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1 GENERAL DESCRIPTION OF ARIMELIA ITG SOCIMI, S.A. 

 
ARIMELIA ITG SOCIMI, S.A. has been constituted the 8th of April of 2019 in 
Madrid. They are a real estate investment trust (REIT), specialized in properties in 
stunning destinations. Its portfolio includes 6 residential assets in Marbella. 
 
It adopted the corresponding agreement to subscribe to the special tax regime 
which regulates Real Estate Investment Trusts (SOCIMI), resulting from the 
application presented by the Company to the State Tax Administration Agency. 
 
Arimelia passed the sole shareholder resolution to apply for the socimi regime on 
20 September 2019. The authorities wre notified of this on (circa) 23 September 
2019. 

 

1.1 Company name, registered office, and registration for the special tax regime for 
SOCIMI 

 
Arimelia ITG SOCIMI, S.A. (the Company) was incorporated in Madrid on 8 April 
2019, under the name Arimelia ITG, S.L. By a Sole Shareholder resolution of 20 
December 2019, the Company was converted into a stock company (sociedad 
anónima) and changed its name to its current name on 25 February 2020.  
 
The Company's registered office is located at calle Serrano, 41, 4ª planta, 28001-
Madrid, Spain. 
 
The Company is registered with the Commercial Registry of Madrid at volume 
39066, sheet M-694081, page 40, with tax identification number A-88362892 and 
legal entity identifier number A-88362892. 
 

1.2 Company purpose 

 
The Company's corporate purpose is as follows (Article 2 of the bylaws): 
 
“1. The acquisition and promotion of urban real estate for lease (CNAE 6820). The 
promotion activity includes the rehabilitation of buildings under the terms established in 
Law 37/1992 on Value Added Tax. 
  
2. The holding of shares in the capital of listed investment companies in the real estate 
market (SOCIMI) or in that of other non-resident entities in Spanish territory that have 
the same main corporate purpose as the former and that are subject to a regime similar to 
that of the established for SOCIMIs regarding the mandatory policy, legal or statutory, for 
the distribution of benefits.  
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3. The holding of shares in the capital of other entities, residents or not in Spanish territory, 
whose main corporate purpose is the acquisition of urban real estate for leasing and which 
are subject to the same regime established for SOCIMIs as regards to the mandatory, legal 
or statutory policy of profit distribution and meet the investment requirements referred to 
in article 3 of Law 11/2009, of October 26, regulating Listed Investment Companies in the 
Real Estate Market, or the regulation that replaces it as well as the other requirements 
established in article 2 of the aforementioned Law.  
 
4. The holding of shares or participations in Real Estate Collective Investment Institutions 
regulated in Law 35/2003, of November 4, on Collective Investment Institutions. Real 
Estate Promotion (CNAE 4110).  
 
5. Construction of buildings both residential (CNAE 4121) and non-residential (CNAE 
4122).  
 
6. Buying and selling of real estate on own account (CNAE 6810).  
 
7. Rent of own rustic properties (CNAE 6820).  
 
All those activities for the exercise of which the law requires requirements that cannot be 
met by this Company are excluded. 8. The activities that make up the corporate purpose 
may be carried out both in the national territory and abroad.” 

1.3 Duration 

 
The company duration is set out in Article 4 of its bylaws. 
 
“The duration of the Company is indefinite and its activity will begin on the day the 
constitution deed is granted.” 
 
The fiscal year was modified last year 2020. Until then, it used to be from January 
1 to December 31, but the Company closed the last fiscal year on September 30, 
2020, so the last fiscal year lasted 9 months. The current fiscal year runs from 
October 1 to September 30. 

 

1.4 Fiscal Year 

 
The company financial year is set out in Article 24 of its bylaws. 
 
“Article 24.- Fiscal year and formulation of the annual accounts. 
 



Information Document ARIMELIA ITG SOCIMI, S.A. SEPTEMBER 2021 

 

 
 
 
 

8 

 
 
 
 

1. The fiscal year will begin on October 1 and will end on September 30 of the following 
year. By exception, the current fiscal year began on January 1, 2020, and will end on 
September 30, 2020. 
 

2. The Administrative Body, within the first three months of the year, will prepare the 
annual accounts, where appropriate the management report, and the proposal for the 
application of the result, as well as, where appropriate, the annual accounts and the 
report. consolidated management. The annual accounts and the management report 
must be signed by all administrators. If the signature of any of them is missing, it will 
be indicated in each of the documents in which it is missing, with express indication of 
the cause.” 

 

1.5 Dividends 

 
“Article 26.- Special rules for the distribution of dividends 
 
Dividend enforceability 

 
Unless otherwise agreed, the dividend will be paid within thirty (30) days from the date of 
the resolution by which the General Meeting agreed to its distribution. Said General 
Meeting must take place within six (6) months following the end of the fiscal year. 

 
Indemnification 

 
To the extent that the Company is subject to a 19% special tax on the amount of dividends 
distributed to those shareholders with a stake equal to or greater than 5% who pay taxes on 
said dividends at a rate lower than 10%, said shareholders They will indemnify the 
Company by reimbursing it an amount equivalent to 19% of the dividends received. The 
amount of the compensation to be paid by the shareholders will be offset against the amount 
of the dividends to be paid to them, and the Company may retain the amount of the 
compensation of the liquid to be paid as dividends. In the event that the income received by 
the Company as a result of the compensation is taxed in Corporation Tax at the general tax 
rate, the amount of the compensation will be increased to the extent necessary to absorb 
said tax cost (ie raising the full amount). 
The amount of compensation will be approved by the Administrative Body prior to the 
distribution of the dividend. 
 
Other rules 

 
In those cases in which the amount of the compensation could cause damage to the 
Company (for example, the derivative of the breach of the requirement demanded in Law 
11/2009 consisting in that at least 80% of the income of the tax period comes from certain 
sources), the Administrative Body may demand compensation for an amount lower than 
that calculated in accordance with the provisions of section 2 of this article or, alternatively, 
delay the enforceability of said compensation until a later time.”  
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1.6 Administrative, management and controlling bodies 

 

1.6.1 Board of directors 

 
"SECTION II.- THE BOARD OF DIRECTORS: 

 
Article 19.- Ways of organizing the administration of the Company 

 
The administration of the Company will be entrusted to a Board of Directors, which will 
be made up of a minimum of three (3) and a maximum of (12) directors. 
The Board of Directors will be governed by the applicable legal regulations and by these 
Articles of Association. 

 
Article 20.-Powers of representation 

 
1. The Board of Directors holds the representation of the Company, and it extends to all the 
acts included in the corporate purpose, having attributions and powers, the most widely 
understood, for the administration and governance of the Company provided they are not 
expressly reserved by the Capital Companies Law for the General Shareholders' Meeting. 
2. Any limitation of the representative powers of the Board of Directors, whether derived 
from decisions of the General Meeting or from these bylaws, will be ineffective against third 
parties, without prejudice to its validity and the responsibility incurred by the 
Administrators against to the Company in the event of excess or abuse of powers or for the 
performance of acts not included in the corporate purpose that oblige the Company by 
virtue of the provisions of the Capital Companies Act. 
3. The power of representation of the Company, in court and out of it, corresponds to the 
Board of Directors, which will act collectively. 
The Secretary and, where appropriate, the Deputy Secretary of the Board of Directors, have 
the necessary representative powers to raise to the public and request the registration of the 
resolutions of the General Shareholders' Meeting and of the Board of Directors. 

 
Article 21.- Duration of the position 

 
The administrators will exercise their position for a period of six years. Administrators may 
be re-elected to the position, one or more times, for periods of the same maximum duration. 

 
Article 22.- Directors' remuneration 

 
The directors in their capacity as members of the Board of Directors will not receive 
remuneration, having such a condition free of charge. In any case, the members of the Board 
of Directors will have the right, in their capacity as such, to the payment or reimbursement 
of the expenses that they have incurred as a result of their attendance at meetings and other 
tasks directly related to the performance of their position, such as travel, accommodation, 
maintenance and any other that may be incurred, as long as they are duly justified 



Information Document ARIMELIA ITG SOCIMI, S.A. SEPTEMBER 2021 

 

 
 
 
 

10 

 
 
 
 

Notwithstanding the foregoing, when a member of the Board of Directors is appointed Chief 
Executive Officer or is assigned executive functions by virtue of any title, it will be 
necessary to enter into a contract between him and the Company that must be previously 
approved by the Board of Directors with the favourable vote of two thirds of its members. 
The affected director must abstain from attending the deliberation and from participating 
in the vote. The approved contract must be included as an annex to the minutes of the 
session. 
Said contract will detail all the items for which the director may obtain remuneration for 
the performance of executive functions. Executive directors may be remunerated with a 
fixed remuneration, a variable remuneration, an indemnity for early termination of their 
duties and, where appropriate, by the amounts to be paid by the Company as insurance 
premiums or contributions to savings systems. The director may not receive any 
remuneration for the performance of executive functions whose amounts or concepts are 
not provided for in that contract. 

 
Article 23.- Board of Directors 

 
1. Composition of the Board of Directors 
The Board of Directors will be made up of a number of members not less than three (3) nor 
more than twelve (12), which will be determined by the General Shareholders' Meeting. 
The directors may or may not be shareholders. 
The General Shareholders' Meeting is responsible for setting the number of directors. For 
this purpose, it will proceed directly by setting said number by express agreement or, 
indirectly, by filling vacancies or appointing new directors, within the maximum limit 
established in the previous section. 
The Board of Directors may appoint an executive committee or one or more CEOs, as well 
as an audit committee. In no case may the rendering of accounts of the corporate 
management and the presentation of balance sheets to the General Shareholders' Meeting 
be delegated, nor the powers granted to the Board of Directors, unless expressly authorized 
by it. 
 
2. Appointment of positions on the Board of Directors 
The Board of Directors will appoint the Chairman from among its members and may have 
one or more Vice-Chairmen, who, in accordance with the order established by the Board, 
will replace the Chairman in the event of vacancy, absence or illness. 
It will also designate the person who exercises the position of Secretary and, where 
appropriate, Vice Secretary. To be appointed President or Vice President, it will be 
necessary for the designated person to be a member of the Board of Directors, a 
circumstance that will not be necessary for the person designated to exercise the position of 
Secretary and / or Vice Secretary, in which case he will have voice but no vote. 
 
3. Meetings of the Board of Directors 
1. The Board of Directors will meet as often as is convenient for the proper performance of 
its functions, respecting in all cases the minimum frequency required by law. 
2. The call, which will always include the agenda for the meeting and the relevant 
information, will be made by the Chairman of the Board of Directors or whoever takes his 
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place by any means that allows its reception. The call will be made at least three (3) days 
before the date of celebration, except in an emergency, which may be called at least 24 hours 
before the date of celebration. The administrators who constitute at least one third of the 
members of the board may call it, indicating the order of the day, to be held in the town 
where the registered office is located, if, upon request to the chairman, the latter without 
just cause had not made the call. within a month. 
3. Notwithstanding the foregoing, the Board of Directors shall be deemed to be validly 
constituted without the need for a call if, all of its members present or represented, 
unanimously accept the holding of the session and the items to be discussed on the agenda. 
4. Likewise, if no director opposes it, votes of the Board of Directors may be held in writing 
and without a meeting. 
5. The Board of Directors may be held by videoconference or by multiple telephone 
conference in several places connected by systems that allow the recognition and 
identification of the attendees, the permanent communication between the attendants 
regardless of where they are, as well as the intervention and casting of the vote, all in real 
time, as long as none of the directors opposes it. 
Those attending any of the places will be considered, for all purposes related to the Board 
of Directors, as attending the same and only meeting. The session will be understood to be 
held at the place of the registered office. 
 
4. Development of the sessions 
1. The Board will be validly constituted when half plus one of its members attend the 
meeting, present or represented by another director. Proxy will be conferred in writing, 
necessarily in favour of another director, and specifically for each session, communicating 
it to the Chairman. 
2. Resolutions will be adopted by an absolute majority of the concurrent directors, present 
or represented, at the meeting, except when the Law or these Bylaws provide for other 
majorities. In the event of a tie, the President will have a casting vote.” 

1.6.2 Composition of the board of directors 

 
The company board of directors’ composition was set in its meeting celebrated on 
June the 16th, 2021, as follows: 
 

1.- President and CEO:  
Mr. RYAN CRAIG HOWSAM. 
 
2.- Vice-president:  
Mr. IAN WILLIAM EDWARD VERINDER. 
 
3.- Secretary:  
Mrs. PATRICIA ANNE GOODMAN. 
 
4.- Vice secretary not a member of the board of directors:  
Mrs. MAIALEN MAITANE DE LA PEÑA PEREA. 
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1.6.3 Directors’ and Management Team 

 
Ryan Craig Howsam.  
 
President and CEO. Ryan is a mentor, investor and entrepreneur, founder of 
Staysure Insurance. He has joined forces with some of the UK's leading 
entrepreneurs to provide business and financial advice and support to UK 
businesses. He began his business career at the age of 17, creating a company that 
ended up selling for a very significant amount. It currently employs more than 
1,000 people directly and indirectly through its business investments. 
 
Ian William Edward Verinder.  
 
VicePresident. CEO of several companies with a huge track record in in United 
Kingdom. Associate of the Chartered Institute of Management accounts (2020), 
and BSc (Hons) Mathematics with Management (University of Liverpool, UK, 
2003), started his career as senior commercial executive at My Travel, and later as 
management accountant and commercial financial analyst at Auto Trader Group, 
before joining Optionis Group between 2010 and 2013 as financial manager of the 
group. Between 20123 and 2018 he worked at The Resort Group PLC (Gibraltar) in 
different positions, becoming the group finance director in 2017, and reporting to 
CEO as responsible for overall financial health and governance of the Group, 
covering a balance sheet with assets above 240 million euro and turnover in excess 
of 140 million euro. Since 2019 Ian is CFO of Lottoland (Gibraltar) where he reports 
to CEO, overseeing the group’s financial planning, treasury and management and 
statutory financial reporting. 
 
Patricia Anne Goodman.  
 
Financial and accounting responsible. She is director of several companies of Ryan 
Craig, and in the case of Arimelia she is also financial controller. With a diploma 
of accounting (Australia, 1977) and extensive experience in all areas within 
accounting processes, Patricia worked as financial controller reporting to the board 
of directors of Gempro (Holdings) Ltd from 1981 to 2004. Between 2006 and 2007 
she worked with Living Information Guides Ltd in association with the British 
Chamber of Commerce in Spain, developing among other roles the visit and 
advising to companies based on the Costa del Sol of Spain. Since 2008 she works 
as financial controller or director of different companies of the Staysure group. 
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1.6.4 Assessment of the board of directors related to Bankruptcy, liquidation, and/or 
fraud related convictions 

 
The Board of Directors further declares that they have not been subject to fraud 
convictions in the past, neither are there any on-going procedures in this regard in 
which any person in the management and/or Board of the Issuer has been 
involved. 

 

2 HISTORY AND KEY FIGURES 

2.1 History of the Company 

 
ARIMELIA ITG SOCIMI, S.A. has been constituted the 8th of April of 2019 in 
Madrid. They are a real estate investment trust (REIT), specialised in properties in 
stunning destinations. Its portfolio includes 6 residential assets in Marbella. 
 
As the owners and operators of the accommodation, they have complete control 
over every aspect of the facilities, giving you a high level of security and service.  
They set high standards for the interior design of their properties, offer a 
meticulous hospitality and stunning views. 
  
At the head of the company is Mr. Ryan Howsam, a long-standing businessman 
with extensive experience in different business sectors. 
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2.2 Selected financial data 

 
The Company’s key figures are presented below: 

 

 
 

 
 

More detailed financial information of the Company is provided in section 7 of this 
Information Document.  
 
The 2020 Spanish language audit on financial statements has been made by 
PRICEWATERHOUSECOOPERS AUDITORS, S.L. hereinafter “PWC” or 
“Auditor”.  
 
The financial statements (including the corresponding audit report on such 
financial years) are available on the Company’s website: Luxury Apartments in 
Marbella | Arimelia, Puente Romano 

  

ACTIVE 30/09/2020 PASIVE 30/09/2020

NON CURRENT ASSET € 9,811,262 EQUITY € 5,697,545

Real Estate Investments € 9,811,262 Share capital € 5,000,000

Non current financial assets € 0 Share premium € 1,182,485

Non current trade receivables € 0 Reserves -€ 580

CURRENT ASSET € 20,352 Prior period profit/loss -€ 105,501

Inventory € 0 Period profit/loss -€ 378,858

Trade and other receivables € 7,297 NON CURRENT LIABILITIES € 2,598,627

Current financial investments € 0 Long term debt € 2,598,627

Current accruals € 1,122 CURRENT LIABILITIES € 1,535,443

Cash and other equivalents € 11,934 Short term debt € 76,902

Accounts payable € 1,458,541

TOTAL ASSETS € 9,831,615 TOTAL EQUITY & LIABILITES € 9,831,615

BALANCE SHEET

PROFIT & LOSS 30/09/2020

Revenues      18,550.00

Operating Result  -301,956.13

Financial Result    -76,901.92

Result before Taxes  -378,858.05

NET RESULT  -378,858.05

https://arimelia.com/
https://arimelia.com/
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3 COMPANY ACTIVITY 

 
The Company´s purpose is to invest in luxury residential and commercial real 
estate assets intended for lease. All assets are in Marbella, southern Spain.  
 
The company’s property portfolio currently consists of six residential properties 
and one commercial property. The extraordinary relational level of the Company's 
promoters gives it access to very valuable assets when selecting where to invest in 
the area. 
 
Residential properties are rented as short-term holiday rentals and the commercial 
property will be leased on a long-term basis from January 2022.  
 
