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Job No. VEL5355/24 
Your Ref. 

 
 

18 June 2024 
 
The Directors, 
Hal Mann Vella Group p.l.c. 
The Factory,  
Mosta road,  
Ħal Lija.  
LJA9016. 
 
 
Dear Sirs, 
 
 

VALUATION REPORT 
 
Re: The “Property”, which comprises the following: 

I. SITE IN MĠARR, MALTA – Vacant Plot located at Triq Sir Harry Luke, Triq Il-

Għansar c/w Triq Id-Dagħbien, Mġarr, Malta; 

II. IMMOVABLE PROPERTY AT LIMITS OF LIJA / LIMITS OF MOSTA. Industrial / 

Commercial Development within and beyond the Area of Containment – Site B; 

and 

III. IMMOVABLE PROPERTY AT LIMITS OF LIJA/LIMITS OF MOSTA. Commercial 

Development within Area of Containment – Site A. 

 

In accordance with your instructions, the undersigned have carried out a valuation of the 

immovable Property, as detailed in this valuation report (hereinafter, the “Valuation Report”). 

The effective date of this Valuation Report is 18 June 2024. This Valuation Report is available 

for inspection at the registered office of Hal Mann Vella Group p.l.c. (C 5067) (hereinafter, the 

“Issuer”). 

 

It is understood that the purpose of this Valuation Report is for the inclusion thereof with the 

prospectus to be published in connection with the proposed issue of €23 million 5.35% secured 

bonds by the Issuer, in accordance with the Capital Markets Rules published by the Malta 

Financial Services Authority (hereinafter, the “Capital Markets Rules”). This Valuation Report. 
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has been prepared in accordance with Chapter 7 of the Capital Markets Rules and, in particular, 

with the disclosure requirements relating to Property Companies seeking listing on the Malta 

Stock Exchange. For the purposes of this Valuation Report, the undersigned declare that they 

have carried out a detailed inspection of the Property. The undersigned declare that this 

Valuation Report is based on information, as was considered necessary, obtained from the 

directors of the Issuer, or their advisors. This included information on the boundaries of the 

Property, and the burdens imposed on the Property.  
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PROPERTY HELD FOR DEVELOPMENT SITE IN MĠARR, MALTA 
 
Vacant Plot located at Triq Sir Harry Luke, Triq Il-Għansar c/w Triq Id-Dagħbien, Mġarr, 
Malta 
 
The Property covered in this Valuation Report includes land which lies vacant and undeveloped, 

situated in Mġarr, Malta (hereinafter, the “Mġarr Land”). The Mġarr Land is located within the 

development zone with a designated height limitation, as explained below. The site has a total 

developable area of 855 square metres, and enjoys a frontage onto three schemed roads, and 

a potential outlook onto an unschemed alley. The frontages which overlook the streets measure 

15.00m on Triq Il-Għansar, which has a south-west orientation, 11.00m on Triq Id-Dagħbien 

which has a north-west orientation, (these two streets form a corner), and 13.50m on Triq Sir 

Harry Luke, which has a nearly east orientation. There is a change in level between the topmost 

level (Triq Il-Għansar c/w Triq Id-Dagħbien) and the lowest level (Triq Sir Harry Luke) of 

approximately 3.50 metres, (one storey). Triq Sir Harry Luke is a main distributor road, linking 

the village core to the outskirts and newer residential areas of this village. The site is split into 

two portions due to a right of passage. In line with Capital Markets Rule 7.4.1.2, the vacant plot 

and surrounding roads / alley were inspected by the undersigned. See Appendix “A” to this 

Valuation Report, which includes the site plan and site images.   

As outlined above, the Mġarr Land is located within an area with a designated height limitation, 

in line with the Northwest Local Plans for the Maltese Islands, Mġarr Building Heights, Map 52, 

where the height limitation is indicated as three floors with an underlying three course basement 

and overlying penthouse level. In accordance with the interpretation given in Annex 2 of the 

Development Control Design Policy Guidance and Standards 2015 (DC 2015) , this corresponds 

to a height limitation of 16.30 metres. Within this envelope, the Planning Authority in Malta has 

approved, within the same street, a maximum of four full floors and an overlying penthouse.   

