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The Board of Directors, 
United Group Ltd. 

12 July 2023 

Archi+, BS Building 
Mesta Road 
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Malta 

Valuation methodology 

There were no restrictions in the choice of valuation methodology in the valuation. We 

used the traditional residual method as the primary method due to the development 

potential, the premise of value considered (highest and best use), and the use, type and 

title and occupation of the Property. It was assumed that the penthouse unit would be 

retained by the hypothetical purchaser and that the apartment unit will be sold since it is 

subject to a promise of sale agreement as at the Valuation Date (see Appendix 7). 

Valuation opinion 

By taking into consideration the characteristics and conditions described in this report 

(and as outlined in Appendices 8 - 10), it may be established that as at 29 May 2023 (the 

Valuation Date which is taken to be the date of inspection), the freehold interest (and full 

vacant possession) of the Property has: 

• a present Market Value of €415,000 (four hundred and fifteen thousand euro}; and

• a Gross Development Value of €860,000 (eight hundred and sixty thousand euro).

Valuation statement 

A+ 

Note that the valuation represents the figures that would appear in a hypothetical contract 

of sale at the Valuation Date. No allowances have been made for any expenses of 

realization nor for taxation which might arise in the event of a disposal. No account has 

been taken of any mortgages, debentures, or other charges. All capital values stated in 

this Valuation are exclusive of VAT, inclusive of agency fees (if any), and exclusive of the 

value of any movable furnishings. Furthermore, it is to be noted that the cost estimate 

and Gross Development Value are based on present terms. 

There were no variations from standard assumptions and the valuation was based on the 

assumptions, special assumptions and conditions listed in Appendix 11. Furthermore, 

there is no material uncertainty to report. 

Adrian Mangion B.E.&A. (Hons) A.&C.E.; Perit

Partner 

For and on behalf of 

Archi+ 

Encl.: Appendices 

T: +356 2149 3995 
M: +356 7979 1425 
E: info@archiplus.mt 

W: www.archiplus.mt 



    
    
 
 

   

    
 

 

  

LEGAL NOTICE AND DISCLAIMERS 
 

Valuations This valuation is a professional opinion and is expressly not intended to 
serve as a warranty, assurance or guarantee of any particular value of the 
subject property. Other valuers may reach different conclusions as to the 
value of the subject properties. This valuation is for the sole purpose of 
providing the intended users with the Valuer’s independent professional 
opinion of the value of the subject property as at the valuation date. 

Reliance This report is for the use only of the parties to whom it is addressed for the 
specific purpose set out herein and no responsibility is accepted to any 
third party for the whole or any part of its contents. 

It is important that the report is not used out of context or for the purposes 
for which it was not intended. We shall have no responsibility or liability to 
any party in the event that the report is used outside of the purposes for 
which it was intended, or outside of the restrictions on its use. 

We responsible only to the Client and any other person making use of this 
valuation shall do so solely at his or her risk. 

Consent to publication and 
use 

Neither the whole nor any part of the report or reference to it may be 
included now, or any time in the future, in any other published documents, 
circular or statement, referred to or used in any way without the prior 
written consent of the Undersigned. 

Information and verification We have taken reasonable care to ensure that the information is up-to-
date, complete and correct and may be safely relied on, and to the best of 
my knowledge is in accordance with the facts as given to me, and contains 
no omission likely to affect the value of the building. 

Furthermore, it has been assumed that any information supplied can, if 
necessary, be verified. Should any of the information provided be found to 
be inaccurate or incomplete there could be a variation in value. 

It is recommended that should any further reports or audits, inter alia, to 
condition, legal or environmental issues become available, then copies 
should be forwarded to the Undersigned in order that to comment upon 
their impact on value. 

Liability cap Our maximum shared aggregate liability to any relying parties howsoever 
arising under, in connection with or pursuant to this report and/or the 
Instruction together, whether in contract, tort, negligence or otherwise 
shall not exceed the lower of: 

i. 25% of the true value of the property to which the Instruction relates 
(as at the valuation date); or 

ii. €1,500,000 (One million, five hundred thousand euro). 

Jurisdiction  This report and any disputes arising from this valuation is subject to 
Maltese jurisdiction and law. 
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MEASUREMENTS & ACCOMODATION SCHEDULE
Source: The latest proposed drawings of PA/00970/23 which were available at the Valuation Date

01. Floor area summary Existing situation 02. Floor area summary Proposed scheme

Floor level GEA, m² Comment Floor level GEA, m² Comment
Internal External Roof Internal External Roof

Total Ownership Common Total Total Total Ownership Common Total Total

5 94.6 81.6 13.0 9.8 0.0 5 99.6 86.5 13.0 5.0 98.7

6 roof 0.0 0.0 0.0 0.0 94.6 6 94.6 81.5 13.0 9.8 93.9

7 N / A 0.0 0.0 0.0 0.0 0.0 7 setback 35.0 31.4 3.6 46.9 0.0

8 N / A 0.0 0.0 0.0 0.0 0.0 8 roof 0.0 0.0 0.0 0.0 35.0

Total 94.6 81.6 13.0 9.8 94.6 Total 229.2 199.5 29.7 61.7 227.7

03. Measurement schedule Proposed scheme

Floor level GEA, m² Linear, m No.
Internal External Roof Internal height Frontage Units* Common areas Vehicles**

Total Residential Parking Other Core Total Covered Yard/gardenProjection Terrace Total IH CH Site Built Stairs Lifts Provided Required

5 103.7 91.3 0.0 0.0 12.4 5.0 0.0 0.0 5.0 0.0 0.0 1.0 1.0 1.0 0.0 -1.0

6 103.7 91.3 0.0 0.0 12.4 9.8 0.0 0.0 9.8 0.0 0.0 1.0 1.0 0.0 0.0

7 setback 81.0 80.0 0.0 0.0 1.0 46.9 0.0 0.0 0.0 46.9 0.0 22.6 15.2 0.0 1.0 0.0 0.0

8 roof 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 36.2 0.0 0.0 0.0 0.0

Total* 288.5 262.6 0.0 0.0 25.9 61.7 0.0 0.0 14.8 46.9 36.2 2.0 2.0 3.0 0.0 -1.0

*Residential and commercial units; **Regular parking spaces

1.0

N / AN / A

2.9

2.7

2.7

26.7

26.7
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2 Bedroom 

Apartment

a) 1

b) 1

c) 1

d) 1

e) 14

f) 16

g) 1

i) 3

j) 4

k) 1

l) 7

m) 3

n) 3

o) 1

p) 1

q) One per balcony

a) 1

b) 1

c) 1

d) 1

e) 1

f) 1

g) 1

h) 1

i) 3

j) 1 per terrace

a)

As required - To 

be decided by 

vendor

b)

As required - To 

be decided by 

vendor

a)

b)

c)

a)

b)

a)

b)

c)

d)

e)

a)

a)

b)

a)

a)

a)

a)

b)

c)

d)

e)

f)

h)

i)

Rain water and sewage piping main runs in 110mm interception box and Siphon as directed by the architect and

as required by sanitary law.