The Company´s investment strategy is primarily focused on maintaining optimal 
conditions of the real property assets to optimize income from rent. 
 
Additionally, it intends to increase its property asset portfolio by investing in the 
best adaptation of the properties. 
 

3.1 Summary of the business 

 
ARIMELIA is a real estate investment trust (REIT), specialized in properties in 
stunning destinations. Its portfolio includes 6 residential assets in Marbella – 
Málaga (Spain): 
 

▪ Amazonas. 
▪ Centro Polo. 
▪ Dalia. 

▪ Linares 12 
▪ Orquídea. 
▪ Villa Romano. 

 
ARIMELIA is focused on the management of first-rate properties in the main 
holiday destinations in Spain since they offer superior returns than other parts of 
the copayable rental market. The main focus of the company, in the short term, is 
the Marbella area and, in particular, the Puente Romano complex, which is the 
jewel in the crown of the Golden Sommelier, the most prestigious area of Marbella. 
 
ARIMELIA maintains very good relationships with real estate agents in the local 
market, which gives us privileged access to the opportunities that arise, and that 
fit our investment criteria: ideally properties that require reform work, which 
allows us to Arimelia achieve an increase in shareholder value after the remodel. 
 
The forecast is to have net returns clearly above 4%. This return, together with that 
derived from the revaluation of assets, allows the Company to maintain a 
profitability target for the shareholder above 8%. 
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While the market can be cyclical, the nature of purchases and the added value 
through redevelopment should help protect investors from any downturn, plus 
rental income from properties also offers an additional degree of protection. Even 
a drop in values would not materially alter returns given the strong demand for 
vacations from the best Spanish resorts. 
 
Over time, Arimelia will focus on the main luxury resorts in Spain. Investing also 
offers investors a great way to invest in premium real estate without having to deal 
with management, payments, etc. Additionally, ARIMELIA plans to offer 
premium terms of use to its investors. 
 
In short, Arimelia will deliver strong returns as a premium residential investment 
that appeals to sophisticated investors and institutions as well as anyone thinking 
of buying a holiday home in Spain. 
 
ARIMELIA competitors are as follows: 
 

1. Private property owners who manage the holiday rental of their personally 
owned properties. 
2. Local rental agencies who promote Marbella properties for holiday rental.                                                                                                                                                                                                

 
ARIMELIA market position is the one regarding the luxury properties, and as 
such, clients who rent these properties have a high level of personal disposable 
income and expect and receive a very high level of quality in the accommodation. 

3.2 Company investments data 

 
The company owns 6 assets, all of them located in Marbella - Málaga (Spain) with 
a total market value of €26,005,000 attending to the expert valuation. 
 
Malaga, capital of the province of the same name, is in the Autonomous 
Community of Andalusia, Spain. Malaga is the second most populous city of 
Andalusia and the sixth largest in Spain. The southernmost large city in Europe, it 
lies on the Costa del Sol (Coast of the Sun) of the Mediterranean. 
 
Malaga’s strategic position has contributed to its economic stance, generating one 
of the most important ports in the Mediterranean, and its favourable location on 
the Costa del Sol enabling the city to attract millions of tourists every year. 
 
The port in Malaga is the second largest in Spain making it very popular with 
foreign traders from Europe and North Africa, and it even holds the third largest 
international Airport. This has converted the city of Malaga into Costa del Sol’s 
commercial capital. The most important business sectors in Málaga are tourism, 
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construction, and technology services, but other sectors such as transportation and 
logistics are beginning to expand. Málaga is the main economic and financial 
centre of southern Spain. Excellent infrastructures coupled with good weather has 
made the Malaga region and above all the Costa del Sol an important tourist hub. 
 
Marbella is one of the major cities and one of the most well-known places within 
Malaga. Situated on the coast and some 66 kilometres to the west of Malaga. A 
mainly residential and tourist area considered one of the most luxurious places to 
live within the Costa del Sol. 
 
The majority of the subject properties are situated with Puente Romano which forms 
part of the Golden Mile and Nueva Andalucía which is located just north of the 
famous marina Puerto Banús. 

3.3 Past and future investments 

 

The Company's investment property relates to properties that are used for rental 
purposes. 
 
The changes in “Property, plant and equipment” in the year ended on 30 
September 2020 and 2019 and the most significant information affecting this 
heading were as follows: 
 

 
 
On 5 February 2020, the Company acquired 4 commercial premises and one 
dwelling, all of them located in Supermanzana B of Sector four of the Urbanisation 
Nueva Andalucía de Marbella, intended for lease, for a total price, including the 
costs associated with each transaction, of EUR 3,515,043. 
 



Information Document ARIMELIA ITG SOCIMI, S.A. SEPTEMBER 2021 

 

 
 
 
 

18 

 
 
 
 

On 30 September 2020, the ‘Payable to suppliers’ heading of the accompanying 
balance sheet included an outstanding amount of 1.416.831 € corresponding to the 
aforementioned additions. This amount was paid in February 2021. 
 
The buildings under construction relate to the improvement works that are being 
carried out on the assets acquired so that they are available for lease. 

 

3.4 Business model 

 
The basic business plan has been the acquisition of assets, these are renovated, and 
a refurbishment budget is invested in the properties to a high standard in readiness 
for their posterior letting either on a short- or medium-term basis. 
 
ARIMELIA uses various methods to market its properties for rental:  

 
1. Google is utilised via it's Google Ads and Google Pay per Click business 

services: the ARIMELIA web site is linked to Google services. 
 

2. Facebook professional advertising and marketing services. 
 
3. Instagram professional advertising and marketing services. 
 
4. Marbella based holiday rental agencies who specialise in luxury rentals. The 

commissions paid to such holiday rental agencies who provide clients are 
registered in the financial statements of the Company as real estate advisory 
services included among the operating expenses. 

 
5. The website www.booking.com is used as a booking agency. 
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3.5 Company’s functional organization 

 
Arimelia is managed internally through the Board of Directors.  
 
Ryan Howsam is President of the Board, Ian Verinder is Vice President of the 
Board and Patricia Goodman is the Company Secretary and a Director. 
 
Ryan Howsam is responsible for keeping track of the Company´s progress towards 
its goals. More specifically, he is responsible for the acquisitions, divestments and 
leasing of the real estate property assets and ensuring their profitability.  
 
Ina Verinder is the Company’s Chief Financial Officer. He is responsible for 
managing the Company´s financial and administrative aspects and for ensuring 
the legal compliance with the SOCIMI regime, the Market, and the Regulators. 
Further, he is responsible for ensuring the profitability of the Company. 
Patricia Goodman assists Ian Verinder. 
 
The Company also employs a property manager who is responsible for overall 
management of the investment properties on a day-to-day basis. 
 

 
 
 

3.6 Investment strategy and competitive advantages 

 
The company bases its strategy on the acquisition of properties in locations of the 
highest level (currently concentrated in the Puerto Romano area, in Marbella, on 
the Spanish Costa del Sol), which it proceeds to reform to obtain additional 
profitability, both for the via the rental as well as the revaluation of such assets. 
 
The competitive advantage lies fundamentally in the high relational positioning of 
the Company and its managers among the commercial agents of the real estate 
sector in the area. 

 

Patricia Goodman Ian Verinder

Director and Company Secretary CFO & Director

Shadya Hwedi

Property manager

Ryan Howsam

Director
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3.7 Description of Real Estate Assets 

 
Detailed information on them and their valuation is attached to this information 
document Annex III. 
 
The company’s property portfolio currently consists of six residential properties 
and one commercial property: 
 

 
Their summary of its expected revenue generation is as follows: 
 

  

Month 3 holiday rental seasons * Expected occupancy rates Expected monthly revenues **

September Mid 50% 81.750 €                                                       

October Low 30% 37.200 €                                                       

November Low 30% 36.000 €                                                       

December Low 30% 37.200 €                                                       

January Low 30% 82.930 €                                                       

February Low 30% 76.840 €                                                       

March Low 30% 92.463 €                                                       

April Low 30% 90.125 €                                                       

May Low 50% 124.238 €                                                    

June Mid 50% 150.856 €                                                    

July High 90% 339.354 €                                                    

August High 90% 339.354 €                                                    

** all properties 1.488.310 €                                                 * residential properties

Residential asset details Type Brief description Asset Market Value

Jardin Japones (Dalia) Residential 3 bedroom apartment apartment -188.88 square metres in area 3.235.000 €                  

Jardin Persa (Orquidea) Residential 4 bedroom duplex - 327.51 square metres in area 5.500.000 €                  

Linares Residential 2 bedroom apartment -160.2 square metres in area 2.000.000 €                  

Amazonia Residential 2 bedroom apartment -150.8 square metres in area 1.575.000 €                  

Villa Romane (Torre Verde) Residential 4 bedroom villa / house - 440.32 square metres in area 8.400.000 €                  

Centro Polo villa Residential 4 bedroom villa / house - 360.89 square metres in area 5.295.000 €                  

Centro Polo office Commercial 816.73 square metres in area 5.295.000 €                  
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3.7.1 Amazonas 

 
Description of Location: 
 
Macro Location 

Region: Province: 

Nearest Main: 

City: 

Situation Name: 

Distance: 

 
Andalucia 

Malaga 

Marbella 

Puente Romano 

Some 4 kilometres to 

the west of Marbella 

city centre – Golden 

Mile 

Map 
 

 

 
Micro Location 

District: 

Surrounding: 

 
Urbanization Puente 

Romano II 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 
 

 
 

Public 

Transport 

Train: Bus: 

Roads: 

 
 

 
Airport: 

Port: 

 
Limited (Malaga 

AVE) Various – inner 

city 

N-340 within 300 

metres also AP7 and 

A7 motorway 

within 

2.2 kilometres 

Málaga, 58 kilometres 

Puerto Banús 2.5 

kilometres 

Map / Aerial View 

 

 

 
 
Description of the Property: 
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Property/ 

building type 

Residential Apartment 

Year of 

construction 

Approximately 1982 

Quality of 

building 

The construction and finishes to the property are commensurate with its 

age and use. The property has been well maintained and upgraded as 

and when necessary to reflect the prestigious nature of the club. 

We can confirm the last major refurbishment has recently completed to a 

high standard. The property has recently been refurbished to a high 

standard and provides excellent fixtures and fittings. 

Facilities Limited on site to communal grounds and swimming pools 

Parking We understand there is a car parking space allocated to the subject 

property 

Lettable Areas Our floor areas are based on the information provided and are as  

follows: 

 

Description: Situated within the urbanisation known as Puente Romano II. 

The urbanisation is made up of various residential blocks located 

around landscaped gardens including facilities and amenities such as 

swimming pools, recreational areas, botanical gardens etc. 

The subject property is situated at ground floor level 

The property comprises a Kitchen, Living room, 2 bedrooms and 2 

bathrooms, WC, Laundry/Storage area. 

There are two terrace areas to the rear of the property. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views over the botanical gardens. 
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Photos: 
 

 

 

 

  

 
 
State of repair: 
 
Overall, the condition of the subject property can be assessed as excellent. The property 
has recently undergone a full refurbishment and the quality of workmanship and 
finishes was excellent. 
 
Assessment of building: 
 
Well known and established residential area incorporating mature landscaped and 
botanical gardens. Some exterior parts of the property date from the 1980s but this does 
add charm and character to the subject property. The property has been modernised to 
an excellent standard. Distribution and layout are adequate for a property of the size 
and dimensions. 
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3.7.2 Centro Polo 

 
Description of Location: 
 
Macro Location 

Region: 

Province: 

Nearest Main 

City: 

Situation Name: 

Distance: 

 
Andalucia 

Malaga 

Marbella 

 
Nueva Andalucia 

Some 7.5 kilometres to 

the west of Marbella 

city centre – 800 metres 

northeast of Puerto 

Banús 

Map 
 

 
 

Micro Location 

District: 

Surrounding: 

 
Nueva Andalucia – 

Urbanization La Pera 

Mainly Residential 

Low rise residential, 

detached, and 

terraced housing 

Hotels, retail 

Restaurants 

Shopping Centre 

Map 
 

 

 

Public 

Transport 

Train: Bus: 

Roads: 

 
 

 
Airport: 

Port: 

 

 
Limited (Malaga 

AVE) Various – inner 

city 

N-340 (A7) within 300 

metres also AP7 

motorway within 4.5 

kilometres 

Malaga, 61.5 

kilometres Puerto 

Banus 800 metres 

Map / Aerial View 
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Description of the Property: 
 

Property/ 

building type 

Mixed Use – Residential – Offices – Business Centre with associated 

services 

Year of 

construction 

Approximately 2002 

Quality of 

building 

The construction and finishes to the property are commensurate with its 

age and use. The property has been well maintained and upgraded as 

and when necessary. The exterior of the property fits in with the 

surroundings. The property is currently undergoing an extensive 

refurbishment programme at the time of inspection. The quality, nature 

and characteristics of the property are different to what is 

readily available in the subject area 

Facilities Limited on site but within proximity to Centro Plaza and Puerto Banus 

Parking Limited to on street parking – potential to incorporate a space to rear of 

property. 

Lettable Areas Our floor areas are based on the information provided and are as  

follows: 

 

Description: Situated within the urbanisation known as Urbanisation La Pera. 

The urbanisation is made up of various residential dwellings with 

associated gardens and swimming pools. 

The property although described as two different entities is a singular 

block but due to the lay of the land can be accessed at different levels of 

the property from the front and rear. 

The property is set over some 4 floors. 

The lower floors which can be accessed via Calle Azaleas have a typical 

retail front (although described as basements 1 & 2 within the cadastral) 

they are in fact at street level and from Calle Azaleas appear as ground 

and first floor. 

These two floors are currently undergoing extensive refurbishment 

work and are connected by an internal staircase. The floors are fairly 

open plan and partitioning walls have been removed. The floors are 
currently undergoing distribution and layout. Natural light is confined to 
the front of the subject units at basement level 2 and at basement level 1 
natural light is incorporated at the front and side of the subject property. 
Ongoing works included division of areas and some storage areas but in 
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general the property was open plan. These two floors are connected by a 
main internal staircase. Four of the subject land registry plots are included 
within these two floor areas. The fifth land registry plot is the residential 
element. At present this can be accessed via calle Los Nardos at ground 
floor level (Floor 3 within the subject property) and has own private 
access. There is also an external garden area at this level including a 
swimming pool and terrace areas. The property has un upper floor which 
is currently undergoing refurbishment including terrace areas. The 
property is being refurbished to provide residential accommodation for 
letting purposes. 

 
Photos: 
 

 
State of repair: The property is currently in a skeleton state and undergoing an extensive 
refurbishment programme. The photos illustrate the concept that will be adopted upon 
completion. In general, to a high specification and modern standard. 
 
Assessment of building: Well-known and established residential area within proximity 
to Puerto Banus. Property was built some 19 years ago but the characteristics and design 
fit in with the local construction. The property is in the process of being modernised to 
an excellent standard. Distribution and layout are adequate for a property of the size 
and dimensions. The majority of the property will be dedicated to office and business 
space use with the upper floor dedicated to room rental.  
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3.7.3 Dalia 

 
Description of Location: 
 

Macro Location 

Region: 

Province: 

Nearest Main 

City: 

Situation Name: 

Distance: 

 
Andalucía  

Málaga 

Marbella 

 
Puente Romano Some 4 

kilometres to    

the west of Marbella 

 city centre – Golden 

Mile 

Map 
 

 

 
Micro Location 

District: 

Surrounding: 

 
Urbanisation Jardin 

Japones 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 
 

 
 

Public 

Transport 

Train: Bus: 

Roads: 

 
 

 
Airport: 

Port: 

 

 
Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and A7 

motorway within 

2.2 kilometers Malaga, 58 

kilometers  

Puerto Banus 2.5 

kilometers 

Map / Aerial View 
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Description of the Property: 
 

Property/ 

building type 

Residential Apartment 

Year of 

construction 

Approximately 1992 

Quality of 

building 

The construction and finishes to the property are commensurate with its 

age and use. The property has been well maintained and upgraded as 

and when necessary to reflect the prestigious nature of the club. The 

exterior of the property fits in with the surroundings. The property has 

been modernized and is to a high specification. The quality, nature and 

characteristics of the property are similar in comparison to other 

properties but with a high specification fit out. 

Facilities Limited to communal services and swimming pools within urbanization 

albeit able to make full use of services located within Hotel Puente 

Romano 

Parking We understand there is a car parking space and storage allocated to the 

subject property 

Lettable Areas Our floor areas are based on the information provided and are as  

follows: 

 
Description: Situated within the urbanization known as Puente Romano Jardin 

Japones. 

The urbanization is made up of various residential blocks located 

around landscaped gardens including facilities and amenities such as 

swimming pools, recreational areas, botanical gardens etc. 

The subject property is situated at first floor level 

The property has been refurbished and comprises a hallway, Kitchen, 

Living room, 2 bedrooms and 2 bathrooms, Laundry/Storage area, WC. 

There are terrace areas to the front of the property with sea views. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views to the beach front. 

There is a car parking space and storage area at basement level. 
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Photos: 

 

  

 

 

 

 
 

 

 

 

 
State of repair: 
 
The property has recently undergone a full refurbishment and the quality of 
workmanship and finishes was excellent. 
 