With reference to Capital Markets Rule 7.4.1.5 and 7.7.1, no planning application has been 

submitted to the Planning Authority in Malta for the Mġarr Land. To support this valuation, in line 

with Capital Markets Rule 7.7.2, a schematic design for the site was prepared, in order to assess 

the site’s development potential. The schematic proposal includes three blocks, all of which have 

a total height of 16.30m in line with the above explanation. One block overlooks Triq Sir Harry 

Luke, and the other two blocks overlook Triq Il-Għansar and Triq Id-Dagħbien. The schematic 

design, which is only one option for the site’s potential for development, would include a centrally 
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located open space, which would serve as a backyard for each block. The proposal would 

accommodate maisonettes, apartments, and penthouses. The sizes of the units would vary in 

size, and include one-, two- and three-bedroomed units.  These blocks would be accessed 

through three different vertical cores, one of which is accessed from Triq Sir Harry Luke, and the 

other two accessed from Triq Il-Għansar. The development would also include basement car-

parking spaces organised on two levels (level 0 to level 1 vis-à-vis Triq Sir Harry Luke). The 

garage would include car-parking spaces and lock-up garages.  The car-parking spaces would 

be accessed from Triq Sir Harry Luke. 

 

It is not the intention of the Issuer to develop the Mġarr Land in the near future, thus, Capital 

Markets Rules 7.7.3 and 7.7.4. are not applicable.   

 

With reference to Capital Markets Rule 7.7.5, the estimated total cost for the development, based 

on the scheme prepared, as detailed above, on the basis of going market rates, amounts to 

€3,632,000.00 for the proposed development. This estimate includes the PA levy contribution, 

excavation costs, shell construction costs, finishing costs (all inclusive of 18% VAT), and 

professional fees. A detailed breakdown explaining this has been included in Appendix “A” to this 

Valuation Report. 

 

With reference to Capital Markets Rule 7.4.1.10, the estimated present value of the Mġarr Land 

in its existing state is being provided.  This value is normally based on the value of the land plus 

the cost of investment to date. No investment has been made to-date. The cost of land was 

calculated using the residual method (full potential value less 5.9% agencies fees, less the 

estimated full costs to complete the project, together with a profit applied to the potential sales), 

and verified using comparative analysis. The full estimated value from potential sales has a risk 

premium applied. The projected sale prices listed in Appendix “A” to this Valuation Report, were 

reduced by 10%. This approach, or mitigation measure, addresses the short- to medium-term 

risks. For the long-term risks, the following considerations were deemed sufficient: the attractive 

site location, the reduced potential sale value by 10%, and the ‘additional’ 15% allocation 

(reduction) to cater for the project profits (over and above the reduced potential sale values). 

Considering the above, the value of land, with its airspace, which is freehold, is estimated at 

€2,550,000 (two million and five hundred fifty thousand Euro). A table explaining the 

assumptions and values utilised, has been included in Appendix “A” to this Valuation Report. 



 

 

5 
Prof. Alex Torpiano   Prof. Marc A Bonello   Gaston Camilleri   Brendon Muscat    

David Camilleri   Keith Zammit Tabone    

With reference to Capital Markets Rule 7.4.1.14, through searches carried out by Notary Sam 

Abela, it was confirmed that the Mġarr Land is freehold and with all its rights and appurtenances.  

 

Capital Markets Rules, 7.4.1.6, 7.4.1.8, 7.4.1.9, 7.4.1.11, 7.4.1.12, 7.4.7 and 7.4.8, are not 

applicable to the valuation of the Mġarr Land.  

 

In terms of environmental risks, which could include contaminated ground and flooding, there is 

no evidence, or any record of ground contamination, on the site or in the vicinity; and as far as 

concerns flooding, the streets surrounding the site slope strongly towards Triq Sir Harry Luke, 

which itself slopes down towards the valley on the east. It is therefore deemed that these issues 

should not be of concern.   

