (p.126)

- Table: €313.3 million with the €52.1 million increase applied in FY2022 (p.176)
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The Correct Number is €313.3 Million

A representative of CPI PG explained the differences in reporting as follows (emphasis 

added):

“We acquired the shares from WXZ1 before the offer for initial consideration of

261.2m, which was settled in Dec 2021. The second consideration of EUR 52.1m 

is the difference between the initial purchase price and the mandatory takeover 

offer price for the IMMOFINANZ shares, which followed shortly after.

320.9 is the price for the shares with 313. After deduction of some liabilities at 

WXZ1.”

As we discuss infra, the mention of a “mandatory takeover offer price” appears to be a 

false excuse. The adjustment seems to have merely been a way to extract an additional 

€52.1 million cash from outside investors.
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Is the €52.1 Million Retroactive Increase Justifiable?

The CPI representative's response appears to be that CPI was legally obligated to raise the per-share price to €23 / share 

under the Austrian Takeover Law (the “Takeover Law”). We do not believe this is so.

The Takeover Law provides that the bidder must comply with the minimum price provisions pursuant to Sec 26 

ATA. Accordingly, the offer price must at least correspond to:1

- the volume-weighted average stock exchange price of the last 6 months from the day before the public 

announcement of the bidder's intention to make an offer (2 December 2021), and

- the highest consideration paid for a share or other security by the bidder or an entity acting in concert with the bidder 

in the 12 months preceding the filing of the offer with the Austrian Takeover Commission (22 December 

2021), whereby the higher of the two values is to be used as the minimum price.

The Deloitte-issued “Independent Expert Report” on the transaction also notes that (emphasis added):2

“The subject of the anticipatory mandatory takeover offer published on 12 January 2022 of CPIPG relates to the 

acquisition of all outstanding ordinary shares (Stammaktien) of IMMOFINANZ admitted to trading on (i) the Vienna 

Stock Exchange (Wiener Börse), Official Market (Amtlicher Handel) (Prime Market), and (ii) the Warsaw Stock 

Exchange, Main Market, which are not held by the Bidder or WXZ1 as Party Acting in Concert with the Bidder.”

However, the Viteks appear to have set an artificially high price (see next slide).

1 https://www.takeover.at/uploads/u/pxe/A1_Uebernahmeangebote/2021/Immofinanz_AG__S-Immo_/Statement_by_the_Executive_Board_of_the_Offeree_Company_-_10_Jan_2022.pdf, Deloitte was engaged by Immofinanz 
AG to serve as an expert and advise the takeover company during the entire process on the offer and the statements made by the target company.
2 Ibid.

https://www.takeover.at/uploads/u/pxe/A1_Uebernahmeangebote/2021/Immofinanz_AG__S-Immo_/Statement_by_the_Executive_Board_of_the_Offeree_Company_-_10_Jan_2022.pdf
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Painting the Tape to Justify the Retroactive Increase

In 2022, CPI PG claimed to raise the per-share purchase price for the Immofinanz shares acquired to €23.00, retroactively, 
following an agreement with CEE Immobilien GmbH.1 It isn't clear why the CEE Immobilien transaction should have impacted 
the price of Immofinanz shares sold in the preceding year by a different seller (Patrick Vitek) and prior to the take-over bid 
announcement.

However, CPI PG’s FY2021 management report disclosed that on the same day it acquired InvestCo from Mountfort, it also 
purchased a small amount of shares—just 150,800 shares— for €23.00 / share, from Patrick Vitek’s Mountfort. These 150,800 
shares amount to only 1% of the total shares obtained via Mountfort. The stock had closed the prior day, November 30th, 
at €20.50.

It appears that the Viteks "painted the tape" to justify the retroactive reprice of the remaining 14,071,483 shares and €52.1 
million additional profit.

1 CPI PG Annual Management Report 2022, Pg. 126.
2 CPI PG Annual Management Report 2021, Pg. 170. The purchase of these 150,800 shares from Mountfort was not carried over in the FY2022 management report’s version of the Immofinanz acquisition reporting.
3 14,071,483 shares from WXZ1 + 1500,800 shares purchased from Mountfort = 1.06%.
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WXZ1 – Transaction Recap

Patrick Vitek appears to have unjustifiably profited by at least €52.1 million over seven months by flipping 

the entity owning Immofinanz shares to CPI PG and having the purchase price retroactively adjusted 

upward.

