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30t April 2019

The Directors
Center Parc Holdings Ltd
Qormi

Valuation Report for the
Center Parc Complex, Qormi Road/Triq it Tigrija, Qormi

l. Scope of Valuation
In accordance with your instructions, the undersigned has carried out a Valuation of the Center Parc
Complex, at the said address, which detailed report is herewith submitted.

The Valuation has been carried out by the undersigned, as an external valuer in terms of, and with
regard given to, the UK Royal Institute of Chartered Surveyors (RICS) Appraisal and Valuation
Manual. The Valuation was based on direct knowledge of the site, and its potential, as well as on such
inspections and investigations as are, in the professional judgment of the undersigned, appropriate
and possible in the current circumstances. The valuation relies on information provided by the
Directors, and their professional advisors, as far as concerns tenure, privileges, charges and other
related matters. The Valuation is nevertheless based on the assumption that no harmful or hazardous
materials have been used in the construction of the existing property, or have since been
incorporated, and that there is no contamination in or from the ground.

The undersigned has relied on the floor areas taken up from the plans as provided by the owners.

2. Location and Brief Description of the property

The property for the purposes of this valuation is located in between Hal Qormi Road and Tigrija
Road, Qormi. The site is bounded on the North side by Hal Qormi Road and on the west side by
Tigrija Road.

The site covers approximately 9,560 square meters of land. The main fagades faces Hal Qormi Road
and also Triq It Tigrija

The site has recently become a regional commercial Center with commercial developments
opening recently such as

* Pavi Supermarket

* Lidl

e Kiabi
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Figure I: Site Location

3. Access Roads to the Site

A main road (Hal Qormi Road) passes along the North side of the site. Another road, Triq It Tigrija
gives access to the site from the southern side. A bus terminus is located within 50 meters from the
site.

The site in question in terms of access is located on a very strategic route linking two main arterial
roads that is the Qormi By-Pass linking the north part of the Island to the south western part, and
the Mriehel By-Pass which links the North eastern localities to those of the south eastern parts.
These two main traffic network links passing on either side of the site guarantee ease of access to
and form the site, rendering it ideal for retail orientated business ventures. (see Figure 2)
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4. Site History
The site was previously an open undeveloped land which within its grounds contained a number of
archeological findings, namely

* An old farmhouse

* Foundation remains of a mill room

* Cart Ruts

* Old tomb

These findings have all been recorded and with the acceptance of the Superintendence of Cultural
Heritage will be preserved as specified in the Planning Authority Permit

5. Development of the Site
Development Permits
This site was originally zoned for the use as a Home for the Elderly. However a planning control

application PC 51/16 was submitted to change the use of the whole site to a commercial use. This
application was approved and hence the site is now zoned for commercial use.

This site is therefore considered a prime commercial site where all the basic infrastructural services
are available. This property is not subject to ground rent i.e. freehold. The only other limitation
imposed by the zoning of this site is that the level of the roof of any proposed development cannot
exceed the level of Trig Hal Qormi.
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A development permit has been issued to excavate the site to a level circa two meters above sea
level, to dismantle the old mill room and the farmhouse by hand, to store all the material resulting
from the dismantling in a secure place and in an orderly manner such that these structures can be re-
erected once the development is completed. The location of these structures have been approved in
planning permit PA 5444/16 dated 234 June, 2017 (Refer to Annex | for Permit and Approved
Plans).

A development application was then submitted on [8th May 2016 to construct two levels of
basement garages, one full floor for commercial use and another receded floor for commercial use
(PA 5491/16). The permit PA5491/16 was issued on the 25t October 2018. (Refer to Annex 2 for
Permit and Approved Plans).

Subsequent application has been submitted for alterations and additions PA reference Tracking
218253.

Allowable Development
In accordance with the Planning Authority Permit PA5491/16 issued permits mentioned above, the
site is being developed as follows:

* Level -2 Car Park for 264 cars
* Level -1 Car Park for 245 cars
* Level 0 Commercial Retail 6,715 square meters
e Level |
o Commercial Retail 3,347 square meters
o External car park (29 cars) and landscaping
* Level 2 Landscaped roof incorporating the reconstruction of the Farmhouse

= Lifts and Stairs
= A series of large lifts and staircases provide access from the lower car parking floors
areas to the upper car parking areas.
* Two escalators interconnect level 0 with level |
= A travelator gives access from the car park at level -1 to level 0 (entrance level)

Plans of the complex are included in Annex 2. Photos of the property under construction are
included in Annex 3.

6. Possible Future Development

Recently the Planning Auuthority has launched the Review of the 2006 Central Malta Local Plan for
Qormi, as amended in 2013 and 2017.