 

An open market value represents an opinion of the best price for which the sale of an interest in 

a property would have been completed unconditionally for a cash consideration on the date of 

the valuation. An open market valuation assumes (i) that there is a willing seller, (considerable 

properties have already been sold on plan); (ii) that the interest being valued would have been, 

prior to the transaction, properly marketed; (iii) that the state of the market, level of values and 

other circumstances are consistent over the period of the valuation; (iv) that no account is taken 

of any additional bid by a prospective purchaser with a special interest; (v) and that both parties 

to the transaction act knowledgeably, prudently and without compulsion. An existing use value 

follows on the definition of the open market value, with the added assumptions that (a) the 

property can be used, for the foreseeable future, only for the existing use, and (b) that vacant 

possession is provided on completion of the sale of all parts occupied by the business. 

 

The present market value of the Mġarr Land, which is land held for development, as described 

above, in accordance with Capital Markets Rule 7.11.1, is estimated at €2,550,000 
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IMMOVABLE PROPERTY AT LIMITS OF LIJA/LIMITS OF MOSTA 
 
The Property covered in this Valuation Report includes a portion of land having a total surface 

area of approximately 18,300 (eighteen thousand three hundred) square metres. This area 

includes both Sites A and B. With reference to Capital Markets Rule 7.4.1.14, as confirmed 

through searches carried out by Notary Sam Abela, Sites A and B form part of a larger property 

which covers a global area of circa 25,866 (twenty-five thousand eight hundred and sixty-six) 

square metres, which is, in part, subject to the annual and perpetual ground-rent of €1,700.44c 

(one thousand seven hundred Euro and forty-four Euro cents only) per annum, in part subject to 

the “decimi dekanili in perpetwu” of 97c (ninety-seven Euro cents) per annum, and in part subject 

to the annual and temporary ground-rent of €2,981.60c, (thousand nine hundred and eighty one 

cents and sixty cents) per annum, for the remaining period of approximately 100 years.  

 

In addition to the emphyteutical grants detailed above, Sites A and B are burdened by the 

hypothecary and privileged rights resulting from (a) a general hypothec granted by each of the 

Issuer and Sudvel Limited (in its capacity as surety) over all their respective assets, present and 

future, in order to secure the issue of bonds for the sum of €30 million, issued by the Issuer in 

terms of a prospectus dated 6 October 2014, and relative payment of the annual coupon rate as 

well as the repayment of capital; and (b) a special hypothec for the sum of €30 million over the 

above-mentioned site having a global area of circa 25,866 (twenty-five thousand eight hundred 

and sixty-six) square metres, of which Sites A and B form part (reference is made to hypothecary 

inscription (18107/2014) as corrected by hypothecary inscription (4718/2015)). 
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PROPERTY HELD FOR DEVELOPMENT 
 

Industrial/Commercial Development within and beyond the Area of Containment – Site B 

 

Site B is located just off the corner formed between Pantar Road, Lija, and the junction between 

Valletta Road, Mosta, and Mosta Road, Lija, and is hence variably referred to as located in the 

limits of Lija or the limits of Mosta, Malta. Site B, which measures circa 17,300 square metres. is 

bounded on the north by property belonging to the Issuer, which property is then bounded on the 

north by Valletta Road, Mosta. On the east and north-east, Site B is bounded by an unnamed 

alley, and on the west by Pantar Road. In-line with Capital Markets Rule 7.4.1.2, the property 

and surrounding roads / alley were inspected by the undersigned.   See Appendix “B” to this 

Valuation Report, which includes the site plan and site images.   

 

The land within the Area of Containment accommodates the existing industrial properties.  The 

designation of the Area of Containment, was defined by the approval of Planning Control 

application with reference number PC/50/10, issued by the Planning Authority in Malta. This 

establishes the height limitation of 10.50m from Triq Pantar, the allowable uses (showrooms, 

offices, business and light industry, storage and distribution, supermarkets, taxi business and 

sale or display of motor vehicles and vehicular parts), and the maximum site coverage, set at 

60%.  Recently, an application with reference number PA/00837/15 was approved by the 

Planning Authority in Malta, under the same conditions set out in the abovementioned application 

with reference number PC/50/10. More recently, an application, with reference number 

PA/01728/23, for the extension of the planning application with reference number PA/00837/15, 

has been recommended for approval. 