€51.2 million is a conservative estimate of the "cream" in WXZ1, as Patrick Vitek's holdings of 

Immofinanz appeared to benefit from CPI's reported interest in taking over the company.
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BT 2 Vessel Ltd.
Vitek Seems to Have Used CPI PG to Finance a New Superyacht for his 

Personal Use Calling into Question Whether There Was Any Good Rationale 

for Acquiring Polma 1
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BT 2 Vessel Ltd. Overview

When CPI PG acquired Polma 1 through a disclosed 2021 related party transaction, Vitek seemingly used the transaction 
and the Group to finance a majority of the price he paid for a superyacht to replace his existing superyacht. The first red f lag
in this transaction is that CPI disclosed almost all of the subsidiaries it acquired through Polma 1, but it failed to disclose BT 
2 Vessel Ltd. ("BT 2"). BT 2 owns the new superyacht, but was promptly transferred to Vitek after taking title. CPI also 
misled investors about the nature of Polma 1's 49% stake in the superyacht's manufacturer, Eurocraft Cantieri Navali.

In 2011, Vitek had taken delivery of a superyacht from Eurocraft, which he named the Baron Trenck. (BT 2 Vessel seems to 
be a nod to the replacement nature of the new superyacht at issue.) In 2020, Eurocraft appeared to be in dire financial 
straits. It was building one hull – Hull 607 – but had seemingly run out of money. Vitek, through Polma 1, loaned Eurocraft
€9.8 million, which it used to repay its bank debt. Polma 1 became a 49% owner of Eurocraft. Vitek also paid a €6.2 million 
deposit for Hull 607.

BT 2 was established in November 2020 as a 100%-owned subsidiary of Polma 1. On June 25, 2021, BT 2 took delivery of Hull 
607. On the same day, CPI PG acquired Polma 1. BT 2 was transferred to Vitek's Aspermont S.à.r.l on July 27, 2021.

As the accounts presently stand, we can see that Polma 1 still owns 49% of Eurocraft. However, Eurocraft still shows an 
outstanding receivable for €6.2 million, presumably for the second half of Hull 607. CPI PG shows that Vitek owes 
it €8.8 million as part of this transaction.1,2

Our interpretation is that Vitek paid (including in loans) a total to Eurocraft of €16.0 million, received a brand new 
superyacht, and then got CPI PG to reimburse him at least €8.8 million in the form of a loan.

1 CPIPG Management Sárl Financial Statements 2021, Pg. 8, Note 15, Related Party Transactions. This note shows BT 2 paying interest and shows Aspermont S.à.r.l. owed €8.757 million. Aspermont is Vitek’s holdco which acquired 
BT 2 Vessel in 2021.
2 CPIPG Management Sárl Financial Statements 2022, Pg. 9, Note 15, Related Party Transactions. This note shows Aspermont S.à.r.l. still owing €8.757 million, but BT2 paid no interest in 2022.
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BT 2 Vessel Ltd. — Step 1

In November 2020, Polma 1, which Vitek owned and 

for which CPI PG CEO Martin Nemecek served as 

director, established a new Maltese entity, BT 2 

Vessel Ltd.1 (At the time, Vitek owned a 

superyacht—the Baron Trenck2.)

Right: Memorandum of Association, BT 2 Vessel Ltd.

Below: Clipping from Memorandum of Association, BT 2 Vessel 

Ltd., showing role of Martin Nemecek.

1 BT 2 Vessel – Memorandum of Association, Filed Nov. 12, 2020.
2 https://www.superyachtfan.com/yacht/baron-trenck/owner/

https://www.superyachtfan.com/yacht/baron-trenck/owner/
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BT 2 Vessel Ltd. - Step 2: Polma 1 Closed Only When Vitek Took 

Delivery of Hull 607

1 https://www.charterworld.com/index.html?sub=yacht-charter&charter=motor-yacht-hull-8983
2 Eurocraft Cantieri Navali Financial Statements 2021.

Vitek didn't have CPI PG close on its Polma 1 acquisition until the date on which BT 2 took delivery of 

the new superyacht: June 25, 2021. This "coincidence" calls into question whether there was any 

commercial rationale at all for CPI PG to acquire Polma 1.

