Date: 30th September 2021
Our Ref: 5233/07/KB

The Board of Directors
Hili Properties PLC
Nineteen Twenty Three,
Valletta Road,
Marsa. MRS 3000

Valuation Report – Immovable Property at Benghajsa

1.0

INTRODUCTION
In accordance with your instructions, the undersigned in the capacity of warranted architect and
civil engineer has carried out a valuation of an immovable property located at Benghajsa, Malta.
The detailed valuation report which includes the undersigned’s opinion of the values of the
property, is submitted herewith. The effective date of the valuation is the 27th August 2021.

2.0

PURPOSE OF VALUATION

2.1

It is understood that the purpose of the valuation is for use by Hili Properties PLC for inclusion
with the prospectus to be published in connection with the proposed public listing of the
companies shares in accordance with Chapter 7 of the Capital Market Rules.

I understand that our express consent will be needed in writing for this report, or parts thereof, to
be used for any other purposes.

2.2

The valuation has been carried out by the undersigned, as an external and independent valuer in
terms of, and with regard given to, the Royal Institute of Chartered Surveyors (RICS) Valuation and
Professional Standards Manual.

As a non-RICS regulated member of a firm over which RICS cannot exert control, I declare that in
preparing this valuation I have made my best effort to comply with the RICS valuation standards.

2.3

The undersigned declares that he has visited all the sites at Benghajsa, as better described below, to
understand the characteristics and qualities of the various separate portions of the property, and to
identify any obvious defects that could influence the value of the property, and to confirm the
current uses. It is noted that this inspection was not intended to be a land survey and did not
constitute such.

2.4

This valuation has been prepared solely for the above-mentioned purpose and is not suitable for
any other use. In accordance with standard practice, neither the whole, nor any part of this
valuation, 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.

2.5

LIMITATION OF LIABILITY
I have performed my work in accordance with applicable professional standards and accepted
practice for this type of engagement. My duties in relation to this work are owed solely to Hili
Properties PLC, hereinafter referred to as Hili Properties or HPL, and accordingly I do not accept
any responsibility for loss occasioned to any third party acting or refraining from action as a result
to our report.

3.0

DECLARATION OF INDEPENDENCE

The undersigned confirms his status as an external independent valuer, without any financial
interest in the Hili Group of Companies

4.0

THE LANDS AT BENGHAJSA

4.1

Type of Property
The Benghajsa Property comprises various portions of land close to the Malta Freeport as further
detailed below.

4.2

Description of property

Location

The said properties comprise a number of sites at Benghajsa generally situated within a 'Reserve
Site' area as further detailed below. The sites are not all contiguous and are surrounded by various
other third party properties. (Refer to Figure 1)

The area is flanked by the Freeport and its service road to the Northeast, by Hal Far Road to the
Northwest, by the New LPG depot & Fort Benghajsa to the South and by agricultural fields,
Benghajsa Village and Hal Far Industrial Estate beyond to the South. (Refer to Figures 1 - 3)

4.3

General Description

Apart from sites 22 and 24 that have recently been developed to house a solar farm as described
separately below, the remaining sites otherwise generally comprise a number of undeveloped
agricultural fields with very limited constructions and buildings scattered amongst the area, most
of which appearing to be related to the respective predominant agricultural activity.

While a number of these localized structures appear to be legitimate pre 1967 constructions mainly
comprising agricultural rooms, a number of later accretions / additions were also noted. Aside
from the below detailed Solar Farm Permit no other planning permissions were traced on the said
sites, while a number of the limited post 1967 additions to the undeveloped agricultural fields were
noted to have been issued with applicable Enforcement Notices as outlined below. The said
enforcements / contraventions noted are considered to be very localized and easily reversable in
relation to the overall scale of the sites, and are therefore not considered to have any significant
material effect on the overall valuations of the said properties concerned.