With reference to Capital Markets Rule 7.4.1.6, it is stated that a significant proportion of the 

industrial facilities were erected before the current planning regime. A significant portion of the 

land forming part of Site B, measuring circa 8,850 (eight thousand eight hundred fifty) square 

metres, is situated within the Area of Containment. This was established by the Planning 

Authority in Malta, under PC0050/10. The Planning Control permit defined a number of planning 

conditions, (Policies LJAC 1 to 6), including a 3.00m deep buffer green area along Pantar Road, 

a 60% site coverage, and a building height limitation of 10.5m above street level. The remaining 

part of the land forming part of Site B, measuring circa 8,450 (nine thousand four hundred fifty) 
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square metres, lies outside the Area of Containment. In line with Capital Markets Rule 7.4.1.4, 

the land within the Area of Containment includes a number of industrial buildings, sheds or 

warehouses, covering a total area of circa 6,500 (six thousand five hundred) square metres, 

which have been built at various times over the last four decades, with the more recent addition 

dating back to 2016. These buildings accommodate the existing tile and marble 

industrial/manufacturing operations of the group of companies of which the Issuer forms part. 

The area beyond the Area of Containment currently accommodates various open-air storage 

facilities in support of the marble and tile industrial operations, as permitted by the Planning 

Authority in Malta. This Valuation Report takes into account the development potential of the land 

within the Area of Containment and the land value of the land beyond the Area of Containment. 

The more recently developed property, in accordance with the relative permits, reference 

PA/01291/15, together with the other warehousing structures (without relative development 

permits, but within the Area of Containment), have not been considered for the purposes of this 

Valuation Report.   

The land that is within the Area of Containment has been valued by taking into account the 

development potential of the land, and by comparison to similar properties, in similar locations in 

Malta, such as Mosta, Naxxar and Mrieħel, for comparable potential volumes of development, 

as allowed by current planning policies, and taking into account the location of the site at the 

intersection of major traffic routes, and the proximity to the major urban nodes of Mosta, Naxxar, 

Birkirkara, and the residential areas of Attard, Lija and Balzan. The approved policies, for the 

Area of Containment outlined above, include site coverage not exceeding 60% (sixty percent), 

and a total height of development not exceeding 10.50m (ten point five metres). This implies that 

if the whole site were cleared for redevelopment, the land available for redevelopment would 

measure circa 8,850 (eight thousand eight hundred fifty) square metres gross located within the 

Area of Containment. This would yield a development for commercial/industrial/warehousing use 

of circa 15,930 (fifteen thousand, nine hundred thirty) square metres, based on a footprint of 

5,310 square metres, which is 60% of the site area within the Area of Containment.  The 

development would also include 3,540 square metres of open space. Thus, if the development 

were well designed, each block would enjoy large frontages, which could overlook internal open 

landscaped areas, maximising on natural daylight. The above quoted values exclude any 

underground development, including any potential car parking and, or even commercial spaces. 

In addition to the 8,850 square metres, there are 8,450 square metres of land which are located 
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beyond the Area of Containment. This area currently accommodates industrial activities, and 

circa 1,250 square metres of roofed buildings. This large area will also benefit the potential 

development in terms of outlook, landscaping, car parking and potential underground commercial 

activities which could overlook sunken gardens. The change in level between Triq Pantar (which 

fronts the area located within the Area of Containment) and the unnamed alley (which fronts the 

area beyond the Area of Containment) is of circa 3.50m (one storey). This could be exploited to 

include a further commercial floor within the Area of Containment enjoying an outlook on to the 

area located beyond the Area of Containment. The design possibilities are very wide; however, 

it is clear that the property has considerable potential, both in terms of design and use. 

In line with the Capital Markets Rules 7.7.1, 7.7.3 and 7.7.4, it is being assumed that works on 

the development would not be able to commence prior to beginning 2028, not least because no 

application has yet been submitted to the Planning Authority in Malta, and no scheme/masterplan 

for this large site has been developed.  A project of this scale would require detailed market 

analysis to ensure the right combination of development area and use. We have assumed 

eighteen months to submit the planning application and a further twenty-four months for the 

planning application to be determined/approved.  When the works commence it would be 

reasonable to assume, on the basis of projects of a similar scale, that the works for the shell 

construction would take between 20 to 28 months, and similarly the finishing works will be 

expected to take between 20 to 24 months. The project timeline from commencement is 

estimated at 48 months. Overlap between the construction and finishing trades has been allowed 

for in the overall preliminary timeline. 