The aim of the review is to amend the provisions of policy QOO05 and planning control applications
I5 of 2009 and 51 of 2016 related to the maximum allowable height of buildings and delete the
condition that the roof of the building below the level of Triq Hal Qormi (arterial road) should be
allocated for soft landscaping to enable the increase of the allowable building heights to 1 1.4 m above
the upper road level.

This signifies that if this review is approved the property would gain an additional developable area of
over 28,000 square meters. Given that this review is has just completed the public consultation stage,
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that is there is there is no approval, no allowance has been taken into account into the value of the
land.

el

mage of the Project When Completd

I
7. Project Execution
The scope of the project as permitted by the Planning Permit is to develop the site into a commercial

shopping Center with a total rentable area of 9,818 square meters. Two floors of underground
parking are being provided which will service two floors of rentable retail spaces.

Currently the following tenants have confirmed their presence within the complex
* Decathlon 3418 sqm
* Gallarija Darmanin 954 sq m
* Dizz Group 2674 sqm
* Intercomp 210 sqm
* Café Cuba 431 sqm
* The Entertainer 354 sqm
*  Camilleri Group 476 sq m
* International Retail Group 1301 sqm

The building shall be serviced by an integrated system of mechanical, electrical and air-conditioning
systems throughout. A substation is included within the development to provide the necessary
electrical Power from Enemalta

The level of finishes being contracted for the fagade and the internal common areas are high in terms
of floor, wall and ceiling treatments. General ambience of the premises shall lively and externally all
areas are fully landscaped.

The complex is expected to be completed by third quarter of 2019.

8. Valuation Analysis

This Valuation is based on the open market value for its existing use. An open market value
represents an opinion of the best price for which the sale of an interest in a property would have
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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
(2) 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 as has been specifically approved in accordance with the Development Permits
issued by Planning Authority.

In the assessment of the valuation of the property, consideration has been taken of the development
carried out on the site and the proposed uses in terms of commercial retail use, the layout and the
level of the final building product and the location of the property in terms of ease of access on a
regional level and the superficial area with special reference to the provision of car parking facilities.

9. The Property in its Current State
The site is currently under construction and the following works have to date been executed:
* Level -2 90% constructed
* Level -1 80% constructed
* Level +0 80% constructed
* Level +1 80% Constructed
Mechanical and electrical works have already commenced at levels -2 & -1.
Refer to Annex 3 for photos of existing progress,

Due to the location of the site and the permitted development, the value of the property is based on
* The value of the land when purchased in 2015 amounted to five million euro (€5,000,000).
At that stage the property could only be developed as an old peoples home. Subsequently in
October 2018, a permit was issued for a commercial Center as indicated above. Given the
current development potential, the land has now been valued at €11,600,000 which is based
at an average land value of €1,215 per square meter given its location.
* The value of the complex construction costs to date amount to €7,170,524 Refer to Annex
4 for Cost Breakdown.

Total value of land and building to date €18,770,534.
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10. The Property with Reference to its full potential when completed

»

|
» |

Internal Image of completed project

Based on the location of the site and the permitted development, the a valuation of the complex has
been carried out based on the following. Refer to Annex 7, Valuation Analysis.

The value of the land when purchased in 2015 amounted to five million euro (€5,000,000).
At that stage the property could only be developed as an old peoples home. Subsequently in
October 2018, a permit was issued for a commercial Center as indicated above. Given the
current development potential, the land has now been valued at €11,600,000 which is based
at an average land value of €1,215 per square meter given its location.

Land value estimated to increase by 5% per year

The estimated construction costs when completed amounting to €9,515,317, see Annex 5,
for a a more detailed breakdown;

The present day capitalization of revenue derived from rental income streams (increasing at
an average of 3% per year) from the retail utilization of the areas being developed as a retail
complex. The rental values are based on actual rates being currently leased to prospective
tenants. Refer to Annex 6 for breakdown of rental streams.

Certification

In view of all the above assumptions, the potential commercial use of the property, and taking into
consideration current land prices, | consider the open market value of the site at Center Parc,
Qormi Road/Tigrija Road, Qormi when completed, which is currently held on a freehold basis
comprising of site measuring an area of 9,560 square meters, to be equivalent to twenty nine
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million, two hundred and forty five thousand, nine hundred and ninety eight euro
(€29,245,998).

This valuation has been carried out according to the condition and state of the property and the
Area Planning Policies as at 30t April 2019. This value has been derived assuming that there are no
onerous or unusual outgoings or encumbrances of which we have no knowledge and that the
premises are covered with all the valid necessary permits and licences for its operation.