Assessment of building: 
 
Well known and established residential area incorporating mature landscaped and 
botanical gardens. Some exterior parts of the property date from the 1990s but this does 
add charm and character to the subject property. The property has been modernised to 
an excellent standard. Distribution and layout are adequate for a property of the size 
and dimensions.  
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3.7.4 Linares 12 

 
Description of Location: 
 
Macro Location 

Region: Province: 

Nearest Main 

City: 

Situation Name: 

Distance: 

 
Andalucia 

Malaga Marbella 

Puente Romano 

Some 4 kilometres to the 

west of Marbella city 

centre – Golden Mile 

Map 
 

 
 

Micro Location 

District: 

Surrounding: 

 

Urbanisation Hotel 

Puente Romano 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 

 

 
 
 

Public 

Transport 

Train: Bus: 

Roads: 

 
 

 
Airport: 

Port: 

 
Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and 

A7 motorway within 

2.2 kilometres Malaga, 

58 kilometres Puerto 

Banus 2.5 kilometres 

Map / Aerial View 
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Description of the Property: 
 

Property/ 

building type 

Residential Apartment 

Year of 

construction 

Approximately 1976 

Quality of 

building 

The construction and finishes to the property are commensurate with its 

age and use. The property has been well maintained and upgraded as 

and when necessary to reflect the prestigious nature of the club. 

We understand the last major refurbishment was undertaken in the last   

12 months. The property has recently been refurbished to a high 

standard and provides excellent fixtures and fittings. 

Facilities Forms part of Hotel Puente Romano benefits from the facilities and 

services available on site 

Parking We understand there is a car parking space allocated to the subject 

property 

Lettable Areas Our floor areas are based on the information provided and are as  

follows: 

 

Description: Situated within the urbanisation known as Hotel Puente Romano. 

The urbanisation is made up of various residential blocks located 

around landscaped gardens including facilities and amenities such as 

swimming pools, recreational areas, botanical gardens etc. 

The subject property is situated at first floor level 

The property comprises a Kitchen, Living room, 2 bedrooms and 2 

bathrooms, WC, Laundry/Storage area. 

There is a terrace area to the rear of the property. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views over the botanical gardens. 
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Photos: 
 

  
 

 

 

 

 
 
State of repair: 
 
Overall, the condition of the subject property can be assessed as excellent. The property 
has recently undergone a full refurbishment and the quality of workmanship and 
finishes was excellent. 
 
Assessment of building: 
 
Well known and established residential area incorporating mature landscaped and 
botanical gardens. Some exterior parts of the property date from the 1970s but this does 
add charm and character to the subject property. The property has been modernised to 
an excellent standard. Distribution and layout are adequate for a property of the size 
and dimensions. 
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3.7.5 Orquídea 

 
Description of Location: 
 
Macro Location 

Region: 

Province: 

Nearest Main 

City: 

Situation Name: 

Distance: 

 
Andaluci

a Malaga 

Marbella 

 
Puente Romano 

Some 4 kilometres to 

the west of Marbella 

city centre – Golden 

Mile 

Map 
 

 

 
Micro Location 

District: 

Surrounding

: 

 
Urbanisation Jardin 

Persa 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 
 

 
 

Public 

Transport 

Train: 

Bus: 

Roads: 

 
 

 
Airport: 

Port: 

 

 
Limited (Malaga 

AVE) Various – inner 

city 

N-340 within 300 

metres also AP7 and 

A7 motorway 

within 

2.2 kilometres 

Malaga, 58 kilometres 

Puerto Banus 2.5 

kilometres 

Map / Aerial View 
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Description of the Property: 
 

Property/ 

building type 

Residential Apartment Duplex 

Year of 

construction 

Approximately 1986 

Quality of 

building 

The construction and finishes to the property are commensurate with its 

age and use. The property has been well maintained and upgraded as 

and when necessary to reflect the prestigious nature of the club. The 

exterior of the property fits in with the surroundings. The property is 

currently undergoing an extensive refurbishment programme at the time 

of inspection. The quality, nature and characteristics of the property are 

similar in comparison to other properties along the beach 

front with an added feature of a Duplex. 

Facilities Limited to communal services and swimming pools within urbanisation 

albeit able to make full use of services located within Hotel Puente 

Romano 

Parking We understand there is a car parking space allocated to the subject 

property 

Lettable Areas Our floor areas are based on the information provided and are as  

follows: 
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Description: Situated within the urbanisation known as Puente Romano Jardin Persa. 

The urbanisation is made up of various residential blocks located around 

landscaped gardens including facilities and amenities such as swimming 

pools, recreational areas, botanical gardens etc. 

The subject property is situated at first and second floor level The 

property is currently under refurbishment and will comprise a 

Kitchen, Living room, 4 bedrooms and 5 bathrooms, Laundry/Storage 

area. 

There are numerous terrace areas at each level to both front and rear of 

the property. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views to the beach front. 

There is a car parking space and storage area at basement level 

 
 
Photos: 
 
 

 

 

 

 
State of repair: 
 
The property is currently in a skeleton state and undergoing an extensive refurbishment 
programme. The photos illustrate the concept that will be adopted upon completion. In 
general, to a high specification and modern standard. 
 
Assessment of building: 
 
Well known and established residential area incorporating mature landscaped and 
botanical gardens with sea views. Some exterior parts of the property date from the 1980s 
but this does add charm and character to the subject property. The property is in the 
process of being modernised to an excellent standard. Distribution and layout are 
adequate for a property of the size and dimensions. 
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3.7.6 Villa Romano 

 
Description of Location: 
Macro Location 

Region: 

Province: 

Nearest Main 

City: 

Situation Name: 

Distance: 

 
Andalucía 

Málaga 

Marbella 

 
Puente Romano Some 

4 kilometres to the west 

of Marbella city centre 

– Golden Mile 

Map 
 

 

 
Micro Location 

District: 

 

 
Surrounding: 

 
Conjunto Villamagna 

within Puente 

Romano 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 
 

 

 
Public 

Transport 

Train: 

Bus: 

Roads: 

 
 

 
Airport: 

Port: 

 

 
Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and 

A7 motorway within 

2.2 kilometers Malaga, 

58 kilometers Puerto 

Banus 2.5 kilometers 

Map / Aerial View 
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Description of the Property: 
 

Property/ 

building type 

Detached Residential Dwelling 

Year of 

construction 

Approximately 1999 

Quality of 

building 

The construction and finishes to the property are commensurate with its 

age and use. The property has been well maintained and upgraded as 

and when necessary to reflect the prestigious nature of the area. The 

exterior of the property fits in with the surroundings and is slightly more 

modern in aspect. The property has been modernised and is to a high 

specification. The quality, nature and characteristics of the property are 

superior in comparison to other properties in terms of 

design, characteristics, distribution, and layout. 

Facilities Private garden and terraced areas on site but able to access Hotel Puente 

Romano if necessary 

Parking There are parking facilities for up to 3 cars at basement level. This is 

accessed at street level and a car lift. Once car can be parked at basement 

level and 2 cars fit within the lift mechanism. 

Lettable Areas Our floor areas are based on the information provided and are as  

follows: 

 

Description: Situated within the street known as Torre Verde. 

Singular detached dwelling with basement and 3 upper floors 

The property has been extensively refurbished to a modern and high 

specification standard. The property is walled and can be accessed by 

either the garage door which fronts street Torre Verde or the pedestrian 

access. This leads to a paved terrace area which fronts the property and is 

enclosed by a perimeter wall with tropical plants to help protect privacy. 

It is possible to walk around most of the house via a terraced area. There 

are various plants, shrubbery and palm trees planted to the exterior wall. 

Upon entering the property greeted with a hallway and stairs which lead 

to the upper floors. 

Heading to the ground floor we are met with a large and spacious living 

room with patio doors to the front. To the rear is located 2 bedrooms and 

associated bathrooms including a WC. There is also a stairwell which 

provides access to the basement area. 
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The basement comprises various rooms including an open plan living room 

with a themed bar, to the rear is a large conference room (this could be 

adapted to provide a 4th bedroom). To the front are two rooms related to 

laundry and services as well as a Bathroom and WC. To the east side of the 

basement is the car parking area which is separated by a glass panel. There 

is room for the parking of some 3 cars. The property also benefits from a 

lift installation which runs throughout the house with a capacity for 3 

person or 225kg. 

Returning to the main hallway entrance there is a stairwell which leads to 

the first-floor level to an open plan living room which leads to a south facing 

terrace and comprises a plunge pool, refreshing plunge pool and a 

barbecue area. There is a kitchen area to the rear. The space has also been 

adopted to office area. 

Leading to the 2nd floor is the master bedroom which benefits from a sun 

lounging terrace with patio doors and with views to the sea. There is a 

very stylish walk-in wardrobe and a large bathroom incorporating a bath 

with external views. 

To the roof there are numerous solar panels which contribute to the 

heating efficiency within the subject property. 

The subject property is very well maintained and provides quality 

finishing’s and fixtures. The property interior design is by Ambience 

Home Design and reflects quality workmanship throughout. 

We understand the property is connected to al mains and services. 

 
Photos: 
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 State of repair: 
 
The property has recently undergone a full refurbishment and the quality of 
workmanship and finishes was excellent. 
 
Assessment of building: 
 
Well known and established residential area within a setting of various urbanisations 
with mature landscaped and botanical gardens. Some exterior parts of the property date 
from the 1990s but this does keep in line with the general construction build in the subject 
area. The property has been modernised to an excellent standard. Distribution and 
layout are adequate for a property of the size and dimensions. 
 
Notably there are very few opportunities of properties of this size and dimensions within 
Puente Romano area. The area is typified by apartments within small rise residential 
blocks. The property is second line but near the main services and facilities in the area. 
 
The property is well distributed and adopted to the current occupiers’ requirements. 
There is scope to convert the conference room to a further bedroom within the basement, 
as a positive there is natural light to this area. The property is well proportioned and is 
triple the size of normal apartment buildings in the subject area. 
 
As an end terrace there is little opportunity of construction next door, this area currently 
serves as car parking and service road. We consider the property to be exclusive in 
nature. 
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3.8 The market 

 
Spain economy 
 
The global economy continues to be much influenced by COVID-related 
developments. In 2020 Q4, the rise in infections gave rise to new pandemic-
containment measures, which have been stepped up in many countries in the 
opening months of 2021. In Spain, economic activity also continues to be greatly 
influenced by epidemiological developments. The authorities are responding to 
the successive oscillations in infection rates by means of changes in the stringency 
of the containment measures, which is making for relatively pronounced 
fluctuations in activity and employment even within each quarter.  
 
Spain ranks 23rd in the global list of country development and is the 14th largest 
economy in the world by nominal GDP, the 5th in the European Union and the 4th 
of the Euro area. General figures:  
 

• Population (at 2019): 47.33MM latest figures  

• Unemployment rate (at 02/2021): 16.19% (Source: datos. macro)  

• Renta Per Capita (at 2020): €23,690 (latest figures) 
 
Spain has been in the midst of a balanced economic recovery in recent years; 
however, the COVID19 crisis led the country into an unprecedented downturn in 
economic activity in 2020, with GDP falling by 11.0% (BDE), one of the largest 
contractions in Europe. The service sector was hit hard, especially the tourism 
industry (which accounts for about 12% of Spain’s economy). SMEs, which 
contribute to over 70% of employment, have been struggling to stay afloat.  
 
The Spanish government has provided swift income and liquidity support to limit 
the fallout of the pandemic (with public guarantees equivalent to 14% of GDP and 
other policy measures costing around 1.3% of GDP), causing the general budget to 
turn negative by 10.5% of GDP in 2020. Similarly, debt-to-GDP ratio skyrocketed 
to 120% in 2020, from 95.5% one year earlier, a level that is expected to remain 
somewhat stable in the following years. Amid reduced consumption and low oil 
prices, inflation turned negative in 2020 (-0.3%), though it is projected to gradually 
increase to 1.4% this year and 0.8% in 2022 (BDE). In its 2021 budget, the 
government lead by Pedro Sánchez plans to raise taxes on large companies and 
high earners to boost revenues by EUR 6.8 billion. Existing short-time work 
schemes were reinforced to offset the COVID-19 crisis; however, the pandemic 
widened inequalities in the labour market, with disruptions among young, low-
skilled, and temporary workers being particularly harsh. The overall 
unemployment rate was estimated at 16.13% at the end of 2020 (from 13.78% one 
year earlier -INE) and is expected to remain relatively stable this year (rising to 
16.8%), before starting to decrease again in 2022. 
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The Spanish government has provided swift income and liquidity support to limit 
the fallout of the pandemic (with public guarantees equivalent to 14% of GDP and 
other policy measures costing around 1.3% of GDP), causing the general budget to 
turn negative by 10.5% of GDP in 2020. Similarly, debt-to-GDP ratio skyrocketed 
to 120% in 2020, from 95.5% one year earlier, a level that is expected to remain 
somewhat stable in the following years. Amid reduced consumption and low oil 
prices, inflation turned negative in 2020 (-0.3%), though it is projected to gradually 
increase to 1.4% this year and 0.8% in 2022 (BDE). In its 2021 budget, the 
government lead by Pedro Sánchez plans to raise taxes on large companies and 
high earners to boost revenues by EUR 6.8 billion. Existing short-time work 
schemes were reinforced to offset the COVID-19 crisis; however, the pandemic 
widened inequalities in the labour market, with disruptions among young, low-
skilled, and temporary workers being particularly harsh. The overall 
unemployment rate was estimated at 16.13% at the end of 2020 (from 13.78% one 
year earlier -INE) and is expected to remain relatively stable this year (rising to 
16.8%), before starting to decrease again in 2022. 
 
The economic panorama is constantly changing, households have become more 
cautious in their spending habits and savings have increased substantially. 
Furlough schemes and government backed loans will come under scrutiny 
regarding business over the next 12 months. The greater these effects, the more 
acute and persistent will be the impact on activity; in these circumstances, this 
impact may also be exacerbated by a larger volume of loan write-offs, so that less 
financing is available to the private sector, and at a higher cost. The second source 
relates to the degree of persistence of the COVID-induced changes in society 
behaviour. Spending decisions of households, in Spain and in the rest of the world, 
and both their direct impact on various demand aggregates (private consumption, 
housing investment and tourism exports) and their indirect impact on the 
economy. Politics are fully concentrated on the Covid-19 pandemic and the 
economic repercussions. The President of the Government of Spain, Pedro 
Sánchez, maintained that 70% of Spanish citizens will be vaccinated by August, 
committed to the centralised purchase of vaccines, and announced that the 
Recovery, Transformation and Resilience Plan will allocate more than 3 billion 
euros to guaranteeing the competitiveness of the tourism sector. Spain's consumer 
confidence indicator rose by 7.1 points from the previous month to 73 in March of 
2021, improving for the second consecutive month to its highest level since 
February 2020. Still, the reading is much lower than the 85.7 reached in February 
2020. Consumer confidence in Spain reached an all-time high of 108.80 Index 
Points in August of 2017 and a record low of 37.60 Index Points in July of 2012. In 
terms of the risk premium in Spain is trading at 65 points at the time of writing. Its 
value has risen 2 points from the previous day. On October 7, 1992, the risk 
premium reached its maximum price, 668, in the period from 1991 to the present. 
In this same period, its minimum price was -6, at which it traded on November 26, 
2004. 
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The vaccination programme coupled with the economic support provided at 
government level is providing a positive outlook over the short to medium term. 
There are insecurities regarding rising prices in terms of basic products and these 
are clouding the outlook. Spain needs to open its tourism industry once again to 
recover the services and hospitality sectors. Having received some 83.5 million 
tourists in 2019, Spain hit a record in overseas tourist arrivals for the seventh year 
running. The Covid-19 pandemic slashed visitor numbers as travel restrictions 
were imposed across many countries. 
 
As can be clearly seen, the reduction in visitor numbers has had a knock-on effect 
in the Spanish economy across the tourism and hospitality sectors including those 
service providers related to the sector. 
 
Tourism and Visitation to Marbella Tourism dominates the economy of Marbella. 
Although there are many visitors during the autumn and winter, much of the 
employment arising from tourism is still seasonal, leading to greater 
unemployment at ‘off peak’ times. As in most of the Andalusian coastline, 
Marbella's economy revolves around tertiary activities. The services sector 
accounts for 60% of employment, while commerce accounts for almost 20%. The 
main branches of the services sector are the hotel industry and real estate and 
business services activities, which confirms the importance of tourism in the 
Marbella economy. For their part, the construction, industrial and agricultural 
sectors represent 14.2%, 3.8% and 2.4% of employment respectively. The number 
of business establishments in the services sector represents 87.5% of the total, while 
those dedicated to construction account for 9.6% and industrial establishments, 
2.9%. Regarding the size of these companies, 89.5% have fewer than 5 workers and 
only 2.3% have a workforce of more than 20 employees. The Malaga region has a 
modern, high-quality infrastructure network that offers services in the social, 
healthcare, and educational areas, making for a solid and constructive social 
climate. The Malaga economy’s combined heavy demand and entrepreneurial 
spirit generates a long chain of synergies. The result is a persistently dynamic 
market and a continual increase in business opportunity. In 2019 the GDP figure 
was 165,866 million euros, making Andalusia one of the most important 
autonomous communities by volume of GDP, occupying the 3rd position in the 
ranking of the GDP of the autonomous communities. The GDP per capita of 
Andalusia in 2019 was € 19,633, € 515 higher than that of 2018, which was € 19,118. 
Just as GDP helps us to know the size of an economy, GDP per capita indicates the 
wealth of its citizens. If we order the autonomous communities according to their 
GDP per capita, Andalusia is in 17th place, so its inhabitants are, according to this 
parameter, among the poorest or at least have a low standard of living compared 
to those of other autonomous communities. However, Marbella has a rent per 
capita of some € 26,541 (2018) a great deal higher than that of Andalusia in general 
and highlights the area as a wealthy submarket.  
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Key Demand Generators – Business & Leisure  
 
The economic activity in Marbella is mainly driven by leisure tourism; large 
multinationals with presence in the Malaga region are mainly located in the capital 
of the province Malaga, which is larger and provides better access to the rest of 
Spain and has the third largest airport in Spain. This has cited Marbella as one of 
the most luxurious places to live on the coastline and is within commuter distance 
of Malaga. The major generators of leisure hospitality demand in the local market 
area are outlined that Marbella is a recognised and luxurious holiday destination. 
There is a well-known night life coupled with some 27 kilometres of quality 
beaches. National and international tourism are predominant in the area and 
attracts short break visitors from neighbouring countries and those within a 2–3-
hour flight time.  
 