20A double pole switch for airconditioning unit - (internal)

List of Finishes for Residential Units - Zimmerman Barbaro Flat 9

1. Plumbing & Electricity

1.1 Electrical

40A SPN consumer unit complete with 40A 2P MCB, 40A/100mA 2P RCD, 40A 2P OVER-VOLTAGE RELAY in 

common parts

PE connection solidly bonded to common main earthing terminal

Set 3x10sqmm PVC sheathed conductors from meter consumer unit to apartment consumer unit

40A SPN consumer unit complete with 40A 2P MCB, 40A/30mA 2P RCD, 4x25A SP MCB, 4x32A SP MCB, 3x10A 

SP MCB in apartment

Lighting point

2-gang 13A switched socket outlet

1-gang 13A switched socket outlet

15mm PB or equivalent push-fit system pipe from meter to kitchen and tank

13A switched fused connection outlet

Cooker unit

Flex outlet

Point only for T.V. - Cabling and faceplate by client

Point only for Telephone - Cabling and faceplate by client

Point only for door bell system - Cabling, push switch and bell by client

Part-of communal intercom system complete with 1 audio only handset and common door release, including 

cabling

Supply and installation of outdoor bulkhead-type lights fittings c/w energy efficient lamp

1.2 Plumbing

500 litre water tank c/w ball valve and 15mm and 22mm shut-off valves

Rain-water vertical stacks as necessary

22mm PB or equivalent push-fit system pipe from tank to bathroom(s) with shut-off valve

Hot & cold water points to kitchen sink

Cold water point for dishwasher

Cold water point for washing machine

Cold water bib taps in terrace

Set small drains for Kitchen and Washing Machine

Set condensate drain run-off for AC units

Rain water run-off system in terraces

1.3 Drainage & Drains

Foul water vertical stacks and gullies in shaft and backyard. In some cases stacks may be shared between 

adjacent apartments

Supply and laying of internal floor tiles including skirting cut at straight edge throughout including all materials 

required.

1.4 Common Parts

Audio Intercom System - Door unit with bell push and audio function (standard handset with possibility to a) 

upgrade to video system at an extra charge)

Front Door inclusive of electrical lock and standard hindges (to be decided by the vendor)

Emergency lighting points in common staircase

2. Internal Plastering & Painting

Gypsum plastering made up of 2 coats of Gypsum rendering and 1 Finatura will be appİied to all walls.

2 coats of white water-based paint

3. Tiles

Purchaser is to be given a choice of five (5) Internal floor tiles and three (3) external floor tiles to chose from 

the selection provided by the Vendors. Should the Purchaser not wish to make use of the tiles supplied by the 

Vendor the Purchaser will purchase and install his own tiles (including all required material). The Vendor shall 

refund the purchasor €27.00 per square meter .

Balconies and or terraces are to be waterproofed before tiling and well drained directly via pipe work to main 

drain

Supply underlay graded material (Torba), leveled and ready to receive tiles which screed is to be provided 

according to the type of tiling material being laid.

Where the purchasor has opted for the choice of tiles supplied by the vendor a choice of five (5) tiling grout 

colours are given to choose from.

4. Apertures

Aluminium apertures with double glazing, type and colour to be decided by the vendor

5. Doors

Main doors, including handles and locks to be chosen and supplied by the Vendors.

Internal doors not included

Exterior plastering and decorations as per elevation drawing details and PA permit or any approved 

amendments to the permit

6. Bathrooms

Bathrooms not included

7. Balcony Railings

Balcony railings as per PA Permit

8. Window sills
Window and external door sills in marble/granite/travertine/resin/gres porcelain finish or any equivalent 

material (chosen by the vendor); Front door threshold will be supplied and installed in the same material as the 

staircase.

9. Common Parts

Internal walls to have gypsum plastering and two coats of water based paint.

Main entrance, hall way and all internal residential staircases up to Penthouse level.

External main door.

Passenger lift, from ground level to penthouse level.

All internal service areas and rooms

Letterboxes in Main entrance

All rates indicated in this agreement include VAT.

Application for the services in apartments and common areas shall be done by the buyers.

Where buyers requests the removal of any item from the specification list, no refunds will be issued by the vendor.



 

 

APPENDIX 7 
PROMISE OF SALE AGREEMENT 

APARTMENT 9 
 

  



































































 

 

APPENDIX 8 
COST ESTIMATE 

 
 

  



COST ESTIMATE

01. Estimate of works
Item Quantity Unit Rate Description

Site preparation works
Site clearance Total Incl. carting away of debris

Site clearance Total 0.0 m² (GEA) €10.0 Catered for in demolition works below

Stripping works Internal areas 0.0 m² (GEA) €15.0
External areas 0.0 m² (GEA) €5.0 Incl. roof finishes

Demolition works Total Incl. carting away of debris

Full structure 0.0 m² (GEA) €100.0

Excavation works Total Incl. carting away of debris

Excavation works Soil 0.0 m³ (CC) €40.0 Caters for site clearance

Rock Built 0.0 m³ (CC) €50.0 Franka (assumes no existing reservoir)

Local 0.0 m³ (CC) €120.0 Clay; Incl. reservoir/ sump and lift pits

Rock bolting €0.0 Sub-total 0.0% For fissures (catered for in contingency)

Civil works
Substructure Total Above sea level and water table

Foundations Level -1 Building 0.0 m² (GEA) €150.0
Land 0.0 m² (GEA) €75.0

Reservoir 0.0 m² (GEA) €0.0

Superstructure Total Assuming no potential for additional floors

Basement levels Total
All levels Internal m² (GEA)