The below is from Eurocraft's 2021 accounts:

https://www.charterworld.com/index.html?sub=yacht-charter&charter=motor-yacht-hull-8983
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1 Eurocraft Cantieri Navali Srl Financial Statements 2021.
2 Ibid.
3 https://www.autoevolution.com/news/real-estate-billionaire-parting-with-his-luxury-explorer-that-doubles-as-a-party-yacht-180935.html
4 Aspermont S.á.r.l. Financial Statements 2021. (Aspermont’s 2022 Financial Statements have yet to be published at the time of writing.)

It is unclear what Vitek actually paid for Hull 607, but the intention seems to have been for it to cost double the €6.2 

million deposit amount – i.e., for €12.4 million.1 Even at €12.4 million, Vitek seems to have gotten a good deal. He listed 

the secondhand sale price for his then ten-year-old superyacht Baron Trenck, which had nearly identical specs, at 

~€13.8 million ($16.3 million).3,4

BT 2 Vessel Ltd. — Step 2

Below: Baron Trenck Below: Magnification of price listing
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BT 2 Vessel Ltd. — The New Superyacht
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Subterfuge in CPI PG's Polma 1 Disclosures

On June 25, 2021, CPI PG acquired Polma 1. BT 2 was a 

subsidiary at the time, but CPI PG didn't include it in the list of 

subsidiaries it reported.1

However, it was reported as a newly established entity in 

the Polma 1 2020 Financials (at right).2

Eurocraft was also an affiliate, but CPI PG's disclosure implied 

it's real estate holding company—not a shipbuilder.3

1 CPI PG Annual Management Report 2021, Pg. 127.
2 Polma 1 S.A., Financial Statements 2021.
3 CPI PG Annual Management Report 2021, Pg. 127.



MUDDY WATERS RESEARCH 47

A 49% stake in a loss-making 

luxury yacht builder.

Red Flags

Omits subsidiary BT 2 Vessel 

Ltd.

Values the asset as a building, 

not the 49% equity stake in the 

loss-making luxury yacht 

builder.

Subterfuge in CPI PG's Polma 1 Disclosures

CPI PG described Eurocraft as the "owner of one building in Italy".

CPI PG entirely omitted BT 2 from the subsidiary list.
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BT 2 Vessel Ltd. — Step 3

On July 27, 2021—little more than a month after 

the Polma 1 acquisition—100% ownership of 

BT 2 was transferred to Vitek’s privately held 

Aspermont S.à.r.l.

Aspermont’s 2021 financials report that Vitek is 

the direct owner.

The Director is CPI PG's CEO, Martin 

Nemecek.

100%

Radovan Vitek

BT 2 Vessel Ltd 

Aspermont 

S.á.r.l.

100%

100%

Hull 607

100%
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Did Vitek ever really finish paying for Hull 607?

Although Eurocraft shows an advance in 2020 of €6.2 million from BT 2, in 2021, it appears that 
€4.4 million of the advance could have been converted into a loan. In 2022, the remainder of the 
advance again appears to have been converted into a loan. And the full amount remained an 
outstanding and interest accruing payable to a shareholder—which we assume is now CPI PG.

As discussed infra, Vitek's Aspermont S.à.r.l, which now owns BT 2, owes a CPI PG 
subsidiary €8.8 million. This loan balance appears to be connected to the Polma 1 transactions.

Below: Excerpt from 2021 Eurocraft’s Financial Statements. Below: Excerpt from 2022 Eurocraft’s Financial Statements.
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When BT 2 was 
transferred from Polma 1, 
it was transferred to 
Vitek's Aspermont S.à.r.l.

Aspermont went from 
having no loan payable to 
either Polma 1 or CPIPG 
Management S.A. in 2020 
to an €8.8 million payable 
as of December 31, 2021.

Vitek's Aspermont Apparently Received a Loan from CPIPG 

Management as Part of the Polma 1 Transaction
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While the amounts and flows of funds are a bit unclear, we can see that:

• When Vitek owned Polma 1, it bought 49% of Eurocraft and loaned it €9.8 million.

• BT 2 received title to Hull 607.

• Polma 1 transferred BT 2 to Vitek on the same day that CPI PG closed on purchasing Polma 1.

• Vitek's entity, Aspermont S.à.r.l., now owes CPIPG Management €8.8 million

What good could have come to CPI PG's outside investors from this series of transactions?

BT 2 Vessel Ltd. Recap
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