Economic Forecasts and Important Source Markets 
 
The United Kingdom, Germany and France are Spain’s largest source markets for 
visitors and together accounted for approximately 50.56% of total international 
visitors over the last 5 years. Economic growth, decline or stability in these markets 
will impact consumer spending behaviours and hold implications for hospitality 
demand in Marbella. As the economic situation of the above-mentioned countries 
continues to deal with Covid-19 and travel implications, their travel habits should 
improve to normal levels with more people looking to travel abroad and spend 
their holidays away from home. In addition, travellers are looking for security 
when travelling abroad and given the health, political and social uncertainty in 
some tourist destinations such as Turkey, North Africa and Greece travellers are 
looking to the Iberian Peninsula, other Mediterranean destinations and the 
Balearic and Canary Islands as alternatives.  
 
The UK is currently enjoying a high vaccination rate and has begun once again to 
open borders. There has been a huge demand for example in travel to Portugal as 
said country now permits vaccinated UK residents to enter the country without 
having to undertake quarantine. As only recently permitted, there are initial signs 
that there is a substantial demand in flights to Portugal with some airlines looking 
to increase flight numbers to account for the demand. 
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3.9 Insurance contracts 

 
The Company holds insurance policies for each of its assets: 
 

 

3.10 Related party transactions 

 
All transactions carried out by the company are carried out at market prices. To 
date, the transactions historically carried out focus on the loans and contributions 
of assets of the sole partner that have been capitalized.  

3.11 Organization chart 

 
The organization chart of the company is quite simple, as shown in this scheme:  
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4 RISK FACTORS 

 
Set forth below are detailed some certain risks, uncertainties or other factors that 
may affect the Company’s future results and business development. 

4.1 RISKS ASSOCIATED WITH THE REAL ESTATE BUSINESS 

4.1.1 Cyclical sector  

 

The property sector is very sensitive to the existing political and economic-
financial environment. The revenues derived from the property assets and their 
valuations depend, in large part, on the supply and demand for properties, 
inflation, interest rates, the economic growth rate or legislation. 
 
If the Company’s asset portfolio were to suffer a decline in value requiring a 
provision with respect to the carrying value, this would have an impact on the 
profit, the financial situation, the valuation of the Company and the evolution of 
the price of the stock in the market, therefore. 

 

4.1.2 Risks derived from the possible fluctuation in the demand for properties and 
their consequent decrease in rental prices.  

 

The Company business is based in the lease of its properties to various clients. Said 
contractual relationships are documented and signed by both parties. In the event 
that said clients decide not to renew their contracts or insist on renegotiating rent 
prices downwards, this would have a negative impact on the financial situation, 
profits, the valuation of the Company and the evolution of the price of the stock. 

 

4.1.3 Degree of liquidity of investments  

 

Real estate investments are characterized as being more illiquid than investments 
in movable property. Therefore, if the Company wants to disinvest part of their 
portfolio of real estate assets, its ability to sell may be limited in the short term. 

 

4.1.4 Risk of lack of occupation or activity license  

 

For the operation of real estate assets, the Company must obtain the necessary 
occupation licenses. Given that the obtainment of such licenses is usually subject 
to a long administrative procedure, the Company may be prevented from using 
the property within the period initially set which could cause a substantial adverse 
effect on the activities, profits, the valuation of the Company and the evolution of 
the price of the stock in the market, therefore. 
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4.2 OPERATING RISKS 

4.2.1 Risks associated with the valuation of assets  

 

At the time of valuing the real estate assets, GESVALT made certain assumptions 
with which a potential investor many do not agree. If said subjective elements were 
to evolve negatively, the valuation of the Company's assets would be lower and 
could consequently affect the valuation of the Company and the evolution of the 
price of the stock in the market, therefore. 

 

4.2.2 Risk of property damage  

 

The Company’s properties are exposed to natural disasters. If any of this damage 
is not insured or represents an amount greater than the coverage taken out, the 
Company would have to cover the costs of making the assets back operational. 
Were any of these risks to materialize, the costs would negatively affect financial 
statements as well as the valuation of the Company and the evolution of the price 
of the stock in the market, therefore. 

 

4.2.3 Geographical concentration of product and market  

 

Currently the Company has invested mainly in Marbella (Spain), therefore there 
is a very large exposure to the city and its area. 

 

4.2.4 Negative financial results 

 

To date, the company accumulates negative financial results, so if these do not 
recover as the business plan foresees, it could expose the business and therefore 
the share price to a risk. 

4.2.5 Covid-19 

 

As a consequence of the current pandemic situation caused by Covid-19, and its 
special impact on the Spanish tourism sector, if the health situation and the 
restrictions derived from it were unexpectedly hardened or not elucidated in the 
short term, this could put into jeopardizes the visibility of the Company's business 
in the short or medium term. 
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4.3 LEGAL AND REGULATORY RISKS 

4.3.1 Risks related to regulatory changes.  

 

The Company’s activities are subject to legal and regulatory provisions of a 
technical, environmental, fiscal, and commercial nature, as well as planning, 
safety, technical and consumer protection requirements, among others. The local, 
autonomic, and national administrations may impose sanctions for non-
compliance with these standards and requirements. The sanctions may include, 
among other measures, restrictions that may limit the performance of certain 
operations by the Company. In addition, if the non-compliance is significant, the 
fines or sanctions may have a negative impact on the Company’s profits and 
financial situation. 
 
A significant change to these legal and regulatory provisions or a change affecting 
the way in which these legal and regulatory provisions are applied, interpreted, or 
met, may force the Company to change its plans, projections or even properties 
and, therefore, assume additional costs, which could negatively impact the 
Company’s financial situation, profit, the valuation of the Company and the 
evolution of the price of the stock in the market, therefore. 
Changes in tax legislation (including changes in the tax regime of SOCIMI)   
 
Any change (including changes of interpretation) in the Law of SOCIMI or in 
relation to the tax legislation in general, in Spain or in any other country in which 
the Company may operate in the future or in which the shareholders of the 
Company are residents, including but not limited to: 
 

• The creation of new taxes, and, 

• The increase of the tax rates in Spain or in any other country where the 
Company may operate, could have an adverse effect on the activities of the 
Company, its financial conditions, its forecasts, or results of operations. 

 
Furthermore, the non-compliance with the requirements established in the Law of 
SOCIMI would determine the loss of the special tax regime applicable to 
ARIMELIA. 
 
The loss of the SOCIMI regime (i) would have a negative impact for the Company 
in terms of both direct and indirect taxes, (ii) could affect the liquidity and financial 
position of ARIMELIA, as long as it is required to regularize the indirect taxation 
of certain acquisitions of real estate assets, as well as the direct taxation of those 
income obtained in previous tax periods. 
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4.3.2 Application of special tax regime   

 

It should be noted that ARIMELIA will be subject to a special tax of 19% on the full 
amount of the dividends or profit sharing distributed to the partners whose 
participation in the share capital of the entity is equal to or greater than 5% when 
the dividends paid out to these shareholders are either tax exempt or taxed at a 
rate lower than 10%. This tax will be considered as a Corporate Income Tax fee. 
Shareholders who cause the accrual of the special tax of 19% shall indemnify the 
Company in an amount equivalent to the Corporate Income Tax expense that 
would arise from making the dividend payment that serves as the basis for the 
calculation of the special tax. 

 

4.3.3 Loss of the SOCIMI tax regime  

 

The application of the SOCIMI special tax regime is subject to compliance with the 
requirements set out in Law 11/2009 modified by Law 16/2012. Lack of 
compliance with any of said requirements would mean that the Company would 
be taxed under the general Corporation Income Tax regime for the year in which 
said non-compliance occurred, with the Company being required to enter, where 
appropriate, the difference between the fee for this tax resulting from the 
application of the general regime and the amount paid that resulted from the 
application of the special tax regime in subsequent tax periods, without prejudice 
to late payment interest, surcharges and penalties that may be appropriate, as the 
case may be. The loss of said SOCIMI special tax regime could negatively affect the 
Company’s financial situation, operating results, cash flows or valuation. 

 

4.3.4 Litigation risk  

 

Currently there are not litigation risks impacting the Company's results. 

 

4.3.5 Lack of liquidity for the payment of dividends  

 
All dividends and other distributions paid by the Company will depend on the 
existence of profits available for distribution, and sufficient cash. In addition, there 
is a risk that the Company generates profits but does not have sufficient cash to 
meet, monetarily, the dividend distribution requirements set out in the SOCIMI 
tax regime. If the Company does not have sufficient cash, it may be required to 
cover dividends in kind or to implement a system of reinvesting dividends in new 
shares. As an alternative, the Company may request additional funding, which 
would increase its financial costs, reduce its capacity to ask for funding for making 
new investments and it may have an adverse material effect on the Company’s 
fussiness, financial conditions, operating results, and forecasts.  
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5 INFORMATION CONCERNING THEOPERATION 

5.1 Registration with Euronext Access 

 
Registration procedure: Registration of shares for trading on Euronext Access 
Paris through Technical Admission. 
 
ISIN: ES0105601001 
 
Euronext Ticker: MLARI 
 
Number of shares to be listed: 5.631.000 shares  
 
Nominal price per share: €1 

 
Reference price per share: €2.97 
 
Market capitalization: €16,724,070 
 
First trading date: September 20st 2021 
 
Listing Sponsor: DCM ASESORES, DIRECCIÓN Y CONSULTORIA DE 
MERCADOS, S.L.  
 
Financial service: BANCO DE SABADELL, S.A. 
 
Central Securities Depositary: Sociedad de Gestión de los Sistemas de Registro, 
Compensación y Liquidación de Valores, S.A., (IBERCLEAR) 

5.2 Objectives of the listing process 

 
This transaction is carried out within the framework of a procedure for admission to 
trading on the Euronext Access Market operated by Euronext Paris S.A., through 
technical admission. The proposed transaction does not require a visa from the Autorité 
des Marchés Financiers (AMF).  
 
The registration in the Euronext Access Market will allow the Company to acquire 
notoriety and to adapt to the operation of financial markets before a possible transfer to 
a larger market that enables to continue its development.  
 
Additionally, in order to keep the SOCIMI’s special tax regime, the Company must be 
listed in a European Market or in a Market of any other country where there exists an 
effective communication exchange between Tax Agencies. 
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5.3 Company’s share capital  

 
“Article 5.- Capital stock and shares. 
 
The share capital is FIVE MILLION SIX HUNDRED THIRTY-ONE THOUSAND 
EUROS (€ 5,631,000.-), represented by 5,631,000 equal, cumulative and indivisible 
registered shares, of ONE EURO (€ 1.- €) of nominal value each they, numbered 
consecutively from 1 to 5,631,000, both included. All the shares are fully subscribed and 
paid up and grant their holders the same rights and obligations. 
 
The share confers on its legitimate owner the condition of shareholder and implies the 
acceptance by its holders of these Bylaws, while empowering them to exercise the rights 
inherent to their condition, in accordance with these Bylaws and applicable regulations.” 
 

5.4 Evolution of share capital 

 
The company was incorporated with an initial capital of € 3,000 on April 8, 2019, 
divided into 3,000 shares with a par value of 1 euro each, fully subscribed by Mr. 
Ryan Craig Howsam, sole shareholder. 
 
Subsequently, it increased its capital, through loan compensation, to the figure of 
€ 5 million, by creating 4,997,000 new shares with a par value of one euro each, 
also fully subscribed by the sole shareholder, Mr. Ryan Craig Howsam, on 
November 19th, 2019. 
 
Finally, on December 30, 2020, the company increased its share capital again, up 
to the figure of 5,631,000 euros, subscribed again by the sole shareholder, Mr. Ryan 
Craig Howsam, through the non-monetary contribution consisting of 3 properties 
located in Marbella, for a joint valuation of 631,000 euros. 
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5.5 Main characteristics of the shares and general meeting rules 

 

5.5.1 Characteristics of the shares 

 
“Article 6.- Representation of the shares 
 
The shares will be represented by means of book entries and are constituted as such by 
virtue of their registration in the corresponding accounting register, the keeping of this 
corresponding to Euroclear France and its participating entities. They will be governed by 
the applicable regulations on securities markets. 
The legitimacy for the exercise of the shareholder's rights is obtained through registration 
in the accounting register, which presumes legitimate ownership and enables the registry 
owner to demand that the Company recognize him as a shareholder. Said legitimacy may 
be accredited by showing the appropriate certificates, issued by the entity in charge of 
keeping the corresponding accounting record. 
If the Company makes any provision in favour of whoever appears as the owner in 
accordance with the accounting record, it will be released from the corresponding 
obligation, even if that is not the real owner of the action, provided that it is carried out in 
good faith and without serious fault.” 
 

 

5.5.2 General Meeting rules 

 
Article 10, 11, 12, 13, 14, 15,16, 17 and 18 of the articles of association sets out 
the operation of the General Meeting: 
 
“Article 10.- Types of General Shareholders' Meetings 
 
1. The General Meetings of shareholders may be ordinary or extraordinary. 
2. The ordinary General Shareholders' Meeting will necessarily meet within the first six 
(6) months of each fiscal year, to censor the corporate management, approve, where 
appropriate, the accounts of the previous fiscal year and resolve on the application of the 
result, without prejudice to its competence to deal with and decide on any other matter that 
appears on the agenda. The ordinary General Meeting will be valid, even if it has been 
called or is held after the deadline. 
3. Any General Shareholders 'Meeting that is not the one provided for in the previous 
paragraph will be considered an extraordinary General Shareholders' Meeting and will 
meet whenever it is called by the Company's Management Body on its own initiative or 
when requested by a number of shareholders holding at least five percent of the capital stock, 
stating in the request the matters to be discussed at the meeting, proceeding in the manner 
provided in the Capital Companies Law. 
 
Article 11.- Calling of the General Shareholders' Meetings 
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1. The General Meetings of shareholders will be called by the Administrative Body by 
means of a notice published in the manner and with the minimum content provided for by 
the Capital Companies Law, at least one month before the date set for its holding, without 
detriment to cases in which the Capital Companies Law establishes a higher advance notice. 
2. The management body must also call the General Shareholders' Meeting when requested 
by shareholders who are holders of at least 5% of the share capital, stating in the request 
the matters to be discussed at the General Meeting, which must be necessarily included in 
the agenda by the administrative body. In this case, the General Meeting must be called to 
be held within the term established by the applicable regulations. 
3. Regarding the judicial summons of the General Shareholders' Meetings, the provisions 
of the applicable regulations will be followed. 
4. It will be possible to attend the Meeting by telematic means (including videoconference) 
that duly guarantee the identity of the subject when the Company, at the discretion of the 
Administrative Body, has enabled such means. For this, the call will describe the terms, 
forms, and modes of exercise of the shareholders' rights provided by the administrators to 
allow the orderly development of the Meeting. In particular, the administrators may 
determine that the interventions and proposals for resolutions that those who are going to 
attend by telematic means intend to formulate, be sent to the Company prior to the time of 
the constitution of the Meeting. 
5. Likewise, it will be possible to hold General Shareholders' Meetings exclusively by 
telematic means provided that the legal requirements for this are met. 
 
Article 12.- Place and time of celebration 
 
1. The General Shareholders' Meeting will be held in the place indicated in the call within 
the municipality where the Company has its registered office. 
2. The General Shareholders' Meeting may agree to its own extension for one or more 
consecutive days, at the proposal of the administrators or of a number of shareholders 
representing at least a quarter (25%) of the share capital attending the same. 
Whatever the number of its sessions, the General Shareholders' Meeting will be considered 
to be unique, with only one minute being drawn up for all sessions. 
 
Article 13.- Universal General Meeting 
 
The General Shareholders' Meeting will be understood in any case called and will be validly 
constituted to hear and resolve any matter, provided that all the share capital is present, 
and the attendees unanimously accept its celebration. Universal meetings will be held 
wherever all of the shareholders are, provided that the legal requirements for this are met. 
Article 14.- Equal treatment 
The Company will guarantee, at all times, equal treatment for all shareholders who are in 
the same position with regard to information, participation and exercise of the right to vote 
at the General Shareholders' Meeting. 
 
Article 15.- Shareholders' attendance, representation, and information rights 
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1. All shareholders have the right to attend the General Shareholders' Meetings, as long as 
they appear as the owner in the corresponding accounting record of book entries five (5) 
days prior to its celebration, which they can prove by means of the appropriate card. of 
assistance, certificate issued by any of the entities legally authorized to do so or by any 
other firm admitted in Law. 
2. The shareholder who has the right to attend may be represented at the General 
Shareholders' Meetings by another person, even if he or she is not a shareholder. 
Proxy must be granted in writing or by remote means of communication that comply with 
the requirements established in the Capital Companies Act for the exercise of the right to 
vote remotely and must be special for each General Shareholders' Meeting. 
3. The shareholders' attendance, representation, and information rights in relation to the 
General Meeting will be governed by the regulations applicable to the Company at all times. 
4. The Chairman of the General Shareholders' Meeting may authorize the attendance of 
directors, managers and technicians of the Company and other people who have an interest 
in the smooth running of corporate affairs, as well as extend an invitation to people other 
than the above who consider it convenient. 
5. Shareholders will attend the General Meeting by electronic means that duly guarantee 
the identity of the subject. The Board of Directors will indicate in the call the means that 
may be used for this purpose in order to meet the required security conditions that allow 
the identification of the shareholders, the correct exercise of their rights and the proper 
conduct of the meeting. 
In any case, the vote on the proposals on points included in the agenda of the General 
Meeting may be delegated or exercised by the shareholder through postal correspondence, 
electronic, by videoconference or any other means of remote communication provided that 
(a) duly guarantee the identity of the subject who exercises the right to vote and (b) is 
registered in some type of support. 
 6. The representation is always revocable. Personal attendance at the General Meeting of 
the represented party will have the value of revocation. 