Above street level Total
Level 6 Internal 94.6 m² (GEA) €180.0 Single-height

Projections 5.0 m² (GEA) €90.0 Open balcony projections

Level 7 Internal 35.0 m² (GEA) €180.0 Single-height

Projections 9.8 m² (GEA) €1.0 Open balcony projections

Roof 46.9 m² (GEA) €70.0 Kontrabejt , insulation, waterproofing…

Level 8 Roof 36.2 m² (GEA) €70.0 Kontrabejt , insulation, waterproofing…

Parapet 34.0 m (linear metre) €15.0

Building finishes and services
Façade works Total

Finishes Cladding & features 0.0 m² (surface area) €0.0
Plastering & painting 102.3 m² (surface area) €20.0 €2,045.6
Party walls 130.0 m² (surface area) €10.0 €1,300.0 Plastering & painting

Apertures Main door/s 0.0 No. €0.0 Incl. antiporta

Garage door/s 0.0 No. €0.0
External apertures 37.1 m² (surface area) €350 €12,978.0

Scaffolding Main façade 620.0 m² (surface area) €14.0 €8,680.0
Setback façade 0.0 m² (surface area) €10.0 €0.0
Party walls 130.0 m² (surface area) €14.0 €1,820.0

Other Railings 18.0 m (linear metre) €200.0 €3,608.0

Internal areas Total Incl. M&E

Internal areas* Parking 0.0 m² (GEA)

Residential 202.5 m² (GEA) €250.0 Semi-finished state (excl. int. doors & WCs)

Common areas 2.0 No. (stops) €6,000.0 Finished state

Vertical circulation Passenger lift/s 8.0 No. (stops) €5,000.0 1 passenger lift (incl. door finishes)

Spiral staircase 1.0 L.S. €1,500.0 For the duplex penthouse (2 flights)

Other plant items Reservoir 0.0 L.S. €0 Catered for in contingency allowance

External areas Total Incl. M&E

External areas Balconies 14.8 m² (GEA) €150.0 Excl. penthouse terrace

Terrace 61.7 m² (GEA) €150.0
Roof Total 36.2 m² (GEA) €35.0 Excl. of renewable energy sources

FF&E
FF&E Total 2.0 No. (units) €0 Movable furniture, fixtures & equipment

Notes: N / A

€0.0

€0.0

€0.0

€2,533.3

€9.8

€0.0

€0.0

€0.0

Amount

€0.0

€0.0

€0.0

€30,125.5

€0.0

€0.0
€30,125.5

€0.0

€30,125.5

€1,266.7

€104,130.0

€147,315.3

€0.0

€0.0

€0.0

€0.0

€17,035.2

€6,303.6

€3,283.0

€450.0

€1,500.0

€0.0

€0.0

€50,630.0
€12,000.0

€0.0

€0.0

€9,261.0

€0.0

€510.6

€40,000.0

€30,431.6

€12,753.7

€0.0

€2,226.0



02. Estimate of works, cont.

Item Quantity Unit Rate Amount Description

Site preparation works From Table 1

Civil works From Table 1

Building finishes and services From Table 1

FF&E From Table 1

Contingency allowance Sub-total, 1 10.0% Excludes FF&E

Preliminaries Sub-total, 2 7.5% AKA anicillary costs

Professional fees
Professional fees Total

Planning and civil Civil works 9.0% Incl. site supervision

Finishes Finishes and M&E 3.0% Incl. M&E building services

Project management Total Sub-total, 2 0.0%

VAT Sub-total, 3 18.0% Not recoverable

Planning fees VAT exempt; From L.N. 126 of '13

Screening Total L.S. €50.0 €0.0 Already paid

Demolition Total L.S. €0.0 €0.0 Already paid

Total €0.0 Already paid

Commercial (+ext.) m² (site area) €4.4 €0.0
Commercial (+ext.) m² (GFA) €12.0 €0.0
Apartments m² (GFA) €5.7 €0.0 Incl. maisonettes & terraced houses

Penthouse m² (GFA) €21.6 €0.0
Garages m² (GFA) €5.7 €0.0

Minor amendment Total No. €0.0 €0.0 Assumed that no minor is required

UIF contribution UIF/ CPPS; From PA Circular 2/18

1 - 2 car/s 1.0 No. (car/s) €2,500.0 €2,500.0
3 - 9 cars 0.0 No. (car) €6,000.0 €0.0
10+ cars 0.0 No. (car) €9,000.0

Net Development Costs, NDC aka Construction Costs and Fees

NDC, rounded to say Day-One Costs, DOC @ 18.04.23

Source: Archi+

03. Assumptions and conditions
Item Description

Rates

Development costs

Grants and funds Options for grants have been ignored.

Deleterious materials The existing Property is free from latent defects and no deleterious materials have been used in its construction.  

Contamination

Public utility services

Structure We have assumed that the existing structure can cater for additional loads; and that the new structure cannot take additional loads

Incurred costs

VAT

Measurements

€0.0

The rates do not take into account special rates which individual customers might advantage themselves through their direct 
business or personal goodwill.

It is not normal in basic residual valuations to incorporate expected construction cost changes (in line with the approach to 
GDV). Current values and costs at the Valuation Date are normally utilised.

We have assumed for the purpose of this valuation that no toxic, hazardous substances or any deleterious of any kind is 
present in or on the Property. Any subsequent identification of such substances may have a significant effect on value.

The Property is connected, or capable of being connected without undue expense, to the public utility services of electricity, 
water, telephones and sewerage, as it is located within the urban fabric.  

We have calculated all costs which will be incurred throughout the full timeline of the project, however we have included any 
expenses already incurred by the Client which are transferable.

It is to be noted that the VAT element of the cost estimate may be recoverable, in part or in full, but is retained as a whole for 
the scope of this exercise. Construction cost and professional fees in the EOW are inclusive of VAT at 18%, whilst planning 
fees are exclusive of VAT.

Following the Valuation Standards (Code of measuring practice: Applications), the Gross External Area (GEA; also referred to 
as IPMS 1 or Gross Floor Area, GFA) has been utilized to at the method of measurement in the EOW.