 

With reference to Capital Markets Rule 7.7.5, it is premature to estimate the cost of the potential 

development, since as outlined above the site could accommodate various designs and uses.  

Each of various schemes for the site will have a different cost estimate.    

 

With reference to Capital Markets Rule 7.4.1.10, to arrive at the estimated present value of Site 

B in its existing state, the cost of land was tested by applying the residual method (full potential 

value of the commercial area less 5.9% agencies fees, less the estimated full costs to complete 

the project, together with a profit applied to the potential sales).  This method was applied only 

to the potential commercial area.  The residual method was applied on the basis of historical data 

of cost per square metre, as follows:  the finished commercial project has an estimated market 
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value of €2,750/square metres.  From this, as outlined above, the cost to build, finish and sell the 

property would have to be deducted.  These amount to amount to €1,750/square metres, which 

is composed of 10% profit (€275/square metres), 5.9% agencies fees (€162.25/square metres), 

cost of construction (€470/square metres, inclusive of 18% VAT), and lastly finishing works 

(€845/square metres, inclusive of 18% VAT). The difference, between these two amounts, which 

is €1,000/square metres, is applied to the total commercial area.  This provides a clear indication 

of the land value, which works out at €1,800/square metres for the whole area of property located 

within the area of containment. This value is in line with the market value for sites of similar scale. 

The open spaces within the Area of Containment, the potential basements levels, and the 

potential additional commercial floors resulting from the site difference in levels were not taken 

into consideration when carrying out the above calculation. To this value, the value of the area 

beyond the Area of Containment was then added. The conservative approach addresses the 

short- to medium-term risks. In consideration of long-term risks, since the market analysis is still 

to be carried out for the site, this was deemed sufficient; since this analysis would ensure that 

the site will be developed in line with the market requirements. Considering the above, the value 

of Site B, with its airspace, is estimated at €17,500,000 (seventeen million five-hundred 

thousand Euro).  

 

Capital Markets Rules 7.4.1.8, 7.4.1.11, 7.4.1.12, 7.4.7 and 7.4.8, are not applicable to the 

valuation of Site B. 

 

In terms of environmental risks, which could include contaminated ground and flooding, from the 

information available, these should not be of concern.   

 

An open market value represents an opinion of the best price for which the sale of an interest in 

a property would have been completed unconditionally for a cash consideration on the date of 

the valuation. An open market valuation assumes (i) that there is a willing seller, (considerable 

properties have already been sold on plan); (ii) that the interest being valued would have been, 

prior to the transaction, properly marketed; (iii) that the state of the market, level of values and 

other circumstances are consistent over the period of the valuation; (iv) that no account is taken 

of any additional bid by a prospective purchaser with a special interest; (v) and that both parties 

to the transaction act knowledgeably, prudently and without compulsion. An existing use value 

follows on the definition of the open market value, with the added assumptions that (a) the 
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property can be used, for the foreseeable future, only for the existing use, and (b) that vacant 

possession is provided on completion of the sale of all parts occupied by the business. 

 

The present market value of Site B, described above, as per Capital Markets Rule 7.11.1, is 

estimated at €17,500,000  
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RENTALS USED IN VALUATIONS 
 

Commercial Development within Area of Containment – Site A 
 

The Property covered in this Valuation Report includes a property located between the main Hal 

Mann Vella Group showroom and Site B described above, which measures circa 1,000 square 

metres (hereinafter, “Site A”). In line with Capital Markets Rule 7.4.1.5, it is stated this area was 

re-developed in accordance with planning application with reference number PA/03428/14.  The 

re-development created two additional levels of offices (Class 4A), each circa 600 square metres, 

whilst retaining the existing basement and ground-floor which are used as storage areas 

supporting the industrial operations of the group of companies of which the Issuer forms part.  In 

line with Capital Markets Rule 7.4.1.2, the property and surrounding roads/alley were inspected 

by the undersigned. See Appendix “C” to this Valuation Report, which includes the site plan and 

site images.     