 
Article 16.-Table of the General Shareholders' Meeting 
 
The General Shareholders' Meeting will be chaired by the Chairman of the Board of 
Directors, who will be assisted by a Secretary, who will be the Secretary of the Board of 
Directors. In the absence of the above, the shareholders elected by the General Meeting will 
act as Chairman and Secretary. 
 
Article 17.- Deliberation and adoption of resolutions 
 
1. Before entering the agenda, the list of attendees will be formed, stating the name of the 
attending shareholders and that of the represented shareholders, as well as the number of 
own or third-party shares with which they concur. 
At the end of the list, the number of shareholders present or represented will be determined, 
as well as the amount of capital they hold, specifying that which corresponds to shareholders 
with voting rights. 
The list of attendees will appear at the beginning of the minutes of the Shareholders' 
Meeting or will be attached to it by means of an annex. 
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2. Once the list of attendees has been formed, the chairman of the General Shareholders' 
Meeting, if applicable, will declare the General Meeting validly constituted and will 
determine whether it can enter into consideration of all the matters included in the agenda. 
3. Once the session is open, the secretary will read the items on the agenda and proceed to 
deliberate on them, with the chairman and the persons designated by him intervening in 
the first place. Once these interventions have taken place, the chairman will give the floor 
to the shareholders who request it, directing and maintaining the debate within the limits 
of the agenda and ending it when the matter has been, in his opinion, sufficiently debated . 
Finally, the different proposed resolutions will be put to a vote. 
4. The president is responsible for directing the meeting so that the deliberations are carried 
out according to the order of the day; accept or reject new proposals in relation to the 
matters included in the agenda; direct the deliberations granting the use of the floor to the 
shareholders who request it, withdrawing it or not granting it when it considers that a 
certain matter is sufficiently debated, is not included in the agenda or hinders the 
development of the meeting, indicate the moment of carry out the voting; carry out, assisted 
by the secretary of the General Meeting, the vote count; proclaim the results of the same, 
temporarily suspend the General Meeting, close it and, in general, all the powers, including 
those of order and discipline, that are necessary for the proper development of the General 
Meeting. 
5. Each share with the right to vote present or represented at the General Shareholders' 
Meeting will give the right to one vote. 
6. The resolutions of the Meeting will be adopted by a simple majority of the votes of the 
shareholders present or represented at the meeting, except in cases where a different 
majority is established by law. 
 
Article 18.- Minutes of the General Meeting 
 
1. All corporate resolutions must be recorded in the minutes. The minutes of the General 

Shareholders' Meeting will be approved in any of the forms provided by the regulations 
applicable to the Company at all times and will have executive force from the date of its 
approval. 

2. The Administrative Body may require the presence of a notary to draw up the minutes 
of the General Shareholders' Meeting and will be obliged to do so provided that five (5) 
days prior to the date scheduled for its celebration, shareholders who represent the less, 
1% of the share capital. In both cases, the notarial act will not need to be approved and 
will be considered as the minutes of the General Shareholders' Meeting. 
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5.6 Conditions for the transfer shares 

 
“Article 7.- Transfer of shares 
 
The shares and the economic rights derived from them, including the preferential 
subscription right, are freely transferable by all the means admitted by Law.” 
 

5.7 Scheduled date for first shareholder´s general meeting and first publication of 
earnings figures 

 
The Company will hold its first Shareholder’s General Meeting as a listed company 
on January 31st, 2022, although the scheduled date has not been determined at the 
time of writing. 
 
Publication of the Company’s earnings figures following the listing admission will 
be on or before January 31st, 2022. 
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6 COMPANY VALUATION AND FINANCIAL FORECASTS 

 

6.1 Valuation methodology 

 
The valuation of the Company was entrusted to an independent expert whose 
work resulted in an asset value of 26.005.000 € and a company equity value of 
16.724.070 €. 
 
ARIMELIA's activity is based on the leasing of its real estate assets. Based on this 
fact, the valuation method used has been the so-called Triple NAV approach, 
based on the hypothetical immediate liquidation of the company. Said alleged 
liquidation would entail the sale of all the assets owned by the company and the 
liquidation of all its liabilities, as well as the consideration of all the net tax 
liabilities derived from the theoretical recognition of the capital gains on the assets 
and other adjustments to the fair value of all assets and liabilities. 
 
With respect to deferred assets or liabilities that arise from differences between 
their book and market values, it is assumed that a tax liability or credit would be 
generated depending on whether there is a capital gain or depreciation. 
Considering that the company is a SOCIMI, it would not be necessary to recognize 
deferred tax assets or liabilities, since the company would be taxed at 0%. 
 
Therefore, the criterion used by the assessor has been the Triple-NAV method. The 
following is a graphical representation of the approach: 
 

 
 

This graph represents the result of applying the aforementioned valuation criteria, 
taking as a basis the book equity value, and adding the market value of the 
company's assets, before subtracting the market value of the liabilities to obtain 
the value of ARIMELIA. 
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6.2 Company valuation 

 
According to the resolution adopted by the Board of Directors of the Company 
unanimously on July 27th, 2021, the value of 100% of its shares is 16,724,070 euros, 
thus reaching a valuation of 2.97 euros per action. 
 
Such assessment is supported by the work carried out by the prestigious and 
independent firm Gesvalt, which is included as an annex to this document. 

 

6.3 Company’s financial resources for at least twelve months after the first day 
trading 

 
The Board of Directors declared at their Board of Directors´ meeting held on July 
27th, 2021, at the Company´s registered office, that the Company has sufficient 
capital to meet all its short-term liabilities for the 12 months following its 
admission to listing on Euronext Access Paris. 

 
Also, the shareholder of the Company Mr. Ryan Craig Howsam committed his personal 
financial assistance whenever required to allow the Company to continue as a going 
concern in case it is necessary.  

Sept 2021 Oct 2021 Nov 2021 Dec 2021 Jan 2022 Feb 2022 March 2022 April 2022 May 2022 June 2022 July 2022 Aug 2022 Sept 2022

Opening cash balance 1.479.104 1.495.238 1.064.584 632.986 202.409 187.753 169.593 162.948 171.619 215.916 282.430 511.124 739.920

CASH RECEIPTS

Rental income receivable 81.750 37.200 36.000 37.200 81.570 77.160 91.103 89.325 131.838 158.856 356.874 356.874 158.856

Other income 0 0 0 0 0 0 0 0 0 0 0 0 0

Shareholder loans 0 0 0 0 0 0 0 0 0 0 0 0 0

TOTAL CASH RECEIPTS 81.750 37.200 36.000 37.200 81.570 77.160 91.103 89.325 131.838 158.856 356.874 356.874 158.856

CASH PAYMENTS - Operating costs

Agents commission 14.838 6.752 6.534 6.752 8.271 7.471 10.001 9.678 16.669 21.572 57.513 57.513 21.572

Community fees 2.155 2.155 2.155 2.155 2.176 2.176 2.176 2.176 2.176 2.176 2.176 2.176 2.176

IBI/Basura 1.045 1.045 1.045 1.045 1.055 1.055 1.055 1.055 1.055 1.055 1.055 1.055 1.055

Property insurance 1.065 1.065 1.065 1.065 1.086 1.086 1.086 1.086 1.086 1.086 1.086 1.086 1.086

Electricity 2.038 2.038 2.038 2.038 2.161 2.161 2.161 2.161 2.161 2.161 2.161 2.161 2.161

Water 93 93 93 93 282 282 282 282 282 282 282 282 282

Telephone, WIFI, TV 627 627 627 627 627 627 627 627 627 627 627 627 627

Repairs & Maintenance 3.136 3.136 3.136 3.136 7.442 7.442 7.442 7.442 7.442 7.442 7.442 7.442 7.442

Cleaning & laundry 737 737 737 737 755 755 755 755 755 755 755 755 755

Staff salaries (Exc Ers costs) 9.655 9.655 9.655 9.655 12.295 12.295 12.295 12.295 12.295 12.295 12.295 12.295 12.295

Staff salaries - Ers Social Security 943 943 943 943 1.334 1.334 1.334 1.334 1.334 1.334 1.334 1.334 1.334

Bank charges & payment gateway fees 460 460 460 460 472 472 472 472 472 472 472 472 472

Marketing 643 643 643 643 659 659 659 659 659 659 659 659 659

Server hosting 223 223 223 223 225 225 225 225 225 225 225 225 225

Web site & software maintenance 327 327 327 327 16.997 16.997 16.997 331 331 331 331 331 331

Legal & Professional 7.441 7.441 7.441 7.441 7.138 7.138 7.138 7.138 7.138 7.138 7.138 7.138 7.138

Mortgage interest 9.002 9.002 9.002 9.002 8.892 8.892 8.892 8.892 8.892 8.892 8.892 8.892 8.892

Other Costs 921 921 921 921 944 944 944 944 944 944 944 944 944

TOTAL OPERATING PAYMENTS 55.348 47.262 47.044 47.262 72.811 72.011 74.541 57.552 64.542 69.446 105.386 105.386 69.446

CASH PAYMENTS - Other 

Mortgage capital repayments 10.268 10.229 10.191 10.153 23.414 23.310 23.206 23.102 22.999 22.896 22.794 22.692 22.591

Capital expenditure 0 410.363 410.363 410.363 0 0 0 0 0 0 0 0 0

Shareholder loan repayments 0 0 0 0 0 0 0 0 0 0 0 0 0

TOTAL OTHER PAYMENTS 10.268 420.592 420.554 420.515 23.414 23.310 23.206 23.102 22.999 22.896 22.794 22.692 22.591

TOTAL CASH PAYMENTS - OPERATING 

AND OTHER 65.616 467.854 467.598 467.777 96.225 95.320 97.747 80.654 87.541 92.342 128.180 128.079 92.037

Closing cash balance 1.495.238 1.064.584 632.986 202.409 187.753 169.593 162.948 171.619 215.916 282.430 511.124 739.920 806.739

Arimelia ITG Socimi S.A.- Cash flow forecast for the period 1st September 2021 to 30th September 2022
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7 FINANCIAL INFORMATION 

 
The financial statements that appear in this Informative Document have been 
prepared in accordance with the accounting principles referred to in section 7.3, 
and the selected financial data included have been derived from the audited 
financial statements for the year ended September 30, 2020, which is included in 
the respective report, so they should be read in conjunction with the financial 
statements and notes included therein. 
 
The financial statements in Spanish have been audited by PwC. 
 
The financial statements are available at company website. 
 
The financial data selected from the financial statements included in this 
Information Document have been translated into English from the Spanish version 
of the audited financial statements, and their content appears for informational 
purposes. In the event of discrepancies, the information included in the Spanish 
version of the audited financial statements will prevail. 
 
The financial statements as of September 30, 2020, together with the audit report 
are attached as an annex. 

 

7.1 BALANCE SHEET AS OF SEPTEMBER 30TH, 2020 

 

 
  

ASSETS 30/09/2020 EQUITY & LIABILITIES 30/09/2020

NON CURRENT ASSET € 9,811,262 EQUITY € 5,697,545

Real Estate Investments € 9,811,262 Share capital € 5,000,000

Non current financial assets € 0 Share premium € 1,182,485

Non current trade receivables € 0 Reserves -€ 580

CURRENT ASSET € 20,352 Prior period profit/loss -€ 105,501

Inventory € 0 Period profit/loss -€ 378,858

Trade and other receivables € 7,297 NON CURRENT LIABILITIES € 2,598,627

Current financial investments € 0 Long term debt € 2,598,627

Current accruals € 1,122 CURRENT LIABILITIES € 1,535,443

Cash and other equivalents € 11,934 Short term debt € 76,902

Accounts payable € 1,458,541

TOTAL ASSETS € 9,831,615 TOTAL EQUITY & LIABILITES € 9,831,615
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7.2 INCOME STATEMENT AS OF SEPTEMBER 30TH, 2020 

 

 
 

7.3 PRINCIPLES, RULES AND ACCOUNTING METHODS 

 
The financial statements corresponding to the last fiscal year ended September 30, 
2020, were restated by the one who was then Sole Administrator of the Company 
(currently a member of the board of directors) in accordance with the regulatory 
financial information framework applicable to the Company. which consists of: 
a) The Spanish Commercial Code and all other Spanish corporate laws. 
 
b) The General Accounting Plan of Spain approved by the R.D. 1514/2007, the 
modifications incorporated therein through RD 1159/2010 and RD 602/2016 and 
the sectorial adaptation to real estate companies. 
 
c) The mandatory standards approved by the Spanish Accounting and Auditing 
Institute for the execution of the General Accounting Plan and its complementary 
standards. 
 
d) Law 11/2009, of October 26, amended by Law 16/2012, of December 27, 
governing real estate investment trusts (REITS). 
 
e) The rest of the applicable Spanish accounting legislation.  

P&L 30/09/2020

   Net turnover  €    18.550,0000 

a) Rendering of services 18.550,0000€        

   Staff costs 1.590,7900-€          

       a) Salaries, wages and similar expenses 1.209,2600-€          

       b) Employee benefit costs 381,5300-€             

   7. Other operating expenses 220.161,3400-€      

       a) External services 214.655,2000-€      

       b) Taxes 5.506,1400-€          

   8. Depreciation of investment property 98.754,0000-€        

PROFIT FROM OPERATIONS 301.956,1300-€      

   15. Finance costs 76.901,9200-€        

a) Interest on debts, other related parties 76.901,9200-€        

FINANCIAL PROFIT/(LOSS) 76.901,9200-€        

PROFIT/(LOSS) BEFORE TAX 378.858,0500-€      

 Corporate income tax -€                       

PROFIT/(LOSS) FOR THE YEAR 378.858,0500-€      
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8 LISTING SPONSOR 

 
 

DCM ASESORES, DIRECCIÓN Y CONSULTORIA DE MERCADOS, S.L. 
 
Address: Finca Las Cadenas, Ctra. Nacional VI, Km 586. San Pedro de Nós, 15176 
Oleiros A Coruña. Spain 
 
Telephone:  +34 881 896 049 
 
Web: www.dcmasesores.es 

 
  

http://www.dcmasesores.es/
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9 ANNEXES 

 
 

- Financial statements 2020 (audited) 
- Financial statements 2019 (non-audited) 
- Asset’s valuation 
- Company valuation 
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Location: The Portfolio comprises five luxury residential buildings (4 apartments 

& 1 villa) located in Puente Romano, Marbella and Centro Polo, a 

mixed-use office & residential property located in Nueva Andalucía 

just to the north of Puerto Banus.   

 

The five residential properties are well connected to an extensive 

road/motorway network situated some 4.0 kilometers to the West of 

Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and a mixture of low-rise 

residential housing split into apartments and terraced or detached 

housing. Considered a prime and decent residential area with 

associated services and facilities on the sea front within the golden 

mile of Marbella.      The properties are within a short distance of the 

beach (max 200 metres). 

There are numerous services within the subject area and to the north 

on the boulevard Príncipe Alfonso Hohenlohe which includes 

professional services, supermarkets, restaurants, chemists, sports 

facilities, private business enterprises and public administration 

occupiers. 

Centro Polo is located in Nueva Andalucía, just off pitch from the main 

Puerto Banus area due to the motorway which acts as a barrier.  The 

property is well communicated due to the main Mediterranean 

motorway which runs within 300 metres of the subject properties.  

There are a number of residential and commercial uses in the area, 

these include tourist accommodation, hotels, bars, restaurants, 

shopping centre Plaza Centro and also the bull ring located nearby.  

Main commercial activity is located in and around Puerto Banus. 

 

Description: 

 

 

 

 

 

 

The main residential part of the portfolio (1-5) comprises 5 luxury 

dwellings situated within urbanizations located within Puente Romano, 

Marbella.  The properties have been refurbished and fitted out to a 

very high specification, in general superior to what is readily available 

in the subject market.  Orquidea is currently undergoing a 

refurbishment and is in a skeleton condition at present with works 

ongoing at time of inspection.  These properties are currently available 

on short to medium term lets and are actively promoted via the 

company’s website.  Centro Polo is a mixed use complex currently 

undergoing refurbishment to be used as offices, workspace, business 

club and also residential letting rooms.  In general the properties have 

Number Name Description Post Code City / Town

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano 29602 Marbella

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano 29602 Marbella

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa 29602 Marbella

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones 29602 Marbella

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano 29602 Marbella

Calle Los Nardos 51; Nueva Andalucía; Comercial 29660 Marbella

Calle Los Nardos 51; Nueva Andalucía; Residential 29660 Marbella
6 & 7 Centro Polo
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been refurbished to a very high occupier standard.  In general the 

properties are provided with associated car parking and storage areas. 

 

We consider the general portfolio to be luxurious residential properties 

in a niche market within an excellent location of Marbella. 

We understand the management of the portfolio is carried out 

internally.  The basic business plan has been the acquisition of assets, 

these are renovated and a refurbishment budget is invested in the 

properties to a high standard in readiness for their posterior letting 

either on a short or medium term basis.   