€0.0

€30,125.5

€0.0

€259,347.7

€147,315.3

€0.0

€33,138.1
€162,046.8

€177,440.8

€195,184.9

€195,184.9

€217,667.6

€17,744.1

€7,843.8

€4,861.4

UIF contribution

Construction of 
buildings

€39,180.2

€14,638.9

€0.0

€2,500.0

€260,000

€2,982.4
€7,843.8
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COMPARABLE EVIDENCE

Comparable analysis matrix Capital values: Residential

Comparable 1 2 3 4 5 6 7 8 9 10 Mean

Reference

Data type Listing Listing Listing Listing Listing Listing Listing Listing Listing Listing

Date 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23

Source REMAX REMAX REMAX REMAX REMAX Zanzi Zanzi BenEstates FrankSalt FrankSalt

Source reference 240171006-2042 240351001-55240 240221049-49 240221049-48 240151029-667 23244 50503 BSAPT177780 321767 711656

Comment Sold

Description

Town Sliema Sliema Sliema Sliema Sliema Sliema Sliema Sliema Sliema Sliema

Zone Prime

Property type Apartment Apartment Apartment Apartment Apartment Apartment Apartment Apartment Apartment Apartment 

Description

Number of bedrooms* 2 2 2 2 2 2 2 2 2 2

Number of bathrooms 2 1 2 2 2 2 1 2 3 1

Airspace / roof

No. of cars Optional Optional Optional Optional

Title Freehold Freehold Freehold Freehold Freehold Freehold Freehold Freehold Freehold Freehold

Occupation Vacant Vacant Vacant Vacant Vacant Vacant Vacant Vacant Vacant Vacant

EPC rating

Status Complete Complete Complete Complete Under 
Construction Complete Complete

Finish state Fully Semi Semi Fully Semi Semi Fully Semi Semi Fully

Level of finish Good Good Good Good Good Good Decent Good Good Good

Furnished Fully Fully Fully

Special factors

Block quality

Communal facilities

Lift Yes Yes Yes Yes Yes Yes Yes Yes

Floor level/s 3 5 4 5

View Side sea

Measurements

GEA: Internal, m² 100.0% 70 74 78 130 100 100

GEA: External, m² 35.0% 12 3 24 40 11 3

GEA: Total, m² 82 77 102 170 111 159 76 102 95 103 108

GEA: Weighted area, m² 74 75 86 144 104 159 76 102 95 101 102

Amount

Capital amount €395,000 €380,000 €478,000 €574,000 €370,000 €525,000 €265,000 €600,000 €303,000 €330,000 €432,222

Basis Asking price Asking price Asking price Asking price Asking price Asking price Asking price Asking price Asking price Asking price

Adjustments

Negotiation -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00%

Parking €0 €0 €0 €0 €0 €0 €0 €0 €0 €0

Furnishings and/ or features -5% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Finish, floor and/ or condition -5% 0% 0% -5% 0% 0% 15% 0% 0% -5%

Location and/ or view 0% 0% 0% 0% 0% 0% 0% -20% 0% 0%

Size and/ or accomodation -10% -10% -5% 10% 0% 15% -10% 0% 0% 10%

Adjusted rates

Adjusted capital amount €352,923 €376,200 €451,710 €441,693 €333,000 €401,625 €301,703 €432,000 €272,700 €253,935 €361,749

/ bedroom €176,461 €188,100 €225,855 €220,847 €166,500 €200,813 €150,851 €216,000 €136,350 €126,968 €180,874

/ m² (weighted area) €3,892 €4,101 €4,730 €3,749 €3,207 €3,417 €3,248 €4,235 €2,871 €3,071 €3,652

Notes: *Single bedrooms count as 0.75 Legend: Poor quality or low amount; Good quality or high amount



COMPARABLE EVIDENCE

Comparable analysis matrix Capital values: Residential

Comparable 1 2 3 4 5 6 7 8 9 10 Mean

Reference

Data type Listing Listing Listing Listing Listing Listing Listing Listing Listing Listing

Date 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23 29.05.23

Source Remax Remax Remax Remax Remax Alliance BenEstates BenEstates BenEstates BenEstates

Source reference 240191026-665 240151029-669 240221028-350 240351002-840 240171006-1847 SPTH1117728 BSPTH66532 BSPTH68657 BSPTH105833 BSPTH132624

Comment

Description

Town Sliema Sliema Sliema Sliema Sliema Sliema Sliema Sliema Sliema Sliema

Zone Prime

Property type Penthouse Penthouse Penthouse Penthouse Penthouse Penthouse Penthouse Penthouse Penthouse Penthouse

Description Corner

Number of bedrooms* 2 1.75 2 2 2 2 2 2 2 2

Number of bathrooms 2 2 2 1 1 2 2 1 2 2

Airspace / roof
Development 
potential

No. of cars 1 1

Title Freehold Freehold Freehold Freehold Freehold Freehold Freehold Freehold Freehold Freehold

Occupation Vacant Vacant Vacant Vacant Vacant Vacant Vacant Vacant Vacant Vacant

EPC rating

Status Complete Complete Complete Complete On Plan Complete On Plan On Plan Complete On Plan

Finish state Good Good Good Good Good Good Good Good Good Good

Level of finish Fully Semi Fully Fully Semi Semi Semi Fully Fully

Furnished

Special factors Pool

Block quality

Communal facilities

Lift Yes

Floor level/s 8

View
Distant Sea 
view

Measurements

GEA: Internal, m² 100.0% 114 72 114 95 90 107 82 80 65

GEA: External, m² 35.0% 36 40 25 72 93 34 43 12 17

GEA: Total, m² 150 112 139 167 183 89 141 125 92 82 128

GEA: Weighted area, m² 127 86 123 120 123 89 118 97 84 71 104

Amount

Capital amount €650,000 €350,000 €530,000 €595,000 €795,000 €350,000 €595,000 €795,000 €550,000 €399,000 €578,889

Basis Asking price Asking price Asking price Asking price Asking price Asking price Asking price Asking price Asking price Asking price

Adjustments

Negotiation -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00% -10.00%

Parking -€40,000 €0 -€40,000 €0 €0 €0 €0 €0 €0 €0

Furnishings and/ or features 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Finish, floor and/ or condition -20% 0% -5% 0% -10% 0% 0% 0% -5% 0%

Location and/ or view 0% 0% 0% 0% 0% 0% 0% -25% 0% 0%

Size and/ or accomodation 5% 10% 0% 5% 0% -5% 0% 0% -5% -10%

Adjusted rates

Adjusted capital amount €414,200 €283,500 €415,150 €508,725 €643,950 €330,750 €535,500 €536,625 €493,763 €395,010 €455,717

/ bedroom €207,100 €162,000 €207,575 €254,363 €321,975 €165,375 €267,750 €268,313 €246,881 €197,505 €229,884