Site A: EC 20/21 - Structural extension to a pre-1967 room together with a concrete ramp in
front of the mentioned extension without permit, construction of a franka wall at the
front of site and the other in the middle of the site, also without permit, installation of
metal structure roofed with corrugated sheets.
Site 9: EC 279/01 - Boundary wall and two unroofed structures without permit
EC 938/05 - Construction of room, loft and corrugated tent structure without permit
The locations of the individual sites are identified the attached site plan (Figure 1), while the
respective areas, tenure (as reported by the clients) and other general considerations are
summarized in Table 1 below. The sites have a cumulative total area of approximately 92,000
square meters.

Table 1: Tenure and superficial areas of different sites as reported by clients

As summarized in Table 1 above it results that the bulk of the sites are clearly located within the
'Reserve Site' area with the exception of site 19 and part of site 24 that appear to extend outside this
zone. It should also be noted that the eastern boundary of the 'Reserve Site' also includes a number
of scheduled 'Buffer Zones' that also partly extend into the borders of the 'Reserve Site'. Sites 6 & 19
appear to be partly covered by this 'Buffer Zone' and also noted in the above table.
With respect to sites 22 & 24 these have recently been developed into a Solar Farm in line with
planning authority permit PA 10665/ 17 issued in February 2019. The proposed solar farm covers a
larger area of land of circa 28,984 m2 partly owned by third parties.

Based on the lease agreement provided by the clients, the 3 respective landowners within the said
solar farm site are currently jointly leasing out the solar farm site to a third party, who in turn
developed and operates the said solar farm. The said lease signed on the 1st of February 2018 is valid
for 15 years from date of signing at an annual rent of € 159,000 split equally between the 3 lessors (€
53,000 each / annum). The rent shall be increased by five per cent (5%) every three (3) years.

4.4

Planning Considerations and Site Potential
As noted above the sites are predominantly located within the 'Reserve Site' area in accordance to
the respective Marsaxlokk Bay Local Plan (refer to Figures 2 & 3 - Policy Maps extracted from
Marsaxlokk Bay Local Plan). The strategy for this zone as outlined in the respective local plan
issued in 1995 is detailed as follows:
"The area between Hal Far and the Freeport was designated as a Primary Development Area in the sixties for
possible eventual industrial use. The Structure Plan confirms the designation subject however to Policy
IND1 which delays the use of this land until needs arise which cannot be accommodated elsewhere. On
available evidence, it is unlikely that the area will be required for such purpose within the ten-year period of
the Local Plan. It is therefore proposed that the current status of the area is retained and is also to be referred
to as a Reserved Area."
From the studies provided it in fact appears that over the past 26 years since the issue of the abovementioned Local Plan the foot-print of the Freeport has generally been developed to its full capacity
with respect to its key activities that comprise the container terminal, the oil terminal and the
ancillary warehousing facilities.

The location of the sites detailed above falling within this 'Reserve Zone' and particularly those
contiguous to the Freeport therefore form the natural extension of the Freeport area as envisaged
by both the Structure & Local Plans.

To this regard it should in fact also be noted that aside from the more recent Solar Farm permit
noted in section 4.4 a LPG terminal had already previously been developed within the said 'Reserve
Site' on nearby third party land as duly covered by Mepa permit PA 867/09.
Considering the above it therefore appears that while currently schemed as a 'Reserve Site’ the
areas concerned however offer significant medium to long term commercial /investment
opportunities.

4.5

Tenure Mortgages, Loans and Privileges

Table 1 shows the tenure of each parcel of land as last reported by clients. For the basis on this
valuation it is being assumed that there are currently no active expropriation orders applicable to
the said properties, this should be verified accordingly if necessary.

It was reported by the clients that by virtue of a special hypothecary guarantee for the amount of
Euro 9,750,000, the property acts as security for the obligations arising out of facilities granted to Hili
Ventures Limited, and that Harbour (APM) Investments Ltd has also provided a general
hypothecary guarantee over all assets, future and present in respect of the same facilities. It should
be noted that this valuation does not take account of the above mentioned hypothecary guarantees
and that these are being listed for general information based on the provided information.

5.0

VALUATION BASED ON OPEN MARKET VALUE
On consideration of the various parameters outlined above it is to be expected that the value of the
respective individual sites would vary considerably depending on the particular context and
location of the individual parcels of land.