I 1. Other Considerations

The open market value of the property may vary according to future changes in the trading
potential or the actual level of trade as compared with the information and assumptions
considered in this valuation.

No allowance has been made for outstanding loans, and other charges and interests or intra-
group leases that may exist in respect of the property.

It has been assumed that freehold and leasehold properties can be transferred to third party
purchasers.

No allowance has been made for any existing or proposed local legislation relating to the
taxation of the property asset.

It has been assumed that any existing financing and contractual arrangements can continue
uninterrupted.

The flexibility of the building fabric.

12. Hypothecary Charges

None

13. Final Note

Finally | would like to note that having taken all reasonable care to ensure that such is the case, the
information contained herein is to the best of my knowledge in accordance with the facts and
contains no omission likely to affect its value.

Yours Sincerely

MED DESIGN ASSOCIATES 1TD.
HERCULES HaE, 5t. Mark Street
Vallerta - Malta
Tel. +35€ 21220010 / 21232967
E-Mail into@medesign.com.mt

Perit Charles Buhagiar
Architect & Civil Engineer
Obo Medesign Associates Ltd
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ANNEX | — Permit PA5444/16 Permit &
Approved Plans
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PA/05444/16 - 168a - Valid,
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Centre Parc Holdings Ltd. Attn: Paul Caruana Date: 17 May 2017
Timehouse, Our Ref: PA/05444/16

Office 1,2,3
Trig Dun Bartilmew Attard,
Zebbug. ZBG 2712

Application Number:
Application Type:
Date Received:
Approved Documents:

Location:
Proposal:

PA/05444/16

Full development permission

17 August 2016

PA 5444/16/1 - Site Plan

PA 5444/16/77A - Existing Overall Plan

PA 5444/16/78A - Proposed Overall Demolition, Dismantling and
Road Widening Plan

PA 5444/16/79A - Existing Plans, Sections and Elevations of
Farmhouse

PA 5444/16/80A - Proposed Elevation Plan and Temporary Boundary
Wall Plan

PA 5444/16/81A - Proposed Site Sections

PA 5444/16/82A - Proposed Elevations of Temporary Boundary Wall
PA 5444/16/83A - Proposed Excavation Plan of Reservoir

PA 5444/16/84A - Plan, Section and Elevations of Historic Millroom
PA 5444/16/85A - Proposed Part Demolition Plans, Section and
Elevations of Farmhouse

and supporting documents:

PA 5444/16/1C - Millroom Method Statement
PA 5444/16/86A - Excavation Management Plan

Site at ( fields), Trig Hal-Qormi c/w, Triq It- Tigrija, Qormi, Malta

To sanction removal of existing soil for archaeological investigation as
per terms of conditions 12 of PC 15/09. Proposed demolition of
existing rubble walls and accretions to farmhouse, excavation of site,
dismantling and relocation of historical structure and construction of
temporary boundary wall.

Development Planning Act, 2016
Full Development Permission

The Planning Authority hereby grants development permission in accordance with the application and
documents described above, subject to the following conditions:

1 a) This development permission is valid for a period of FIVE (5) YEARS from the date of

PA/05444/16
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publication of the decision in the press but will cease to be valid if the development is not
completed by the end of this validity period.

b) This permission relates only to the development as specifically indicated on the
approved drawings. This permission does not sanction any other illegal development that
may exist on the site.

c) Copies of all approved drawings and documents shall be available for inspection on site
by Planning Authority officers at all reasonable times.

d) The development shall be carried out in complete accordance with the approved
drawings, documents and conditions of this permission. Where a matter is not specified,
then the conditions of this permission and of Development Control Design Policy,
Guidance and Standards 2015 shall apply.

e) Before any part of the development hereby permitted commences, the enclosed green
copy of this development permission shall be displayed on the site. This must be
mounted on a notice board, suitably protected from the weather and located not more
than 2 metres above ground level at a point on the site boundary where it is clearly visible
and can be easily read from the street. The copy of the permission must be maintained in
a good condition and it shall remain displayed on the site until the works are completed.

f) A Commencement Notice is to be submitted to the Planning Authority, by the perit on
behalf of the applicant, at least FIVE DAYS prior to the date of commencement of works
or utilisation of the permission. Failure to submit the Commencement Notice (with all
fields correctly completed) or failure to submit it within the required timeframe shall
invalidate the Notice and shall result in the imposition of fines according to Schedule D of
Legal Notice 277 of 2012, or its amendments, or its replacements. In addition, if the
applicant fails to submit the Commencement Notice or the Commencement Notice
submitted is invalid, the relative permission shall be considered as never having
been utilised - Article 72(4) of the Development Planning Act (2016).