/ m² (weighted area) €3,616 €4,029 €3,382 €4,678 €5,255 €3,362 €4,523 €5,529 €5,315 €4,555 €4,424

Notes: *Single bedrooms count as 0.75 Legend: Poor quality or low amount; Good quality or high amount
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VALUATION CALCULATIONS
Valuation Date: 29.05.2023

01. Market research summary
Property type and description Value Rate (/ m²) 

Town Type State Finish FF&E View Quantity Size* Low Mean High Low Mean High

Capital values

Sliema Apartment All Semi*** No Urban 2 (bedrooms) 102 (74-144) €270,000 €360,000 €450,000 €2,900 €3,650 €4,250

Penthouse** All Semi*** No Urban 2 (bedrooms) 104 (71-127) €330,000 €455,000 €535,000 €3,350 €4,425 €5,300

Notes: *m ² (Weighted area - GEA); **Penthouses are inclusive of the roof and airspace; ***Semi-finished to a good level of finish

Source: Archi+ (via various listings retreived in Q2, 2023)

02. Gross Development Value
Level Use Zone Finish View Qty. Unit Rate Amount Comment

Apartment (corner)*

5 Residential Internal Prime Semi Side-sea 86.5 m² (GEA) €3,500 2 double bedrooms

External Prime Fully Side-sea 3.0 m² (GEA) €3,500 Open balcony

Prime Fully Urban 2.0 m² (GEA) €1,750 Open balcony

Penthouse (corner & duplex)

6 Residential Internal Prime Semi Side-sea 81.5 m² (GEA) €3,900 2 double bedrooms

Secondary Semi Urban 3.4 m² (GEA) €1,300 Spiral staircase

External Prime Fully Side-sea 3.0 m² (GEA) €3,900 Open balcony

Prime Fully Urban 6.9 m² (GEA) €1,950 Open balcony

7 (setback) Residential Internal Prime Semi Side-sea 31.5 m² (GEA) €3,900 Domestic store (CIH of 2.65m)

Secondary Semi Urban 1.8 m² (GEA) €0 Spiral staircase

External Prime Semi Side-sea 25.8 m² (GEA) €1,950 Terrace

Secondary Fully Urban 21.1 m² (GEA) €1,300 Terrace

Services Tertiary Fully Urban 10.9 m² (GEA) €0 Elevated terrace

8 (roof) Services Roof All Fully Side-sea 31.5 m² (GEA) €0 Not accessible

Total

Adjustment/s: N / A

Gross Development Value, GDV

GDV, rounded to say**
GDV Immovables

Movables (FF&E)

Notes: *However, this unit is subject to a promise of sale agreement with an agreed transaction price of €305,000. **We have not catered for any potential price inflation over the development period. 

Source: Archi+ Method: Comparison method

€860,000

€864,568.5

€547,748.5

€317,928.0

€4,394.0

€0.0

€0.0

€11,622.0

€13,357.5

€122,694.0

€0.0

€50,310.0

€0.0

€864,568.5

€27,443.0

€860,000
€0

€316,820.0

€302,855.0

€10,430.0

€3,535.0

Freehold interest and full vacant possession; excl. of 
VAT & FF&E, & incl. of agency fees (if any).



VALUATION CALCULATIONS

03. Present Market Value
Item Quantity Unit Rate Amount Description

Development Value
Gross Development Value, GDV From Table 1; Assuming rates as at the Valuation Date

Immovable property Total

Apartment
Penthouse

Other N / A

Net Development Value, NDV NDV = GDV less  disposal fees

Disposal fees Total 12.7% Asssumes that the penthouse is to be retained.

Final witholding tax GDV 8.0%
Agency commission GDV 4.7% Incl. VAT @18% (agent fees to be covered by seller)

Gross Development Costs, GDC
Net Development Costs, NDC aka Construction Costs and Fees; Incl. VAT

Immovables Total Assuming rates as at the Valuation Date

Movables Total Unfurnished state

Letting and/ or sale costs, LSC Excl. of agency commission (sales)

Letting fees Total Assumed to be sold vacant

Agent commissions 50% of EGI 10.0% EGI: Effective Gross Income

Legal fees EGI 0.5%
Advertising costs EGI 0.5%

Sales costs Total Part already paid

Advertising costs GDV 0.2% Incl. EPCs; incl. VAT

Finance costs** Short-term finance costs

Bank lending rate per annum

Borrowed amount Total Debt

Land Price 0.0%
NDC NDC 50.0%

Total No. (months) 12.0 (years); Not a phased development

Lead-in period No. (months)

Construction period No. (months)

Void period No. (months)

Target developer's profit

Target developer's profit NDC 30.0% ≥ 15%

Residual Value
Gross Residual Value, GRV GRV = NDV less  GDC

Present Value, PV

Development period Total (years)

Discount rate The same as the bank lending rate (per annum)

Net Residual Value, NRV NRV = PV less  site acquisition costs

Site acquisition costs Total PV 7.0% AKA purhase costs

Transfer duty 5.0% Not UCA or Gozo

Other transfer fees 2.0% Notary fees, registration costs, etc…

Present Market Value, MV Freehold interest & full vacant possession

NRV Excl. VAT & incl. of agency fees (if any)

Adjustment/s: N / A No additional revenue during DP

MV, rounded to say Valuation Date: 29.05.2023

Analysis: Profit: / Outlay**: 11.0% / Equity: N / A / MV: 18.7% / NDV: 9.6%

MV: / GDV: 48.7% / plot area**: N / A / airspace¹: / airspace²: €2,049

Notes: *We have applied an accepted ‘rule of thumb’ is to calculate the total interest on the construction costs and fees and to assume that an average of half that amount will be borrowed over the full development period.

**Outlay (assumes development is based 100% on equity) = MV + Site acquisition costs + LSC + NSC **Excl. of area of front garden airspace¹: No. of units airspace²: GEA above street level

Source: Archi+

€207,500

€415,055.7

€415,055.7

€0.0

€415,000

€415,055.7

€446,296.4 -€31,240.8

€468,611.3

€446,296.4

1.0

5.0%

1.0

-€77,804.3

€259,347.7 -€77,804.3

Development period, 
DP

12.0 1.0

2.0
Based on the special assumption that full executable 
permit/s are in hand and that the transaction has gone 
through.