Tenure: Freehold 

Valuation Date: 25th April 2021 

Aggregate Net Market 

Value of the freehold 

interest (Current 

State): 

 

 

 

Aggregate Net Market 

Value under special 

assumption Completed 

Refurbishment 

€23,385,000 (Twenty-Three Million Three Hundred and Eighty 

Five Thousand Euro Only) 

 

 

€26,005,000 (Twenty-Six Million and Five Thousand Euro Only) 

 

 

Key Issues: 

 

 

➢ Puente Romano is considered a luxurious group of 

urbanizations set around the Hotel Puente Romano and 

Puente Romano Tennis Club within the Golden Mile.   

Considered a key residential market for both first and 

second homeowners and appeals to both national and 

Number Name Post Code City / Town Description Size (Area) Bedrooms

1 Linares 12 29602 Marbella Apartment 160,20 m² 2

2 Amazonas 29602 Marbella Apartment 150,80 m² 2

3 Orquídea 29602 Marbella Duplex 327,51 m² 4

4 Dalia 29602 Marbella Apartment 188,88 m² 3

5 Villa Romano 29602 Marbella House 440,32 m² 3/4

29660 Marbella Retail & Office 816,73 m²

29660 Marbella Residential 360,89 m² 4
6 & 7 Centro Polo

Number Name Description Market Value (Net)

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano €2.000.000

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano €1.575.000

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa €4.175.000

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones €3.235.000

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano €8.400.000

Calle Los Nardos 51; Nueva Andalucía; Comercial

Calle Los Nardos 51; Nueva Andalucía; Residential

Total Aggreagte Net Market Value (current state) €23.385.000

6 & 7 Centro Polo €4.000.000

Number Name Description
Refurbished Market 

Value (Net)

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano €2.000.000

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano €1.575.000

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa €5.500.000

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones €3.235.000

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano €8.400.000

Calle Los Nardos 51; Nueva Andalucía; Offices Staysure

Calle Los Nardos 51; Nueva Andalucia; Work Space

Calle Los Nardos 51; Nueva Andalucía; Residential

Total Aggreagte Net Market Value (Capex Completed) €26.005.000

6 & 7 Centro Polo €5.295.000
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foreign investors. The Centro Polo is located in proximity to 

Puerto Banus, a recongnised port area with associated 

luxury services and facilities. 

➢ Subject area is well known, well connected (principally by 

private car) but has a number of key transport connections 

within a relatively short distance including the 3rd largest 

airport in Spain (Malaga) and also the fast train connection 

(Malaga Maria Zambrano).  These provide ease of access 

from multiple destinations. 

➢ The general building quality and specifications are excellent 

and exceed/compared to the subject market area and 

competing schemes nearby.  The layout distribution and 

characteristics of the residential properties are in line with 

market requirements and demand. 

➢ Orquidea is currently undergoing a refurbishment and is in a 

skeleton state at present.  Works are due to be completed 

in the short term.  This property has a great deal of potential 

once refurbishment is completed due to the size, nature, 

sea views and location.  Front line beach properties are 

more likely to obtain a premium in the price paid.  Our 

analysis has not taken into account this potential premium. 

➢ Centro Polo is a commercial property which is currently 

being refurbished.  There are limited comparable properties 

of the size and nature and a weak demand for occupier 

requirements for floor areas which exceed 250m² within the 

subject area.  There is demand for flexible workspace in the 

subject area and we consider this will receive interest.  

Residential letting is of interest in the subject area, above 

all in the 3 key tourist months of June, July and August. 

There is potential of a knock on effect from business users 

within the workspace areas and also from the main tenant 

Staysure.  The key to value in the scheme once refurbished 

is the contractual agreement with Staysure and we have 

been provided with limited information regarding the heads 

of terms and should be formally requested in the event of a 

vested financial interest. 

➢ Linares 12 has the benefit of being part of Hotel Puente 

Romano and therefore has limited obligations regards 

service charge to common areas as a reciprocal access and 

easement rights regarding the hotel.  This should be 

formally clarified with your legal advisors. 

➢ There are no potential issues or risks we have been made 

aware of regarding Dalia, Amazonas or Villa Romano. 

➢ All properties are available to let on the company’s website 

based on short term rental agreements.  Our analysis 

considers a long-term rental based on some 12 months but 
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having reference to the potential income which could be 

derived from holiday lets.  Unfortunately, as most 

properties have been acquired within the last 24 months 

there is limited historical trading coupled with the 

refurbishment, pandemic impact and limitations imposed on 

travelling.  Our instructions are based on a 12-month let 

albeit we consider there is potential to receive more income 

based on short term holiday lets albeit there would be 

further management and letting costs. 

➢ Variance of returns (the volatility) – probability levels.  The 

properties current marketing scheme will be subject to 

COVID-related developments. Activity continues to be 

greatly influenced by epidemiological developments. The 

authorities are responding to the successive oscillations in 

infection rates by means of changes in the stringency of the 

containment measures, which is making for relatively 

pronounced fluctuations in activity and employment.  This 

is not only at local level but impact on individual countries 

and the ability to travel to the subject properties 

destination. 

  

This summary should be read in conjunction with the remainder of the valuation Report and must 

not be relied upon in isolation. 

 

 

 

 

 

 
 

James L.S. Allwood, BSc (Hons) 

Senior Consultant 

 

Miguel A. López, MRICS  

Senior Consultant 

RE Advisory Services 

Diego Vilaró, MRICS 

Director 

Advisory Services 
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SECTION 1 – TERMS OF REFERENCE 

1.1. Valuer Identification and Status 

 

This valuation report has been prepared by James Allwood and Miguel A. López, MRICS, Gesvalt 

Senior Valuer, and supervised by Diego Vilaró, MRICS Director of Gesvalt Advisory Services GESVALT 

SOCIEDAD DE TASACIÓN, S.A. 

Furthermore, we confirm the following: 

• That we have the experience and insight to carry out this piece of work. 

• That the valuation has been carried out by qualified, independent professionals without any 

vested interest in the parties involved in the process. 

• That Gesvalt stands to gain no benefit from carrying out this task other than the fees 

corresponding to the Valuation. 

We confirm to the requester of the valuation report that we are unaware of any issues which would 

influence our independence, integrity and objectivity in acceptance of this valuation instruction.  

We confirm we have the necessary experience and professional capability to undertake the 

preparation of this valuation report.  We are independent valuers. 

1.2. Identification of Petitioner 

 

The petitioner of this report is the company Arimelia ITG SOCIMI SA located at Calle Serrano 41, 

Floor 4, 28001 Madrid. 

1.3. Purpose of the Assessment 

 

The purpose of this study is to obtain the Market Value for Regulated Market Use. 

1.4. Identification of the asset to be valued 

 

In accordance with your instruction, we have undertaken the relevant investigations in order to 

provide you with a market valuation and appraisal report under RICS standards in relation to seven 

properties located in Marbella with the scope and special valuation assumptions detailed latter in 

this report. 

 

1.5. Valuation Basis 

 

The valuation has been carried out in line with the current Edition of the RICS Valuation – Global 

Standards (the “Red Book”), issued in November 2019 and effective from 31 January 2020. 
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The purpose of this valuation report is to obtain the Market Value of the cited properties. The 

definition of said valuation basis is set forth in these standards: 

Market Value 

“The estimated amount for which an asset or liability should exchange on the valuation date 

between a willing buyer and a willing seller in an arm’s length transaction, after proper marketing 

and where the parties had each acted knowledgeably, prudently and without compulsion.” (IVSC 

2013). 

Our valuation report is subject to our standard valuation conditions and assumptions which are 

included in the report appendices.  In the event that our assumptions prove to be incorrect, our 

valuation must subsequently be reviewed. 

The valuation should be read in conjunction with the other sections of this Valuation Report. The 

appendices of the report include details of the properties and our specific calculations. They also 

contain several plans, maps, locations, and photographs. All the said plans, location maps and 

photos in the Report and the Appendices are included purely for identification purposes. 

 

1.6. Valuation Date 

 

This valuation is provided as of 25th April 2021. 

1.7. Scope of Research 

 

We have inspected all the properties internally and externally on a superficial visual inspection 

basis.  Due to the nature of ongoing works in some properties we were unable to visit some parts 

of the properties, however sufficient property inspection was made in order to form an opinion in 

these cases.  At the time of inspection the weather was fair to good.  

1.8. Nature and Sources of the Information Used 

 

In order to compile this report, the client has provided us with the following information: 

 

1) Cadastral Information. 

2) Land Registry Excerpts. 

3) Detail of portfolio units (Excel file) 

4) Refurbishment project budgets in excel and copy invoices 

5) Some Town planning information and licenses 

6) Website Access 
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The Report and the Valuation have been prepared solely on the basis of the analysed information; 

Gesvalt has not validated the information provided to us by the Client, requestor or other relevant 

parties as stipulated within the body of the report, regarding the description of the asset 

(measurements, building conditions; distribution by use typology). Gesvalt has adopted for the 

valuation as a base, the market rents and prices obtained in the market study carried out assuming 

the premises established by the Client regarding the Property’s classification.  Save from the 

analysed Information and ongoing conversations with the client, no information has been provided 

to Gesvalt, directly or indirectly, either verbally or in writing, by the Client or other parties herein 

mentioned; The Report does not ensure that the analysed information is complete, correct and 

accurate. It is possible that there are other documents or information that may alter the analysed 

information and, therefore, the Valuation. Gesvalt has not verified the accuracy of the analysed 

information or its conformity with the corresponding originals. 
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1.9. Restrictions on Use, Distribution and Publication 

 

This report, and the conclusions reached, may only be used by the parties to which it is addressed, 

for the sole purpose that is specified and as of the valuation date referred to, and the conclusions 

are based on information provided by the Company and other sources. Likewise, GESVALT will not 

be liable to any third party for the content of said Report or for the advice given. 

No content, total or partial, of this document, especially regarding the assessment conclusions and 

the identity data of any of the consultants or technicians, as well as their signatures, may be spread, 

by any means, without the prior and express written consent of GESVALT. 

The contents of this Valuation Report are intended to be confidential to the addressee and for the 

specific purpose stated. Consequently, and in accordance with current practice, no responsibility 

is accepted to any other party in respect of the whole or any part of its contents.   

Before the Valuation Report or any part of its contents are reproduced or referred to in any 

document, circular or statement or disclosed orally to a third party, our written approval as to the 

form and content of such publication or disclosure must first be obtained.   

Such publication or disclosure will not be permitted unless; where relevant it incorporates any 

special assumptions referred to herein. For avoidance of doubt, such approval is required whether 

or not this firm is referred to by name and whether or not our Valuation Report is combined with 

others.   

1.10. Compliance with International Valuation Standards (IVS) 

 

The valuation has been carried out in line with the current Edition of the RICS Valuation – Global 

Standards (the “Red Book”), issued in November 2019 and effective from 31 January 2020. 

1.11. Date of Valuation report 

 

This document is issued on the  1 of June 2021. 
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SECTION 2 – THE PORTFOLIO 

2.1. Location 

2.1.1. Macro-Location: 

 

General figures:  

Population (at 1 July 2020):                                        1,685,874 Malaga Province (INE) 

Unemployment rate (at 12/2020):         22.7% Andalucía (Spain: 16.1%) (Source: datos.macro) 

 

Malaga, capital of the Province of the same name, is in the Autonomous Community of Andalusia, Spain. 

Malaga is the second most populous city of Andalusia and the sixth largest in Spain. The southernmost 

large city in Europe, it lies on the Costa del Sol (Coast of the Sun) of the Mediterranean, about 100 km 

east of the Strait of Gibraltar and about 130 km north of Africa. 

 

Malaga’s strategic position has contributed to its economic stance, generating one of the most 

important ports in the Mediterranean, and its favourable location on the Costa del Sol enabling the city 

to attract millions of tourists every year. 

 

 
Source: Bing Maps 

 

The port in Malaga is the second largest in Spain making it very popular with foreign traders from Europe 

and North Africa, and it even holds the third largest international Airport. This has converted the city 

of Malaga into Costa del Sol’s commercial capital.    The most important business sectors in Málaga are 

tourism, construction and technology services, but other sectors such as transportation and logistics 

are beginning to expand. Málaga is the main economic and financial centre of southern Spain. Excellent 

infrastructures coupled with good weather has made the Malaga region and above all the Costa del Sol 

an important tourist hub. 

 

Marbella is one of the major cities and one of the most well-known places within Malaga. Situated on 

the coast and some 66 kilometres to the west of Malaga.  A mainly residential and tourist area 

considered one of the most luxurious places to live within the Costa del Sol.  Marbella has a population 

of some 147,633 with an unemployment rate of some 23.53%.   

 

Among the main places of interest in Marbella, we can highlight Marbella´s Golden Mile, a stretch of 

6.4 km which begins at the western edge of Marbella city and stretches to Puerto Banus.  The area is 

home to some of Marbella's most luxurious villas and estates with views of mountain and sea, as well 
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as some landmark hotels.  The Golden Mile is divided into two parts by a motorway that runs through 

it.  Along the motorway are numerous retail units, five-star hotels, golf courses and other services. 

 

The Golden Mile ends at Puerto Banus, a luxury marina and shopping complex visited by nearly 5 million 

people per annum.  The marina has capacity for 915 boats, including those of the world's wealthiest 

families.  The area is filled with bars, luxury boutiques, restaurants, nightclubs and one of the largest 

El Corte Ingles Department Stores in Spain.  We provide an illustration of the main Marbella coastline: 

 

 
 

The Costa del Sol is popular as a holiday destination in general including beaches, recreational activities 

and golf courses which are located along the coast.  There are numerous golf courses within the subject 

area such as Guadalmina, Marbella Club, El Higueral, La Quinta, Los Naranjos, Magna Marbella, Las 

Brisas, Aloha, Dama de Noche and Monte Paraiso amongst others.  We provide a plan illustrating golf 

courses along the Costa del Sol: 

 
2.1.2. Micro -Location 

 

The majority of the subject properties are situated with Puente Romano which forms part of the Golden 

Mile and Nueva Andalucía which is located just north of Puerto Banus. 
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Puente Romano: 

 

Puente Romano is made up of various residential urbanizations surrounding both the Hotel Puente 

Romano and the tennis club of the same name.  The properties are located within private residential 

developments and within proximity to the beach front.  We provide a plan to illustrate the location of 

the subject properties within Puente Romano: 

 
The properties are well connected to an extensive road/motorway network situated some 4.0 

kilometres to the West of Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and a mixture of low rise residential housing split into apartments 

and terraced or detached housing. Considered a prime and decent residential area with associated 

services and facilities on the sea front within the golden mile of Marbella.      The properties are within 

a short distance of the beach (200 metres). 
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There are numerous services within the subject area and to the north on the boulevard Príncipe Alfonso 

Hohenlohe which includes professional services, supermarkets, restaurants, chemists, sports facilities, 

private business enterprises and public administration occupiers. 

We provide an aerial image from google earth: 

 
 

Nueva Andalucía 

 

The subject property which comprises two main assets is situated in Nueva Andalucía 800 metres north 

of Puerto Banus.  The property is situated on a street known as Calle Las Azaleas.  There are a number 

of private residential urbanizations in the subject area.  Predominantly residential there are a number 

of commercial uses in proximity to Puerto Banus.  We provide a plan to illustrate the subject properties 

location: 

  
Just off pitch from the main Puerto Banus area due to the motorway which acts as a barrier.  The 

property is well communicated due to the main Mediterranean motorway which runs within 300 metres 

of the subject properties.  There are a number of residential and commercial uses in the area, these 

include tourist accommodation, hotels, bars, restaurants, shopping centre Plaza Centro and also the 

bull ring located nearby.  Main commercial activity is located in and around Puerto Banus. 

We provide an aerial view from google earth: 
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2.1.3. Transport Communications 

 

The properties are well communicated due to their proximity to Marbella and some main tourist 

attractions within the vicinity.  The Mediterranean motorway runs within 300 metres of the properties 

and connects to main arterial routes to the south of Spain.    

 

Private car is the most comfortable way of arriving at the subject property and although there is private 

car parking on site there are a number of public car parking facilities and on street parking nearby. 

 

By Rail: The properties are not available via Metro nor any specific train network.  The AVE fast train 

network station is located in Malaga Zambrano.  Marbella is inaccessible by train because the railway 

ends in Fuengirola located some 30 kilometers away, there are bus connections but these are ponderous 

and infrequent.   

 

By Bus: Marbella has main connections with main cities including Malaga.  The properties are directly 

served by a number of buses routes located along the Boulevard Príncipe Alfonso Hohenlohe including 

lines 1; 8; L-76; L-78; L-79 which stop at Hotel Puente Romano.  These are local bus routes which serve 

the Marbella region. Nueva Andalucía and specifically within 200 metres of the subject properties there 

are a number of bus lines including those cited for Hotel Puente Romano but also lines L-77; 4; Avanza 

routes L-302, L-303, L-304, L-305, L313. 

 

By Air: The nearest airport, “Aeropuerto de Malaga Costa Del Sol” is located some 58 kilometers from 

the property via the MA-21motorway connecting with either A7 or AP-7 motorway.  There are various 

terminals in the airport providing national and international destinations for both public and 

commercial flights. 

 

We are of the opinion the subject property has excellent public transport communications.  As with 

most major cities traffic problems can be experienced at peak traffic times including congestion and 

parking difficulties in the surrounding areas.  During the working hours the area does have problems for 

immediate on street parking, however there are numerous parking facilities within a short distance to 

the property. 

 

In conclusion the properties are well located and are served by a number of different public transport 

alternatives which can be accessed in a relatively short time by foot.  Access to the property via public 
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transport is reasonable but private car is the most convenient and most likely way to arrive at the 

subject properties.  

 

2.1.4. Property Address Details 

 

The portfolio is located in consolidated residential areas considered to be upper to high end residential 

market.  Five of the properties are situated within Puente Romano and in close proximity to the beaches 

and hotel services and urbanisations.  Properties in the area are used as both 1st and 2nd residence.  