g) All building works shall be erected in accordance with the official alignment and
official/existing finished road levels as set out on site by the Planning Authority’s Land
Surveyor. The Setting Out Request Notice must be submitted to the Land Survey Unit of
the Planning Authority when the setting out of the alignment and levels is required.

h) Where an officially schemed street, within the development zone, bordering the site is
unopened or unformed, it shall be opened up and brought up to its proper, approved and
official formation levels prior to the commencement of any development hereby being
permitted.

i) The development shall be carried out in accordance with the provisions of the
Environmental Management Construction Site Regulations, Legal Notice 295 of 2007 (or
subsequent amendments). Any hoarding shall be erected in accordance with Schedule 2
of the same Regulations.

i) New development on vacant or redeveloped sites shall be provided with a water cistern
to store rainwater run-off as required by the Energy Performance of Buildings Regulations
(2012) [published through Legal Notice 376 of 2012 and any amendments thereto].

k) No steps, ramps or street furniture are to be constructed on or encroached onto the
public pavement or road.

PA/05444/16 Print Date: 23/06/2017
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I) Any doors and windows, the lower edge of which is less than 2m above road level, and
any gates shall not open outwards onto a public pavement or road.

2 This permission is subject to a Bank Guarantee to the value of EUR 24,227 (twenty-four
thousand, two hundred and twenty-seven euro) to ensure that the street is properly
restored in accordance with the Environmental Management Construction Site
Regulations, 2007 (Legal Notice 295 of 2007). The bank guarantee shall only be released
after the perit submits a post-construction condition report together with photographs
evidencing compliance with this condition, accompanied by clearance from the Local
Council. The clearance from the Local Council is to be endorsed by the Mayor and the
Executive Secretary of the Local Council. This guarantee shall be forfeited if, after 3
months from the date of notification by the Authority of a notice to effect the remedial
works, these are not carried out. Its forfeiture shall not, however, preclude the applicant
from adhering to all the conditions contained in this development permission.

3 Conditions imposed and enforced by other entities

A. Where construction activity is involved:
(a) The applicant shall:

(i) Appoint a Project Supervisor for the Design Stage and a Project Supervisor for
the Construction Stage and any such appointment shall be terminated, changed or
renewed as necessary. The same person may be appointed to act as project supervisor
for both the design and construction stage, if that person is competent to undertake the
duties involved and

(ii) Keep a health and safety file prepared by the Project Supervisor for the Design
Stage.

(b) When the construction works related to this application are scheduled to last longer
than thirty working days and on which more than twenty workers are occupied
simultaneously, or on which the volume of work is scheduled to exceed five hundred
person-days, the project supervisor shall communicate a prior notice to the
Occupational Health and Safety Authority (OHSA) at least four calendar weeks
before commencement of works.

(c) The Project Supervisor for the Design Stage shall draw up a health and safety plan
which sets out the occupational health and safety rules applicable to the construction
activities concerned, outlining the measures to ensure cooperation between different
contractors and shall also include specific measures concerning occupational risks that
may be present at this site.

B. Where the development concerns a change of use to a place of work, the applicant
shall obtain a Perit's declaration that the building conforms to the requirements of L.N. 44
of 2002.

C. Where the development concerns a place of work:

PA/05444/16 Print Date: 23/06/2017
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The applicant shall:

(i) Obtain a Perit's declaration that the necessary requirements arising out of L.N. 44 of
2002 have been included in the plans and drawings; and

(ii) Obtain a Perit’s declaration that the building conforms to the requirements of L.N. 44 of
2002.

D. The development is to strictly adhere to the ‘Design Guidelines on fire safety for
buildings in Malta’ to ensure that all Fire Safety measures and provisions are addressed
as indicated in the Design Guidelines on Fire Safety for Buildings in Malta, published by
the DCID in 2004, (or other relevant standard, provided it is approved by the Civil
Protection Department), Policies, and the Laws and Regulations of Malta.

E. Prior to laying of water and wastewater services in the road, the development shall
comply with the requirements of Legal Notice 29/10 Part Ill (Roads in inhabited Areas)
Clause 12.

F. In the event of an accidental discovery in the course of approved works, any cultural
heritage feature discovered should not be damaged or disturbed and the Superintendence
is to be immediately informed of such discovery. Any cultural heritage features discovered
are to be investigated, evaluated and protected in line with the Cultural Heritage Act 2002
(CAP 445). The discovery of cultural heritage features may require the amendment of
approved plans.