 

As per Capital Market Rules 7.4.1.8, and 7.10, the current rental income for this additional 

1,200square metres of office space, is €139,986 (one hundred thirty-nine thousand and nine 

hundred and eighty-six Euro) per annum (ex-VAT). A number of the current rental agreements 

which commenced in circa 2015, are generally for a ten-year period, which means that these will 

shortly expire. This will give the Issuer the opportunity to revise the rental value.  In accordance 

with information provided by the Issuer, 41% of Site A is already contracted up to 2035, 48% of 

Site A is under negotiations to extend the leases by a further ten-year period, with increased 

rates. The last 11% will also be extended, with negotiations expected to commence shortly.  In 

addition, the value quoted excludes the potential income from the ground floor and basement 

level. As per Capital Market Rule 7.4.1.11, since these portions of Site A are leased to a 

subsidiary of the Issuer, a more conservative income value was assumed. This value was 

assumed at 75% of the €142,160 (one hundred forty-two thousand and one hundred and sixty 

Euro) per annum. The total actual and potential rental income amounts to €244,975 (two hundred 

forty-four thousand and nine hundred seventy-five Euro) per annum. 

 

The rental agreement envisages that the Issuer, as lessor, is responsible for the repair 

obligations, and maintenance costs (including lifts, air conditioners, repairs, renewals and 

decorations. The relative lessee is responsible for the operating costs (water and electricity). An 

allowance for these obligations and for maintenance costs, to be incurred by the Issuer, has been 
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taken into account in the current valuation.  These costs have been included at 3% of the total 

yearly income, before tax.  This percentage is based on the records of the building’s upkeep over 

the last 10 years. Therefore, for the purpose of this valuation, an estimate of gross operating 

profit at 97% of revenue was assumed. 

 

An open market value represents an opinion of the best price for which the sale of an interest in 

a property would have been completed unconditionally for a cash consideration on the date of 

the valuation. An open market valuation assumes (i) that there is a willing seller; (ii) that the 

interest being valued would have been, prior to the transaction, properly marketed; (iii) that the 

state of the market, level of values and other circumstances are consistent over the period of the 

valuation; (iv) that no account is taken of any additional bid by a prospective purchaser with a 

special interest; (v) and that both parties to the transaction act knowledgeably, prudently and 

without compulsion. An existing use value follows on the definition of the open market value, with 

the added assumptions that (a) the property can be used, for the foreseeable future, only for the 

existing use, and (b) that vacant possession is provided on completion of the sale of all parts 

occupied by the business. 

 

The existing use value of an asset is effectively its market value, based on the continuation of its 

existing use on a vacant possession basis, and the assumption that the asset could be sold in 

the open market for its existing use. The term value in use has a very similar meaning – it is 

obtained by estimating the future cash inflows and outflows to be derived from continuing use of 

the asset, and its ultimate disposal, and the application of an appropriate discount rate to these 

future cash flows. This value corresponds to the capitalised sum of the fair business earnings 

potential; and this value could, depending on the commercial success of an enterprise, and 

particularly in a site which has gained value in recent years, such as is the case in this valuation, 

differ from the mere replacement costs of the finished building itself. The replacement cost of the 

finished building is not, in itself, part of the present value, since it represents the asset providing 

the cash income. In the long term, if the earnings potential declines, a redevelopment of the site 

would be appropriate in order to maximize its potential; the net present value (NPV) of the 

residual value of the building, appropriately depreciated, is therefore added to the value in use. 

Similarly, since the primary value of the asset is its business earnings potential, any consideration 

of alternative use, at this stage, would require the demolition of the current property and the 

redevelopment of the site. In view of the current contractual obligations, and the known updates 
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to these contracts, together with the relatively recent investment to construct and finish the 

development, no alternative use is deemed to be appropriate at this stage. On the other hand, 

since the long-term value of the land, on which the development is built, will continue to 

appreciate strongly, the NPV of the land, at the presumed end of life of the building, is added to 

the value in use, to obtain a fair representation of the market value. 

 

The valuation is based on a determination of future operational cash-flows, together with the 

estimated residual value of the building and land assets, at the end of the period covered by 

operational projections, discounted to net present value at an appropriate rate of return. The 

valuation calculations were based on information made available by the directors of the Issuer, 

and reviewed by the company’s auditors, with regards to income.  In the calculation, the potential 

rental income of the ground and basement level were also taken into consideration, even though 

these are currently leased to a subsidiary of the Issuer. 