Centro Polo is located just to the north of Puerto Banus and although well located we would consider 

just off pitch but all the same a very decent location.   

 

We provide a schedule of properties: 

 

 
 

2.2. Description 

 

The main residential part of the portfolio (1-5) comprises 5 luxury dwellings situated within 

urbanizations located within Puente Romano, Marbella.  The properties have been refurbished and 

fitted out to a very high specification, in general superior to what is readily available in the subject 

market.  Orquidea is currently undergoing a refurbishment and is in a skeleton condition at present 

with works ongoing at time of inspection.  These properties are currently available on short to 

medium term lets and are actively promoted via the company’s website.  Centro Polo is a mixed use 

complex currently undergoing refurbishment to be used as offices, workspace, business club and also 

residential letting rooms.  In general the properties have been refurbished to a very high occupier 

standard.  In general the properties are provided with associated car parking and storage areas. 

 

 
 

We consider the general portfolio to be luxurious residential properties in a niche market within an 

excellent location of Marbella.  Some of the properties are undergoing a refurbishment (Orquidea 

and Centro Polo).  It is expected works will terminate in the next 4-6 months. 

 

Reference Name Address Nº Urbanisation Town

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1 Puente Romano Marbella

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2 Puente Romano Marbella

3 Orquídea Urbanización Marina Puente Romano 5 Jardín Persa Marbella

4 Dalia Urbanización Marina Puente Romano 5 Jardín Japones Marbella

5 Villa Romano Calle Torre Verde 1 Puente Romano Marbella

6 Centro Polo Calle Los Nardos 51 Nueva Andalucia Marbella

7 Centro Polo Calle Los Nardos 51 Nueva Andalucia Marbella

Number Name Description Description Size (Area) Bedrooms

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano Apartment 160,20 m² 2

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano Apartment 150,80 m² 2

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa Duplex 327,51 m² 4

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones Apartment 188,88 m² 3

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano House 440,32 m² 3/4

Calle Los Nardos 51; Nueva Andalucía; Comercial Retail & Office 816,73 m²

Calle Los Nardos 51; Nueva Andalucía; Residential Residential 360,89 m² 4
6 & 7 Centro Polo
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We understand the management of the portfolio is carried out internally.  The basic business plan 

has been the acquisition of assets, these are renovated and a refurbishment budget is invested in the 

properties to a high standard in readiness for their posterior letting either on a short or medium term 

basis.  

 

Individual descriptions are available in the corresponding summarised individual reports in SECTION 6. 

 

2.3. Accommodation 

 

A general overview of the accommodation in the portfolio is as follows detailing the land registry 

information: 

 

 
 

We have been provided with the floor areas via the land registry. Unfortunately practice on the 

Spanish property market does not conform to the RICS Code of Measuring practice, but in line with 

local practice we have relied on the land registry areas as provided.  From our investigations we 

consider the floor to ceiling heights of the subject property comply with current planning regulations.   

We have made superficial check measurements against both the cadastral. 

Number Name Description Description Size (Area) Status

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano Apartment 160,20 m² Refurbished

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano Apartment 150,80 m² Refurbished

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa Duplex 327,51 m² CAPEX Ongoing

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones Apartment 188,88 m² Refurbished

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano House 440,32 m² Refurbished

Calle Los Nardos 51; Nueva Andalucía; Comercial Retail & Office 816,73 m²

Calle Los Nardos 51; Nueva Andalucía; Residential Residential 360,89 m²
6 & 7 Centro Polo CAPEX Ongoing

Number Name Description Description Area Terrace Common Total

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano Apartment 107,60 m² 30,60 m² 22,00 m² 160,20 m²

Parking Space

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano Apartment 117,25 m² 33,55 m² 150,80 m²

Parking Space 12,50 m² 12,50 m²

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa Duplex 224,22 m² 103,29 m² 327,51 m²

Parking Space 16,00 m² 16,00 m²

Storage 8,60 m² 8,60 m²

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones Apartment 140,63 m² 48,25 m² 188,88 m²

Parking Space 14,25 m² 14,25 m²

Storage 10,40 m² 10,40 m²

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano House 440,32 m² 98,05 m² 0,00 m² 440,32 m²

Calle Los Nardos 51; Nueva Andalucía; Comercial Unit 1 136,59 m² 33,44 m² 170,03 m²

Unit 2 152,13 m² 25,96 m² 178,09 m²

Unit 3 149,09 m² 8,98 m² 158,07 m²

Unit 4 292,91 m² 17,63 m² 310,54 m²

Calle Los Nardos 51; Nueva Andalucía; Residential Residential 296,26 m² 64,63 m² 360,89 m²

Total 2.118,75 m² 344,82 m² 141,56 m² 2.507,08 m²

6 & 7 Centro Polo
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Areas provided are not dissimilar, but it is very rare that both the land registry and cadastral coincide.  

The cadastral areas are larger in general.  For the purpose of the valuation, we have adopted land 

registry area as this is the most conservative measurements available and furthermore as they are 

legal documents based on previous sales and therefore we consider they are realistic. 

  

Number Name Description Description Area Other Common Total

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano Apartment 123,00 m² 0,00 m² 3,00 m² 126,00 m²

Parking Space 0,00 m²

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano Apartment 151,00 m² 5,00 m² 156,00 m²

Parking Space 34,00 m² 34,00 m²

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa Duplex 267,00 m² 0,00 m² 27,00 m² 294,00 m²

Parking Space 33,00 m² 1,00 m² 34,00 m²

Storage 25,00 m² 1,00 m² 26,00 m²

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones Apartment 148,00 m² 0,00 m² 14,00 m² 162,00 m²

Parking Space 32,00 m² 1,00 m² 33,00 m²

Storage 25,00 m² 1,00 m² 26,00 m²

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano House 441,00 m² 15,00 m² 0,00 m² 456,00 m²

Calle Los Nardos 51; Nueva Andalucía; Comercial Unit 1 137,00 m² 33,00 m² 170,00 m²

Unit 2 152,00 m² 26,00 m² 178,00 m²

Unit 3 149,00 m² 9,00 m² 158,00 m²

Unit 4 293,00 m² 18,00 m² 311,00 m²

Calle Los Nardos 51; Nueva Andalucía; Residential Residential 237,00 m² 141,00 m² 378,00 m²

Total 2.247,00 m² 156,00 m² 139,00 m² 2.542,00 m²

6 & 7 Centro Polo
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2.3. State of Repair & CapEx 

 

It must be noted that due to the size and nature of the building we were not able to undertake a 

detailed and exhaustive inspection of the properties in their entirety due to the occupying tenants and 

their own private areas in some cases as well as ongoing refurbishment works in two of the properties.   

We inspected the property superficially visiting certain parts internally of the building but undertook a 

full external inspection where possible.   

At the time of the inspection, the buildings appeared to be in a generally reasonable state of repair 

and condition commensurate with its age and use. In general, the interior and exterior of the property 

appeared to be in a reasonable state of condition, there were no major or significant repair works 

noticed that would be of immediate concern.  The majority of the properties have undergone a full 

refurbishment.  We would expect those 2 properties which are under refurbishment at present to be 

finished to the same standard and quality as others within the portfolio.    

Normal market practice is that if any remedies were required these would be taken up with company 

employed to take out refurbishment works.   We were not made aware of any problems within any of 

the buildings visited where refurbishment had been completed.   

Overall, the property portfolio shows a condition which could be expected and superior from a recent 

refurbished building of these characteristics in Spain. Generally, the complex shows a reasonable 

maintenance condition. At the time of our inspection, we confirm that we could see no evidence of any 

significant structural problems to the properties. As commented in our general principles we are not 

building surveyors and as such are unable to confirm the evidence of structural defects or inherent 

problems of construction.   

The general conclusion obtained from building inspections and from the analysis of technical and 

administrative documents provided, indicates that there are no visible defects or obvious potential risks 

derived from the physical state of the buildings that could mean an important economic impact in the 

operation. As would be expected those two properties (Orquidea and Centro Polo) are currently 

undergoing refurbishment and we would advise to carefully monitor their completion to the required 

standard. 

We can consider the properties as good quality buildings, with high class materials and market finishes. 

The observed defects are minimal and with a relatively low repair cost.  An ongoing maintenance 

programme is constantly updating the building as and when the owners can.  We consider the property 

currently complies with and well above market requirement standards and some sort of maintenance 

or refurbishment programme will be required in the medium to long term. 

2.4. Environmental Considerations 

We have not undertaken or been commissioned to carry out an environmental assessment to establish 

whether contamination exists or may exist, nor are we aware of any such assessment having been 

prepared by a specialist adviser in respect of the subject property and its environs.  

We have not undertaken any detailed investigations into past and present uses of the subject property 

or of any adjoining property. However, we did not observe evidence of potential and actual 

contamination that we consider could be likely to affect our valuation. 

Overall, and for the purposes of this Valuation, we have assumed that no contamination exists in 

relation to the properties sufficient to affect value. However, should this assumption prove to be 

incorrect, the values reported herein might be reduced. 
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As stated in our general principles and valuation basis we do not normally undertake environmental 

surveys as these should be commissioned by a suitably qualified environmental specialist.  We have 

assumed for the purpose of this report that the property is free from contamination and that no 

potentially contaminative product, material or substance has been used on site.  We have also assumed 

that the property complies with existing environmental legislation and any activities on site are properly 

authorized with the relevant permissions.   

During our limited site inspection, there were no signs of contamination in the immediate vicinity or 

evidence of uses, which may cause an environmental impact.  This valuation is prepared on this 

assumption.  Should contamination subsequently be found to exist on site or any neighboring sites, this 

may affect upon our valuations as herein reported.    

We have not analysed the land on which the building sits, whether it is unstable or whether it has been 

contaminated.  We would normally assume there to be no adverse ground or soil conditions and that 

the load bearing capacity of the sites of each property are sufficient to support the building constructed 

or any proposed development.  Unless we are notified otherwise, we consider that the materials, the 

facilities and the land are in an acceptable condition. 

We would recommend that your legal advisors obtain formal confirmation from the current owner and 

occupiers that no notices have been served on them by the local authority in respect of environmental 

issues. 

2.5. Flood Risk 

We understand that there is no history of flooding at these sites and that they are not located within 

designated flood plain or flood risk areas. Accordingly, we have not made any adjustment to our 

valuation in respect of flood risk. 

 

SECTION 3 – LEGAL 

3.1. Town Planning and Licenses 

All our investigations have been carried out on informal basis, both by telephone or from the 

information gathered in the towns planning authority’s website.  The result of this consultation is 

included in each individual valuation report. 

However, we want to point out that all this documentation and information consulted is for 

informational purposes and is not binding.  Only a planning certificate issued by that administration 

has that legal and binding character. 

We have been provided with the occupancy licences of the residential estates, so we understand that 

all the properties are legal and comply with the planning regulations. 

We would normally obtain Town Planning information by means of a verbal enquiry to the Urban 

Planning Department in the local Town Hall. We take into account the licenses, limitations and 

permits granted and mention them expressly in the present report. We accept and rely on this 

information as been correct, further clarification on such matters can be sought via your legal 

advisors. We would normally assume that properties have been constructed, or those that are being 

constructed, and are occupied or used have obtained and been granted the appropriate consents for 

their use and occupation and that there are no outstanding statutory notices.  We would normally 

assume that the premises comply with all relevant statutory requirements including building, fire and 

health and safety regulations.  We would also assume that the property is not adversely affected by 

any town planning or highways proposals. 
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3.2. Tenure 

 

In reporting our value we have assumed the property as detailed herein are held on the equivalent to 

a Freehold albeit this should be checked and confirmed with your legal advisors.  We recommend that 

our interpretation of all legal documentation be referred to your legal advisers for confirmation. 

We recommend clarification be sought from your legal advisers with regard to the position regarding 

rights of access to the buildings and designated boundaries.  We would strongly advise that your legal 

advisors confirm the title position and ensure that there are no elements, restrictions or charges 

contained within the title documentation which are likely to have a detrimental effect upon the 

valuation as herein reported.   

Other easements or rights may only become an issue if the buildings were to be sold in individual lot 

sizes, divided up or segregated.  We would also recommend that you clarify the position with regards 

other properties within the area which are not subject to this valuation and their associated rights of 

way, parking designation and site areas. 
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SECTION 4 – ECONOMIC MARKET ANALYSIS 

 

4.1. Spain Economy 

 

The global economy continues to be much influenced by COVID-related developments. In 2020 Q4, 

the rise in infections gave rise to new pandemic-containment measures, which have been stepped up 

in many countries in the opening months of 2021.  In Spain, economic activity also continues to be 

greatly influenced by epidemiological developments. The authorities are responding to the successive 

oscillations in infection rates by means of changes in the stringency of the containment measures, 

which is making for relatively pronounced fluctuations in activity and employment even within each 

quarter. 

Spain ranks 23rd in the global list of country development and is the 14th largest economy in the 

world by nominal GDP, the 5th in the European Union and the 4th of the Euro area.  General figures: 

Population (at 2019):    47.33 m latest figures 

Unemployment rate (at 02/2021):  16.19% (Source: datos.macro) 

Renta Per Capita (at 2020):   €23,690 latest figures 

Spain has been in the midst of a balanced economic recovery in recent years; however; the COVID-

19 crisis led the country into an unprecedented downturn in economic activity in 2020, with GDP 

falling by 11.0% (BDE), one of the largest contractions in Europe. The service sector was hit hard, 

especially the tourism industry (which accounts for about 12% of Spain’s economy). SMEs, which 

contribute to over 70% of employment, have been struggling to stay afloat.  GDP has been affected 

drastically by the Covid-19 pandemic as illustrated in the following graph:  

 

Source: Datos Macro/BDE 

According to Spain economic forecast (BDE 01/2021), the recovery is expected to be uneven across 

sectors and due to the uncertainty surrounding Covid-19 economic repercussions and impact are 
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adopting potential scenarios including mid scenario, baseline scenario and severe scenario.  We have 

adopted a baseline scenario in our analysis as the most likely future impact.  Overall GDP projected 

to grow 6.0% in 2021 and 5.3% the following year and 1.7% in 2023.    

The Spanish government has provided swift income and liquidity support to limit the fallout of the 

pandemic (with public guarantees equivalent to 14% of GDP and other policy measures costing around 

1.3% of GDP), causing the general budget to turn negative by 10.5% of GDP in 2020. Similarly, debt-

to-GDP ratio skyrocketed to 120% in 2020, from 95.5% one year earlier, a level that is expected to 

remain somewhat stable in the following years. Amid reduced consumption and low oil prices, 

inflation turned negative in 2020 (-0.3%), though it is projected to gradually increase to 1.4% this 

year and 0.8% in 2022 (BDE). In its 2021 budget, the government lead by Pedro Sánchez plans to raise 

taxes on large companies and high earners to boost revenues by EUR 6.8 billion. 

Existing short-time work schemes were reinforced to offset the COVID-19 crisis; however, the 

pandemic widened inequalities in the labour market, with disruptions among young, low-skilled, and 

temporary workers being particularly harsh. The overall unemployment rate was estimated at 16.13% 

at the end of 2020 (from 13.78% one year earlier -INE) and is expected to remain relatively stable 

this year (rising to 16.8%), before starting to decrease again in 2022. 

 

Source: Datos Macro/BDE 

 

The economic panorama is constantly changing, households have become more cautious in their 

spending habits and savings have increased substantially.  Furlough schemes and government backed 

loans will come under scrutiny regarding business over the next 12 months.  The greater these effects, 

the more acute and persistent will be the impact on activity; in these circumstances, this impact 

may also be exacerbated by a larger volume of loan write-offs, so that less financing is available to 

the private sector, and at a higher cost. The second source relates to the degree of persistence of 

the COVID-induced changes in society behaviour. Spending decisions of households, in Spain and in 

the rest of the world, and both their direct impact on various demand aggregates (private 

consumption, housing investment and tourism exports) and their indirect impact on the economy as 

a whole. 

Politics are more or less fully concentrated on the Covid-19 pandemic and the economic 

repercussions.  The President of the Government of Spain, Pedro Sánchez, maintained that 70% of 
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Spanish citizens will be vaccinated by August, committed to the centralised purchase of vaccines and 

announced that the Recovery, Transformation and Resilience Plan will allocate more than 3 billion 

euros to guaranteeing the competitiveness of the tourism sector. 

Spain's consumer confidence indicator rose by 7.1 points from the previous month to 73 in March of 

2021, improving for the second consecutive month to its highest level since February 2020. Still, the 

reading is much lower than the 85.7 reached in February 2020. 

Consumer confidence in Spain reached an all-time high of 108.80 Index Points in August of 2017 and 

a record low of 37.60 Index Points in July of 2012. 

In terms of the risk premium in Spain is trading at 65 points at the time of writing. Its value has risen 

2 points from the previous day. 

On October 7, 1992, the risk premium reached its maximum price, 668, in the period from 1991 to 

the present. In this same period, its minimum price was -6, at which it traded on November 26, 2004. 

We provide an illustration of the last 12 months: 

 

Source: Datos Macro/BDE 

 

The vaccination programme coupled with the economic support provided at government level is 

providing a positive outlook over the short to medium term.  There are insecurities regarding rising 

prices in terms of basic products and these are clouding the outlook. Spain needs to open up its 

tourism industry once again in order to recover the services and hospitality sectors.   