9.0

5.0%

-€129,673.9

€0 €0.0
(Unit: LTVR)

-€259,347.7 -€129,673.9

-€1,705.5

€852,748.5 -€1,705.5

-€6,483.7

€0.0 €0.0
€0.0 €0.0
€0.0 €0.0

€0.0

-€1,705.5

€0.0

€305,000.0 -€14,396.0

-€259,347.7

-€259,347.7

€813,952.5

-€38,796.0

€305,000.0 -€24,400.0 Not UCA or Gozo

€852,748.5

€852,748.5
The apartment is based on the actual agreed selling price. It 
is being assumed that the airspace and construction (incl. 
finishes & services) for both units will be sold together in a 
semi-finished & unfurnished state.

€305,000.0
€547,748.5

€0.0
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A. ASSUMPTIONS & CONDITIONS 
 

This Valuation has been carried out on the basis of the following assumptions and conditions listed below. 
If any of these are subsequently found not to be valid, the valuation figures may also be incorrect or invalid 
and should be reconsidered.  
 

A1. Conditions 

Valuation currency The currency used in the Report is euro (€). 

Value Added Tax  All Capital and Rental Values provided and adopted in the Valuation 
must be stated exclusive of Value Added Tax (VAT);  

 Construction cost and professional fees in the estimate of works 
(costs) are inclusive of VAT at 18%; and 

 Planning fees are VAT exempt. 

Goodwill Excluded from our Valuation is any additional value attributable to goodwill 
(or ‘trading potential’), or to fixtures and fittings which are only of value in 
situ to the present occupiers. 

Special purchasers This Valuation excludes any possibility of Marriage (or Synergistic) Value 
or any consideration of any special purchaser who, due to special interest 
or circumstances, may wish to purchase the Property.  

Burdens The Property has been valued as if wholly owned with no account being 
taken with any outstanding moneys due in respect of mortgages, or any 
other third-party claims.   

Fixtures & fittings Unless otherwise stated, fixtures and fittings such as sanitary facilities, 
ACs, fitted kitchens and other normal service installations have been 
treated as an integral part of the building and are thus included in the 
valuation.  

Furnishings Unless otherwise stated, movable furnishings are excluded in the 
Valuation. 

 

A2. Special assumptions 

Planning consent Planning permissions and statutory requirements will be granted for 
the proposal. 

Development property It has been assumed that all development will take place in strict 
conformity with the relative development permits, and other statutory 
obligations, and constructed and furnished by reputable firms.   

Completion date That a proposed building had actually been completed on the 
Valuation Date. 

 

A3. General assumptions 

Market conditions The values stated in this Report represent our objective opinion of 
Market Value in accordance with the definition set out above as of 
Valuation Date. Amongst other things, this assumes that the properties 
had been properly marketed and that exchange of contracts took place 
on this date. 

Title, restrictions & 
encumbrances 

This Valuation assumes that a good leasehold title can be shown, and 
the Property is not subject to any unusual or onerous restrictions 
(besides the use restriction), encumbrances or outgoings.  



 

 

The Property is free from debts, special hypothecs, special privileges, 
charges and cautions.  

The Property is not subject to any requisition order or expropriation 
order. 

Statutory requirements The Property is unaffected by any Statutory Notice and neither the 
Property nor its use, actual or intended, gives rises to a contravention of 
any Statutory Requirements.  

Deleterious materials The Property is free from latent defects and no deleterious materials 
have been used in its construction.   

Contamination We have assumed for the purpose of this valuation that no toxic, 
hazardous substances or any deleterious of any kind is present in or on 
the Property. Any subsequent identification of such substances may 
have a significant effect on value. 

Mineral substances That the ownership and possible exploitation of mineral substances or 
water runoff present in the subsoil have not been considered. 

Archaeological remains Even though there is a threat of finding archaeological remains in the 
area, this possibility has been ignored from our workings. 

Insurance The Property would, in all respects, be insurable against all usual risks 
by material and personal liability insurance at normal and commercially 
acceptable premiums.   

Litigation The Property is free from litigation whether threatened of pending.  

Public utility services The Property is connected, or capable of being connected without undue 
expense, to the public utility services of electricity, water, telephones and 
sewerage, as it is located within the urban fabric.   

 

A4. Variation from standard assumptions 

None. 

 

 
B. SCOPE OF WORK & SOURCES OF INFORMATION 

 

B1. Investigations 

Market research Information quoted in our reports is typically based upon our verbal 
enquiries and electronically available information and its accuracy cannot 
be assured. However, such information is only referred to where we have 
reason to believe its general accuracy, or where it is in accordance with 
our expectation. We have not inspected comparable properties. Should 
the accuracy of the information gather subsequently differ from that 
disclosed or available this may detrimentally affect the valuation hereby 
reported and, in such circumstances, we would wish to review our 
Valuation accordingly. 

Title of ownership The title of ownership has not been investigated and such investigation 
was not within the scope of this Valuation. 

I have sought the input of legal advice in determining details of registered 
mortgages and privileges and other charges. I understand that the 



 

 

Property is freehold and unencumbered. There are no registered charges 
or mortgages over the Property. 

The Property is also free from debts, special hypothecs, special privileges, 
charges and cautions, and is not subject to any requisition order or 
expropriation order. 

Contamination Standard enquiries have not resulted in any indication that contamination, 
either naturally occurring or chemically derived, affects the subject 
property or neighbouring property which would impact on the value. If it is 
subsequently established that contamination exists at the Property or on 
any neighbouring land, or that the premises have been or are being put to 
a use, which could contaminate, this may reduce the reported value. 

Deleterious substances No investigations have been carried out at the premises inspected to 
indicate the presence of any toxic, hazardous or any deleterious 
substances. Any subsequent identification of such substances may have a 
significant effect on value.  

Drawing survey A professional drawing survey of the Property was not conducted by the 
Undersigned as it was not within the scope of the Valuation.  

Ground testing No ground investigations have been done by the Undersigned.   

Archaeological remains No investigations were made by the Undersigned to determine if there are 
any archaeological remains on site. 

 

B2. Sources of information and verification 

The Client has passed on the information necessary to carry out the valuation.  

The information reviewed and supplied includes: 

 the relevant planning policies; obtained from the PA website;  
 the relevant development permit documents (Appendices 3 and 4); obtained from the PA website; 
 a copy of the development brochure (Appendix 6); obtained from the Client; and 
 a copy of the promise of sale agreement  of the apartment unit (Appendix 7); obtained from the Client. 
 