The larger sites and particularly those located closer to the existing Freeport Boundary / access
road would clearly be expected to fetch higher rates on the Open Market than the other sites further
within the 'Reserve Site'. The increased number of approved permits in nearby sites is indicative of
the growing pressure on the authorities to release sites close to the now fully occupied Freeport to
development compatible with uses generated by Freeport demands.

This increasing demand will be expected in the near to medium term to gradually generate
additional interest and demand for lands situated in the “Reserve zone’, and held for Development,
and this will apply more to larger sites closer to Kalafrana Road. On the other hand the aside from
sites 22 & 24 already approved and currently being developed as a solar farm as detailed above,
sites that are located within 'Buffer Zones' but more remote from Kalafrana Road, or situated
outside the 'Reserve' area would be expected to fetch lower rates on the Open Market. It must
nevertheless be considered that in the absence of clear and unambiguous PA Policies opening up
new areas from the Buffer Zone for development, no substantial changes to market values of
properties within the buffer zone are expected materialize.
Table 2 below summarizes the estimated Open Market Values of the respective individual sites
taking into account the various considerations outlined above, and based on research of typical
values for similar properties in the area and / or other comparable locations around Malta at the
time.

Table 2: Estimated Open Market Values of individual sites

In summary and on the basis of the foregoing, the various site inspections carried out and other
relevant factors, the undersigned values the above-described properties in their existing state
cumulatively in the region of twenty-five million, five hundred thousand Euros (€25,500,000).
Novel Coronavirus (COVID 1-19) considerations:
The outbreak of the Novel Coronavirus (COVID-19) was declared by the World Health Organisation
as a “Global Pandemic” on 11 March 2020, and has impacted global financial markets. By virtue of
Legal Notice 115 of 2020, and in accordance with Article 14 of the Public Health Act, the
Superintendent of Public Health had declared that, with effect from the 7 March 2020, a public health
emergency exists in Malta in terms of COVID-19. Travel restrictions have been implemented by
many countries, including Malta, and many market operators had been made to shut down, with
various other restrictions brought into force through the relevant legal instruments.
Market activity has been impacted in many sectors. Even though there are no official statistics it is
being claimed that as a result of the above-mentioned events, Malta is currently experiencing an
uncertain and unpredictable real estate market and this has reportedly reduced the level of
transactions. This has led to valuation uncertainty which is not measurable, because the only inputs
and metrics available for the valuation are likely to relate to the market before the event occurred
and the impact of the event on prices will not be known until the market has stabilised.
This valuation is therefore reported on the basis of ‘valuation uncertainty’ as defined in the
European Valuation Standards 2016, and in line with the Kamra tal-Periti Valuation Standards
COVID-19 Guidance Note (May 2020).
While the estimated values above are considered to be the best and most appropriate estimates based
on the available information immediately prior to impact of the COVID-19 pandemic, it is the
opinion of the undersigned that less certainty – and a higher degree of caution – should be attached
to this valuation than would normally be the case.
Given the unknown future impact that COVID-19 might have on the real estate market, it is
recommended that the client keeps the valuation of this property under frequent review

Kevin Bencini B.E. & A. [Hons] A.&C.E.

Source of information / references:


Marsaxlokk Bay Local Plan – Planning Authority Website



Various Building Permits, Planning Applications & Enforcement notices as traced on site – Planning
Authority Website / Eapps



List of property Tenures – Provided by clients



Lease agreement for sites 22 & 24 – Provided by clients

Figure 1: Site Location Plan (shown hatched in blue) - For general information only, not to scale

Photo 1: Showing Freeport Road passing between Freeport and eastern boundary of 'Site 2'

Photo 2: Showing typically undeveloped site / fields in 'Reserve area' behind the existing Freeport zone.

Figure 2: Marsaxlokk Bay Local Plan Policy Map extract showing general location of sites

Figure 3: Marsaxlokk Bay Local Plan Policy Map extract showing general location of sites