In terms of Article 72(3) of the Development Planning Act, 2016, the execution and validity of this
permission is automatically temporarily suspended and no works as approved by the said
development permission may commence before the lapse of the time period established in Article 13
of the Environment and Planning Review Tribunal Act and subsequently will remain so suspended if
the Tribunal so decides in accordance with the Environment and Planning Review Tribunal Act.

Where the approved drawings and/or documents are dimensioned, then the declared dimensions
shall prevail over the actual size as depicted on the approved drawings and/or documents.

Developers are advised to check the invert level to the sewer main with the Water Services
Corporation as they would have to make their own arrangements where a gravity service connection
is not possible. In these cases, the architect has to indicate the solutions envisaged and to indicate on
the plan what needs to be carried out and obtain approval from WSC. Developers are further
reminded that connection of storm water into main sewers is not allowed.

If the declaration of ownership, as contained in the application form, is determined as incorrect by a
Court of Law, then the said Court of Law can declare this development permission as null and void.
This development permission does not remove or replace the need to obtain the consent of the
land/building owner to this development before it is carried out. Furthermore, it does not imply that
consent will necessarily be forthcoming nor does it bind the land/building owner to agree to this
development. Where the land/building is owned or administered by the Government of Malta a
specific clearance and agreement must be obtained for this development from the Land and/or Estate
Management Departments.

This development permission is granted saving third party rights. This permission does not exonerate
PA/05444/16 Print Date: 23/06/2017
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the applicant from obtaining any other necessary permission, license, clearance or approval required
from any Government department, local council, agency or authority, as required by any law or
regulation.

This development permit does not authorise any storage of substances listed in Occupational Health
and Safety Authority Act (Cap. 424) - Control of Major Accident Hazards Regulations, 2003, as
amended, in quantities that would render this site an establishment within scope of these regulations.
The storage and handling of said substances may require a new or amended development
permission in line with current policies and regulations.

For any non-residential uses hereby being approved, prior to commencement of any works on site or
any eventual permitted change of use, the applicant shall be required to contact the Environment and
Resources Authority to obtain any necessary operational permit or registration. This requirement

does not apply to Class 2B, 2C, 4A and 4B uses as listed in the Development Planning (Use Classes)
Order 2014, or its subsequent amendments.

This decision is being published on 31 May 2017.

Marthese Debono
Secretary Planning Commission (Development Permissions)
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Notes to Applicant and Perit
Right for reconsideration
Where applicable, you have a right to submit a request for reconsideration to the Authority in terms of
regulation 14 of Legal Notice 162 of 2016.
Right for appeal
You have a right to submit an appeal, against the decision, to the Environment and Planning Review
Tribunal in terms of Article 13 of the Environment and Planning Review Tribunal Act, 2016.
Time limits
Requests for reconsideration or appeals must be made within 30 days from the publication of the
decision notification in the local press as required by regulation 14(1) of Legal Notice 162 of 2016.
Fees to submit a request for reconsideration or appeal

In either case, there is a fee to be paid which should accompany the request for reconsideration or
the appeal. The fees are as follows:

For reconsideration - 3% of the Development Permit Fee paid in respect of the original application,
subject to a minimum of €69.88.

For appeal - 5% of DPF (Development Permit Fee) paid in respect of the original application, subject
to a minimum of €150 + €50 administrative fee (LN 112 of 2016).

Submission of request for reconsideration or appeal

With regards to requests for reconsideration, Form PA 4/16 must be used for submission. All fields
of the Form must be filled in as appropriate. Requests for reconsideration can only be submitted
electronically.

With regards to appeals, as required by Article 13 of the Environment and Planning Review Tribunal
Act, 2016, the submission must include the detailed grounds for appeal and the requests being made

by the appellant. Appeals must be submitted physically at the offices of the Environment and
Planning Review Tribunal, St. Francis Ditch, Floriana.
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Important Notice

In view of the provisions of Article 72(4) of the
Development Planning Act (2016), a
Commencement Notice is to be submitted to the
Planning Authority, by the perit on behalf of the
applicant, at least FIVE DAYS prior to the date of
commencement of works or utilisation of the
permission. Failure to submit the Commencement
Notice (with all fields correctly completed) or failure
to submit it within the required timeframe shall
invalidate the Notice and shall result in the
imposition of fines according to Schedule D of
Legal Notice 277 of 2012, or its amendments, or its
replacements. In addition, if the applicant fails to
submit the Commencement Notice or the
Commencement Notice submitted is invalid, the
relative permission shall be considered as never
having been utilised.

-PADCN-
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