B3. Measurements 

A detailed drawing survey of the Property was not carried out and such survey was not within the scope of 
this Valuation. The areas and dimensions indicated in this Report (see Appendix 5) are indicative only and 
were calculated from the proposed permit drawings (see Appendix 4); and were measured using the Code 
of Measuring Practice in the Valuation Standards.   
 

B3. Property inspection 

The Property was inspected on the 29 May 2023 in the presence of Malcolm Gatt Baldacchino on behalf of 
the Client by the Undersigned. The inspections have been carried out externally (from Triq Markizi 
Zimmermann Barbaro and Triq Sant’ Antnin) and internally, however limited to those areas that were easily 
accessible or visible. 

Photographs of the exterior of the Property (see Appendix 2) note good weather in place during time of 
inspection. 
 

B5. Compliance  

The Report has been prepared in accordance with the Royal Institute of Chartered Surveyors (RICS) 
Valuation – Global Standards (2020), which incorporate the International Valuation Standards (IVS, 2020). 
This is also known as the ‘Red Book’ and is hereafter referred to as the “Valuation Standards”.  



 

 

There has been no departure from these documents, however this Report is not in full compliance with the 
Valuation Standards due to Clause PS 1: 8.2 which states that:  

“Except where RICS has formally agreed to the use of the Red Book by appropriately qualified members of 
another VPO (valuation professional organization), no valuer who is not a member of RICS may state that 
his or her valuation is or has been undertaken in full compliance with the RICS Red Book.” 

Other documents referred to in the preparation of the Report include the Kamra tal-Periti (KTP) Valuation 
Standards for Accredited Valuers (2012). 

 

 

C. VALUER INFORMATION 

 

Details of the firm 

Archi+ are an architecture studio of over 30 full-time staff which has an award-winning and multi-
disciplinary team that provides an all-encompassing service. Of relevance to valuations, Archi+ has 
acquired vast experience in the field of property valuations. Since 2018, Archi+ has expanded our real 
estate valuation and advisory services, hiring full-time specialised staff.  

This valuation was led and signed by Perit Adrian Mangion (referred to as the “Undersigned” in this Report) 
on behalf of Archi+, who is a partners of the firm and who heads the planning and property valuation team; 
and who was assisted by Justin Mizzi, a senior property valuer. No outside assistance was required in the 
preparation of this Report. 
 

Details of the valuer 

Name Perit Adrian Mangion (ID No. 580385M 
and Warrant No. 989) on behalf of Archi+ 

Qualifications Perit; B.E.&A.(Hons) A.&C.E. 

Memberships Kamra tal-Periti 

Contact No. +356 7979 1425                                                      
+356 2149 3995 

Email amangion@archiplus.mt 

Address Archi+, BS Building, Triq il-Mosta,                                     
Lija LJA9012, Malta 

 

Capacity of the valuer 

The Undersigned has taken on this assignment as an External Valuer as defined in the Valuation 
Standards. Furthermore, it is hereby confirmed that the Undersigned:  

 is a warranted architect in terms of section 7 (3) of the architecture and civil engineering professionals 
(Periti) Act 1996 and is a fully paid member of the KTP, and is thus qualified to act as a valuer; 

 has sufficient currently local knowledge of the particular property market involved and has the 
knowledge, skills and ability required to perform this Valuation competently in accordance with the 
Valuation Standards; and 

 is covered by Professional Indemnity Insurance which is updated in terms of standard provisions. 
 

Disclosures 

There are no conflicts of interest to declare. 
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Glossary

Measurements
Abbr. Term AKA Definition Source
Land area
PA Plot area TEGoVA

SA Site area The part(s) of the plot area used for one or more buildings or intended for their construction. TEGoVA

BE Building envelope TEGoVA

BF Building footprint Built footprint TEGoVA

Areas & volume
GFA Gross floor area PA, 2015

GEA Gross external area IPMS1 The area of a building measured externally at each floor level. KTP, 2012

GIA Gross internal area IPMS2, IFA The area of a building measured to the internal face of the perimeter walls of each floor level. KTP, 2012

NIA Net internal area IPMS3, NFA The usable site area within a building measured to the internal face of the perimiter walls at each level. KTP, 2012

ECA Ext. construction area = GEA - GIA

ICA Int. construction area = GIA - NIA

CA Construction area = ECA - ICA

ER Efficiency ratio = NIA / GEA

CC Cubic content Volume The product of the GIA and the internal height (maximum, clear or average to be specified). KTP, 2012

Linear measurements
CIH Clear internal height KTP, 2012

CH Ceiling height Net height; Clear height The height between the topmost floor surface and the underside of the ceiling. KTP, 2012

L.N. 227/16

IH Internal height Free height IPMSC

SF Site frontage The measurement of a site along its frontage between two flank boundaries. KTP, 2012

BF Building frontage Built frontage KTP, 2012

Retail properties
RA Retail area KTP, 2012

StoA Storage area The NIA of a shop which does not form part of the RA and which is usable exclusively for storage purposes. KTP, 2012

AA Ancillary area All NIA not included in RA and StoA but capable of beneficial use. KTP, 2012

Offices
PUA Prime use area KTP, 2012

Restricted PUA KTP, 2012

Secondary use areas KTP, 2012

Other areas KTP, 2012

Circulation area KTP, 2012

Car parking KTP, 2012

These comprise areas other than prime use areas, restricted prime use areas, secondary use areas, 
circulation areas, car parking, or communal areas. Examples of other areas are separate workshops, 
laboratories, warehousing, retail; units, etc.

Circulation areas are those parts of a building provided for access purposes but exclude such parts that 
are provided solely for the purpose of emergency escape. 

This is to be expressed in terms of the number of spaces and categorised into the type of parking (ex. 
basement parking, multi-storey car park, site parking etc) with a note of any restrictions (ex. double parkers 
or other patent parking systems).

The measurement along the front of the building from the outside of external walls or the centre line of 
party walls.

The retail area of the shop is the NIA including storerooms and ancillary accommodation formed by non-
structural partitions, the existence of which should be noted, recessed and arcaded areas of shops created 
by the location and design of the window display frontage and excluding storerooms and ancillary 
accommodation formed by structural partition, display cabinets which should be identified separately.

These are those areas having more than 2.30m clear height, which are or could both practically be used 
as offices and directly associated uses, such as computer rooms, conference rooms, meeting rooms, 
libraries, post rooms and archives.

These are those prime use areas which are restricted in some way, for example, rooms with between 
1.50m and 2.30m clear height. NIA excludes areas less than 1.5m clear height.