 

The replacement value of Site A was estimated on the basis of the global rates of construction. 

This amounts to circa €2,500,000 (two million, five hundred thousand Euro). The replacement 

value does not have a significant impact on the current value. The NPV of the residual value at 

the end of the life of the current commercial development, assumed to be in 10 years’ time, was 

calculated assuming a 10% annual depreciation for the building, and discounted at 7.5%, at 

approximately €193,000 (one hundred and ninety-three thousand Euro).   

 

The valuation of the current land footprint of the development, measuring circa 760square 

metres, is more sensitive to the NPV, because, effectively, there are rarely any comparable sites, 

of similar size and location, available on the market, and therefore comparisons are difficult. The 

price of land continues to increase, since land in Malta is a diminishing resource, particularly in 

the more desirable areas, and annual increases of 12-15% have been recorded. The upward 

trend remains strong; the current value of the land footprint of the development has been 

estimated at a conservative €2,150,000 (two million, one hundred fifty thousand Euro). This was 

appreciated by 7.5% for a fifteen-year period, and then discounted using a rate of 7.0% to obtain 

the NPV of residual value of the land, at the end of the life of the current development (which 

timeframe is the same as that of the lease agreements set at 15 years). The land value, based 

on the above is €2,145,000 (two million, one hundred forty-five thousand Euro). 
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The selection of the discount rate to be applied to the net cash inflows is based on (i) the long 

term pre-tax risk-free rate of return, (ii) inflation, and (iii) on a specific risk premium for the 

individual property being valued, taking into account factors such as property illiquidity, 

management limitations, type, size and location of property, competition, future uncertainty, 

counter-party risks, and resource risks. The pre-tax risk-free rate of return is the theoretical rate 

of return where there is no risk of financial loss; this is generally equated to the yield from a bond 

issued by a sovereign state. Secondary market yields of Malta Government Bonds, with 

remaining maturity close to 10 years, are recorded at an average of 3.45%. The Inflation Index 

in 2021 was recorded as 0.72% and that of 2022 was recorded at 6.12% while that of 2023 was 

recorded at 5.6% (average 4.15%). The trend in 2024 and 2025 is for this to reduce (3.00% and 

2.70% respectively). The rate of inflation recorded during 2022 and 2023 increased considerably.  

In current terms, therefore, the real pre-tax risk-free rate of return has been taken at 4.00% since 

one has to keep in mind the fifteen-year period.   

 

In order to calculate the risk-adjusted yield, it is necessary to assess the risk premium that should 

be added to the real pre-tax risk-free rate of return.  In terms of office activity, the flexible layout, 

the size, and the growing popularity of the location, together with the fact that the building is 

leased to various tenants, gives confidence to the sustainability of the income streams.  What 

also has to be taken into consideration, is the ability to split the block into several smaller units, 

which could be easier to lease, in the future. A risk premium of 5.0% would appear to be 

legitimate for the office activity. 

 

Consequently, the discount rate applicable to the relative income streams was selected at 9.00% 

for the office activities.  It is important to state, the even though the Issuer has confirmed that 

59% of leases are being renegotiated, and these negotiations will result in favorable rates for the 

Issuer, for the purpose of this valuation, this potential increase has been ignored, and the current 

lease values were used. The valuation was calculated before tax. On the basis of the above, the 

current capitalised value of the income streams deriving from the office activities of Site A are 

estimated at approximately €2,126,000. This is based on the current income for a period of 15 

years.   

 

Capital Markets Rules 7.4.1.12, 7.4.7 and 7.4.8, are not applicable for this valuation. 
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In terms of environmental risks, which could include contaminated ground and flooding, from the 

information available, these should not be of concern.   

 

The present market value of the land held for development, described above, as per Capital 

Markets Rules 7.11.1 and 7.11.2, is estimated at €4,465,000 (four million, four hundred sixty-

five thousand Euro). 