These are areas that are used for purposes ancillary to the main office use, such as dining rooms, 
associated areas of food storage and washing up, leisure areas, gymnasia, swimming pools, sports rooms, 
associated changing rooms, toilets, washrooms, showers, tea kitchens, kitchens, canteens and similar.

The height within a building or section of a building measured from the floor to the lowest point of a ceiling 
or suspended ceiling, ignoring the existence of any brackets, struts or fixtures and fittings.

The area of the property within its boundaries. This may be referenced by government agencies measured 
from a horizontal plan. Plot area can then as appropriate be divided into the built area and the un-built 
area.

The plan of the part of the site area that is physically occupied by the building both above and below 
ground, using its maximum dimensions.
The plan of the part of the site area that is physically occupied by the building above ground level, using its 
maximum dimensions.

The total area of the whole unit measured from the external face of the development's walls (or in the case 
of party walls measured up to half the width of such walls), including all internal and usable external 
spaces, such as balconies and terraces, which go beyond the statutory requirements and excluding the 
net area of any service shafts contained within such development. 

The height between the structural floor surface and the underside of the lowest point of the structural 
ceiling or roof.

"Clear height" means the distance measured from the finished floor level up to the underside of the ceiling 
level. This excludes any beams, arches and, or drop ceilings, provided that these do not take up more than 
30% of the ceiling area of the room and the clear height of this 30% area is not less than 2.0m.



Glossary

Methodology
Abbr. Term AKA Definition Source
Methodology

Valuation RICS

TEGoVA

Valuation approach TEGoVA

Valuation method TEGoVA

Valuation model Valuation technique A specific technique of data treatment conducted within a valuation method. TEGoVA

Weight IVS  

Weighting IVS  

Approaches
Cost approach TEGoVA

Income approach TEGoVA

Market approach TEGoVA

Methods
Profits method

Traditional method

ARY method

Full-explicit

Residual method

Comparison method

A valuation approach which provides an indication of value based on the economic principle that a buyer 
will pay no more for a property than the cost to obtain a property of equal utility, whether by purchase or by 
construction, including the cost of sufficient land to enable that construction. It will often be necessary to 
make an allowance for obsolescence of the subject property compared with a brand new equivalent one.

The rationale behind this method is to derive a property’s Market value by calculating the annual income 
this property can generate and capitalize it by using an appropriate factor, the so-called yield. The yield is 
usually taken from market data, however, must be carefully adjusted to suit the particular property, as it 
reflects all the characteristics of the subject property and its choice is of high importance. 

An opinion of the value of an asset or liability on a stated basis, at a specified date. Unless limitations are 
agreed in the terms of engagement this will be provided after an inspection, and any further investigations 
and enquiries that are appropriate, having regard to the nature of the asset and the purpose of the 
valuation.

A valuation approach where the valuation is produced by comparing the subject property with the evidence 
obtained from market transactions that fulfil the criteria for the relevant basis of value.

Valuation 
methodology

The process by which a valuer undertakes the valuation of the property, including the selection by the 
valuer of the approach or approaches to be applied, the choice of method(s) and the use of models or 
techniques in order to interpret the valuation inputs and reach conclusions based on them.

The fundamental way in which, having regard to the available evidence, the valuer considers how to 
determine the value of the subject property.
The particular procedure, based on one or more valuation approaches, used by the valuer to arrive at a 
determination of value.

The amount of reliance placed on a particular indication of value in reaching a conclusion of value (ex. 
when a single method is used, it is afforded 100% weight).
The process of analysing and reconciling differing indications of values, typically from different methods 
and/or approaches. This process does not include the averaging of valuations, which is not acceptable.

A form of investment analysis based on a property's capacity to generate net benefits (i.e. usually 
monetary benefits) and the conversion of these benefits into a present value.

According to this method the valuer estimates the market value of the subject property by comparing the 
factors that mostly affect it. Such factors can be the potential income stream a property can generate, 
possible restrictions on the use, location factors, size, quality of construction etc. With this method Capital 
or Rental Values of comparable properties (with similar characteristics) are processed in order to approach 
the subject property’s Market value. The rationale behind this method is that no prudent investor would pay 
more to acquire a property that has similar characteristics with another one.

Accounts method; 
Earnings multiplier 
approach

According to this method both rental and capital values tend to be directly influenced by the potential for 
profit. The total value of the business is obtained by capitalizing the net profit of the business “lock stock 
and barrel”.

Cap 
method

Capitalization method

DCF 
method

Discounted cash flow 
method

Discounting cash flow (DCF) analysis is defined as a financial modelling technique based on explicit 
assumptions regarding the prospective cash flow of the property. This analysis involves the projection of a 
series of periodic cash flows a property is anticipated to generate, giving regard to the frequency and 
timing of income and expenditure.

For the application of the depreciated replacement cost (DRC) method the Market value of the land plot is 
initially calculated and then the cost of constructing the same buildings, as they stand on the date of 
valuation. Afterwards and depending on the physical and constructional deterioration of the structures, a 
depreciation rate per annum is applied. If necessary additional obsolescence rates can be applied to 
reflect the functional, economic or operational obsolescence of the premises. In order to derive the subject 
property’s Market value the two values are simply added. The rationale behind this method is that no 
prudent investor would pay for a property more money than he would spend in order to build a modern 
equivalent again. The method is mostly suitable to evaluate specialized properties with no active market.

This is mainly applied for estimating the Market value of development properties, usually land plots 
available for development or of properties that need extended works to become exploitable again 
(redevelopment properties). The rationale behind the use of this method is that the market value is the 
sum of values of all the components of the property (land, structures, land works, improvements etc.). The 
first stage is to estimate the value of the best possible complete development including all sorts of possible 
costs like construction, agent fees, cost of capital, expected profit etc. The result of this deduction is called 
the residual value (which is "the estimated amount that an entity would currently obtain from disposal of 
the asset, after deducting the estimated costs of disposal, if the asset were already of the age and in the 
condition expected at the end of its useful life") of the land. We express this value in present value terms 
by discounting it with the appropriate discount factor. This value equals with the Market value. In order to 
find the market value of the complete development market data is used. This method is used to estimate 
the land value of plots that have very little comparables and assumes a development of the best possible 
and profitable use.

DRC 
method

Depreciated 
replacement cost 
method

Contractor's test; Cost 
method; Method of 
last resort
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