 

Summary 

 

The present open market value of the three developments together, described above, as per 

Capital Markets Rule 7.11, has been reproduced below: 

 

VALUATIONS OF PROPERTY HELD FOR DEVELOPMENT 

 

Mġarr Land -          €2,550,000 

Site B –         €17,500,000 

 

Sub-Total:        €20,050,000 

 

RENTALS USED IN VALUATIONS 

 

Site A -          €4,465,000 
 
Sub-Total:        €4,465,000 
 
 
Therefore, the total present open market value is estimated at €24,515,000 (twenty-four million, 

five hundred and fifteen thousand Euro). 
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The valuation has been carried out by the undersigned, as independent valuers, in terms of, and 

with regard given to, the UK Royal Institution of Chartered Surveyors Appraisal and Valuation 

Manual. The RICS Valuation Standards were referred to for the purposes of this Valuation 

Report. The undersigned confirm that there is no conflict of interest in advising you of the opinion 

of the value of the Property, since the undersigned or their associates will not benefit from the 

valuation instruction, other than the valuation fee.  

 

In the opinion of the undersigned of the value of the Property is based upon the facts and 

evidence available at the date of the valuation, part of which information was made available by 

the directors of the Issuer and their advisors. The nature of the Property is such that the value 

lies primarily in the re-sale of the proposed units. Our knowledge of the Property allows us to 

confirm that the areas quoted in this Valuation Report are broadly correct. Details of tenure are 

as supplied to the undersigned, and no assessment of deeds or other documents relating thereto, 

has been made.  

Valuations are not a prediction of price, nor a guarantee of value, and whilst this valuation is one 

which the undersigned consider both reasonable and defensible, different valuers may properly 

arrive at different opinions of value. Moreover, the value of property is susceptible to changes in 

economy conditions, and may therefore change over relatively short periods. This Valuation 

Report is submitted without prejudice to the party to whom they are addressed. The undersigned 

advise that no responsibility is accepted or implied to third parties to whom this report may be 

disclosed, with or without our consent. In particular, the undersigned advise that no liability is 

accepted in contract, tort (including negligence, or breach of statutory duty), restitution or 

otherwise, in respect of any direct loss of profit, any indirect, special or consequential loss 

whatsoever howsoever caused including, without limitation, loss of profit, loss of business, loss 

of goodwill, loss of use of money, and loss of opportunity.   
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In accordance with standard practice, neither the whole nor any part of this Valuation Report nor 

any reference thereto may be included in any published document without the prior written 

approval of the undersigned for the context in which it may appear.  

 

 
 
 
 

 
Prof. Dr.Eur.Ing. Alex Torpiano,     Perit Gaston Camilleri 
B.E.&A. (Hons), MSc. (Lond), PhD (Bath), MIStructE, CEng., Perit   B.E.&A. (Hons), MSc. (Melita), Perit 

 
o.b.o. TBA periti 
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APPENDIX “A” 
(Detailed workings, site plan and site images – Mġarr Property) 

 
 

Land Value – Residual Method: 

   

1) Planning fees  € 41,430.30

2) Excavation (Incl. 18% Vat) estimated cost € 247,800.00

3) Shell construction (Incl. 18% Vat) estimated cost € 1,639,580.50

4) Finishes (Incl. 18% Vat) estimated cost € 1,567,777.50

5) Professional fees and other project related expenses € 135,827.25

6) 15% profit on proceeds of sales €1,174,500.27

   

 Total €4,806,915.82

   

7) Total potential from sales (projections less 5.9% agencies fees and 
less a risk premium) – actual projected sales, is €8,700,002.  For 
the purpose of this valuation, this value was reduced by 10%. 

€7,368,031.69

   

 Estimated land value (7 – [1 to 6]) € 2,561,115.87

 

 

 

Land value is being rounded down to €2,550,000.   
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View of site overlooking Triq Il-Għansar and Triq Id-Dagħbien 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

View of site overlooking Triq Il-Għansar and Triq Id-Dagħbien 
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View of site overlooking Triq Site Harry Luke 
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APPENDIX “B” 
(Site plan and site images - Commercial Development within and beyond the Area of 

Containment – Site B) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Views of site overlooking Triq Pantar 
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APPENDIX “C” 

(Site plan and site images - Commercial Development within Area of Containment – Site A.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Views of site overlooking Triq Pantar 
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