Having received some 83.5 million tourists in 2019, Spain hit an all-time record in overseas tourist 

arrivals for the seventh year running. The Covid-19 pandemic slashed visitor numbers as travel 

restrictions were imposed across many countries: 

We provide details of visitors at a national level: 



Executive Summary I Terms of Reference I Valuation Report I Individual Reports I Appendixes 

 

 

 

 

30 

 

File Number: 21-002813 

 

Source: INE 

 

As can be clearly seen the shear reduction in visitor numbers has had a knock on effect in the Spanish 

economy across the tourism and hospitality sectors including those service providers related to the 

sector.    

11.1.1 Tourism and Visitation to Marbella 

Tourism dominates the economy of Marbella. Although there are many visitors during the autumn and 

winter, much of the employment arising from tourism is still seasonal, leading to greater 

unemployment at ‘off peak’ times. 

As in most of the Andalusian coastline, Marbella's economy revolves around tertiary activities. The 

services sector accounts for 60% of employment, while commerce accounts for almost 20%. The main 

branches of the services sector are the hotel industry and real estate and business services activities, 

which confirms the importance of tourism in the Marbella economy. For their part, the construction, 

industrial and agricultural sectors represent 14.2%, 3.8% and 2.4% of employment respectively. 

The number of business establishments in the services sector represents 87.5% of the total, while 

those dedicated to construction account for 9.6% and industrial establishments, 2.9%. Regarding the 

size of these companies, 89.5% have fewer than 5 workers and only 2.3% have a workforce of more 

than 20 employees.  

The Malaga region has a modern, high-quality infrastructure network that offers services in the social, 

healthcare and educational areas, making for a solid and constructive social climate. The Malaga 

economy’s combined heavy demand and entrepreneurial spirit generates a long chain of synergies. 

The result is a persistently dynamic market and a continual increase in business opportunity. 

In 2019 the GDP figure was 165,866 million euros, making Andalusia one of the most important 

autonomous communities by volume of GDP, occupying the 3rd position in the ranking of the GDP of 

the autonomous communities. 

The GDP per capita of Andalusia in 2019 was € 19,633, € 515 higher than that of 2018, which was € 

19,118. Just as GDP helps us to know the size of an economy, GDP per capita indicates the wealth of 
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its citizens. If we order the autonomous communities according to their GDP per capita, Andalusia is 

in 17th place, so its inhabitants are, according to this parameter, among the poorest or at least have 

a low standard of living compared to those of other autonomous communities. 

However, Marbella has a rent per capita of some € 26,541 (2018) a great deal higher than that of 

Andalusia in general and highlights the area as a wealthy sub market.   

11.1.2 Key Demand Generators – Business & Leisure 

The economic activity in Marbella is mainly driven by leisure tourism; large multinationals with 

presence in the Malaga region are mainly located in the capital of the province Malaga, which is 

larger and provides better access to the rest of Spain and also has the third largest airport in Spain. 

This has cited Marbella as one of the most luxurious places to live on the coastline and is within 

commuter distance of Malaga.   

The major generators of leisure hospitality demand in the local market area are outlined that 

Marbella is a recognised and luxurious holiday destination.  There is a well-known night life coupled 

with some 27 kilometres of quality beaches.  National and international tourism are predominant in 

the area and attracts short break visitors from neighbouring countries and those within a 2-3 hour 

flight time. 

We provide an illustration of visitor numbers to the Malaga region with access via Malaga airport in 

relation with Spain: 

 

Source: INE/AENA 

 

As can be observed the impact of Covid-19 on visitor numbers at both National and local level. 
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11.1.4 Tourism and Visitation to Spain and Marbella  

The market area of a hotel / hospitality / holiday let encompasses the geographic regions from which 

demand for hospitality accommodation originates.  In certain countries, demand is generated almost 

exclusively from the domestic market, which implies that the relevant market area would be the 

country itself.  However, in cases where a significant proportion of the total hotel demand emanates 

from international countries, economic factors that influence travellers from these source countries 

must also be evaluated.  

To determine the effective relevance of the domestic market and the international source countries, 

an analysis of visitation to the region has been performed. Visitation to Spain over the past five years 

is summarised below. 

 

Source: FRONTUR / INE 

We note the visitation to Spain has registered continuous and sustained growth until 2020, being 2019 

a record year in the total number of visitors. It is also of note that the highest growth rates have 

been achieved by international visitors from those outside of the UK, Germany and France or the 

traditional foreign visitor. 

11.1.5 Source Markets 

As discussed previously, a significant proportion of the visitors to Spain is made up of international 

travellers.  The British continue to lead Spain’s Tourism business making up some 22.25% of all visitors 

over the last five years, followed by France (14.27%) and Germany (14.04%). There has also been 

significant growth in visitor numbers over the same period from USA, Russia and South America and 

a slight decline in the so called traditional visitor. 

11.1.6 Economic Forecasts and Important Source Markets 

The projected economic performance of major source markets is an important consideration for 

estimating future hospitality demand in any given destination. 

Year 2015 2016 2017 2018 2019 2020

Airports Nº Passengers Spain 207.421.046 230.231.359 249.218.316 263.754.357 275.247.387 76.064.322

% Change 5,90% 11,00% 8,25% 5,83% 4,36% -72,37%

Malaga Airport Nº Passengers 14.404.206 16.673.151 18.626.581 19.021.779 19.858.656 5.161.636

% Change 4,80% 15,75% 11,72% 2,12% 4,40% -74,01%

Country 2016 2017 2018 2019 2020

Germany 11.208.656 11.897.376 11.414.955 11.158.022 2.401.079

Belgium 2.301.627 2.474.720 2.505.146 2.525.887 747.140

France 11.258.541 11.267.270 11.293.321 11.147.397 3.890.805

Ireland 1.808.468 2.046.121 2.053.386 2.177.592 329.808

Italy 3.969.321 4.222.866 4.389.454 4.534.513 955.861

Holland 3.355.031 3.704.550 3.855.270 3.684.260 916.782

Scandanvian 5.129.023 5.826.549 5.803.535 5.530.112 1.174.039

Portugal 1.996.163 2.137.880 2.344.322 2.428.789 761.245

United Kingdom 17.675.368 18.806.774 18.523.957 18.012.482 3.151.102

Russia 1.004.577 1.150.056 1.227.530 1.314.079 137.577

Switzerland 1.703.480 2.059.200 1.883.147 1.811.867 399.401

Rest of Europe 5.026.962 5.543.011 6.003.628 6.441.422 1.690.154

USA 2.001.812 2.637.483 2.959.487 3.324.870 405.883

Rest America 2.572.061 3.228.531 3.411.060 3.767.276 899.716

Rest World 4.303.914 4.866.134 5.140.214 5.650.584 1.043.670

Total 75.315.009 81.868.522 82.808.412 83.509.151 18.904.262
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The United Kingdom, Germany and France are Spain’s largest source markets for visitors and together 

accounted for approximately 50.56% of total international visitors over the last 5 years.  Economic 

growth, decline or stability in these markets will impact consumer spending behaviours and hold 

implications for hospitality demand in Marbella. 

As the economic situation of the above-mentioned countries continues to deal with Covid-19 and 

travel implications, their travel habits should improve to normal levels with more people looking to 

travel abroad and spend their holidays away from home. In addition, travellers are looking for security 

when travelling abroad and given the health, political and social uncertainty in some tourist 

destinations such as Turkey, North Africa and Greece travellers are looking to the Iberian Peninsula, 

other Mediterranean destinations and the Balearic and Canary Islands as alternatives. The UK is 

currently enjoying a high vaccination rate and has begun once again to open up borders.  There has 

been a huge demand for example in travel to Portugal as said country now permits vaccinated UK 

residents to enter the country without having to undertake quarantine.  As only recently permitted, 

there are initial signs that there is a substantial demand in flights to Portugal with some airlines 

looking to increase flight numbers to account for the demand. 

4.2. Residential Market 

 

Residential Market General Overview 

In general Spain and its economy have been heavily linked with the construction and real estate 

sectors.  Spain is considered one of the principal housing markets in Europe not only for the domestic 

population but also as a result as a retirement or holiday home destination.  Current statistics 

illustrate that Spain has the largest housing stock in Europe  

During this first quarter of 2021, still immersed in the scenario that the pandemic has generated at 

a global level, the Spanish property market is judging the potential extent of the economic impact 

that the pandemic could cause in the medium and long term. 

Spanish house pricing has maintained the downward path that we already observed during the three 

previous quarters, and this evolution has confirmed the change in trend of slowed growth experienced 

in the last few years. On the other hand, the decrease year-on-year has been lower than in previous 

quarters, standing at some 0.6%; and an average price per square metre sale of some € 1,388 / m² 

(includes both protected and free market dwellings). 

At the end of 2020, the development sector remained relatively buoyant, irrespective of the 

implications of the last 12 months.   

During 2020, the number of building certifications increased by 8.7% compared to 2019; although 

construction management visas have been reduced by 19.5% during the same period. Communities in 

those with the most certifications approved include the Community of Madrid, Andalusia and 

Catalonia; this being the same ranking in terms of volume of construction management visas.  

During the last quarter, the Euribor has continued to register all-time lows. With figures that have 

fallen below -0,500%, some nine consecutive months descending, and remains at its lowest level since 

its inception, almost 22 years ago.  

In the last published data, corresponding to the closing of the fourth quarter of 2020, the theoretical 

effort necessary for the purchase of housing by the families decreased by 4 tenths compared to the 

quarter above, standing at 30.8%, which means increasing three tenths the data for the same quarter 
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of previous exercise. The loss of purchasing power has caused that, in one year and at the national 

level, in three tenths the number of years of salary what a middle-income family would need to 

dedicate to be able to acquire a house also of average type, this figure being 7.3 years. 

Loan to Value increased in the last quarter of year 2020 until reaching 65.2%, which represents an 

increase of 2.2 points compared to the same period of last year. Despite this, and although it 

increases slightly, the percentage of mortgages with a higher LTV at 80% remains at a minimum, with 

9.5% in the last trimester. According to the latest published data, the average term of new mortgages 

are some 23.5 years. 

The number of home sales at closing 2020 has been 415,748 units, according to the INE. Year-on-year 

compared to 2019, we are with a decrease in the number of sales 17.0%.  

May presented the worst behavior month-on-month of 2020, since during this month the volume of 

purchases and sales decreased by 52.9% compared to the same month last year. From that moment, 

we observe how the volume of sales it was increasing slightly month per month, until the end of 

December with a growth 3.9%. The following table details the percentage participation of each 

autonomous community on the total number of purchases made, with Andalusia, Catalonia and Madrid 

absorbing 50% of the total purchases made. 

 

Source: INE 

 

The purchases made by foreigners during the fourth quarter of 2020 have been reduced to 13.5%, 

from 14.8% recorded during the previous quarter. Communities with a higher percentage of 

transactions carried out by foreigners during this quarter have been the Balearic Islands with 32.3%, 

followed by the Community Valenciana and the Canary Islands, with a 25.6% and 25.4% respectively. 

In absolute terms, the decrease in the number of purchases made by foreigners in the fourth quarter 

compared to the same period of 2020 amounts to 14.6%. In the annual accumulated, the reduction in 

2020 has been 25.6% compared to the previous year. 

Residential Market Coastal Areas 

The residential market in the coastal areas is subject to a great deal of tourism and second holiday 

homes.  Spain has naturally developed as a holiday destination due to the climate and large amount 

of beaches available to tourists.  These areas are popular on a both a national basis as well as from 

international markets, in particular the United Kingdom, Germany and the Northern Scandinavian 

Countries.  

Autonomous Community % Total Autonomous Community % Total

1 Andalucia 20,1% 10 Region de Murcia 3,5%

2 Cataluña 15,6% 11 Aragon 2,8%

3 Comunidad Valenciama 14,1% 12 Baleares 2,6%

4 Comunidad de Madrid 13,6% 13 Asturias 1,8%

5 Castilla y Leon 4,4% 14 Extremadura 1,7%

6 Castilla La Mancha 4,3% 15 Cantabria 1,4%

7 Pais Vasco 4,2% 16 Navarra 1,1%

8 Canarias 4,0% 17 La Rioja 0,8%

9 Galicia 3,6%

Housing Purchases 2020
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We provide a brief plan illustrating the 17 Autonomous Communities of Spain and also detail the main 

coastal residential areas: 

 

To the north of Spain is a traditional domestic market for second homes usually avoided by 

international second home investors due to the invariable climate and poor transport 

communications.  North western Spain, Cataluña, is once again typically the domestic investor.  The 

three most popular tourist destinations for second residence on behalf of international purchasers 

include Andalusia, Murcia and Valencia.   These markets have seen a resurgence of development 

activity over the last seven years encouraged by demand levels and relative ease of finance.  The 

most popular destinations are in Andalusia in the region of Marbella and in the Communidad 

Valenciana in the vicinity of Alicante and Benidorm.   

The subject of our valuation report lies in the Costa del Sol and specifically Marbella.  We provide an 

illustration of the main Costa del Sol areas in the vicinity of Marbella: 

To the west of Malaga are detailed the main residential holiday destinations.   
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The municipalities as detailed make up near to 50% of the transactions within the Malaga region.  We 

provide am illustration showing the transaction evolution since 2004 in the subject area: 

Source: INE 

Marbella clearly outshines the other areas in terms of number of transactions albeit there has been 

a steady decline in the number of transactions since 2017. 

 

Source: INE 

Pricing  

In order to illustrate price evolution over the last 10 years we provide a graph to show main cities 

within the Costa del Sol.  Please bear in mind this is an average including all types of residential 

property and covers a wide area.  Please note the Milla de Oro is the highest rate on the subject 

graph: 

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Torremolinos 1.200 840 943 820 1.396 1.287 1.787 1.808 2.002 1.747 1.060

Benalmádena 1.412 1.332 1.205 1.208 1.865 1.876 2.078 2.142 2.371 1.988 1.544

Fuengirola 1.137 899 1.080 997 1.323 1.287 1.582 1.814 1.780 1.672 1.267

Mijas 1.778 1.547 2.000 2.078 2.382 2.374 2.500 2.904 3.047 2.832 2.294

Marbella 2.389 2.259 2.519 3.106 3.982 4.435 4.003 4.279 4.075 3.681 2.568

Estepona 1.154 1.248 1.490 1.669 2.109 2.054 2.118 2.677 2.514 2.344 2.524

Casares 192 121 293 185 282 464 400 682 588 395 372

Manilva 602 579 1.179 808 1.206 980 1.047 911 1.399 981 710

Total % / Malaga 43,71% 50,31% 55,37% 58,40% 60,92% 57,20% 56,22% 54,16% 51,61% 50,65% 49,28%
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Source: Idealista 

 

The MIlla de Oro reached a low point in April 2013 at a rate of some €2,459/m² reaching a peak of 

€3,614/m² in May 2020.  During the pandemic (last 12 months) prices have remained fairly static 

across all regions within the Costa del Sol.  Notably Marbella has continued to increase in prices even 

during the pandemic rising some 4.49% over the last 12 months.  Marbella has seen an increase of 

some 36.41% in the evolution of prices since 01/10/2009.   

In terms of the subject area valuation this can be considered a niche market within the Milla de Oro 

and average prices €/m² are significantly higher due to location, nature and characteristics of the 

subject properties.   

 

Puente Romano Residential Market 

In terms of our analysis we have concentrated on the specific niche market as the majority of the 

properties are located within a short distance.   Our main focus areas is as follows: 
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The subject area is broken down into a number of urbanisations. Location is obviously a key factor 

and proximity to the beach, near to main services and facilities or those with sea views command 

higher prices.  Jardin Andaluz, Las Terrazas de Puente Romano and Puente Romano II are located 

inland and are secondary to the other urbanisations within the subject area although it must be stated 
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that these are superior to what is available within the general market in Marbella and the immediate 

surroundings.  These urbanisations are typified by apartments with views over tropical or botanical 

gardens and sizes range from 1 bedroom apartments to 4/5 bedrooms.  The Puente Romano tennis 

club is within the urbanisations boasting 10 tennis courts and inaugurated in 1979 by Bjorn Borg. 

Hotel Puente Romano stands on its own in terms of facilities and services available as owner’s forms 

part of the hotels services and facilities (subject to arrangement). Inaugurated in 1979 the hotel has 

maintained a prestigious standing and the setting within mature landscaped gardens provides a 

quality setting.   

Both Jardin Japones and Jardin Persa are private urbanisations benefitting from a beach front 

location coupled with beautifully landscaped and mature botanical gardens.  Frontline properties 

benefit from sea views. 

Outside of these main urbanisations are singular housing including the conjunto Villamagna 

comprising a number of detached and terraced housing, these are either front line or secondary.  

These properties in general are more private and command own private areas.  There are also a 

number of detached high quality villas in proximity to Hotel Puente Romano just south of Puente 

Romano II. 

As the majority of the properties are from the late 1970´s/1980´s the majority of the area is fully 

consolidated with little scope for development opportunities.  There has been talk of development 

to the west of the site and also a potential redevelopment of the Club de Tennis, neither of which 

have come to fruition and is based on speculation.   

There is a mixture of dated property and newly refurbished which means a considerable difference 

in prices which these properties can command.   

Demand in Marbella is rather focused on modern villas and apartments featuring sleek white lines 

and open interiors full of high-tech gadgetry.  Clients have become more demanding and look for a 

wider palate of materials and styles, inventive work with layouts and landscaping.  Most buyers are 

couples or families, above all from late thirties up to mid-sixties, and the majority are end-user 

buyers, with a smaller number buying purely for investment. 

Buyers have similar requests; sea views, walking distance to amenities, south or south-west 

orientation, privacy and sea views. Gated communities are also a popular request but not a necessity.   

Capital Values 

In terms of pricing for apartments these start from €1m euros but are small lot sizes in the range of 

50m² to 60m² up to some €6m which are modernized duplex with sea views and approximately 250 

m² built area.  Average asking price for properties between 140m² to 160 m² are in the region of 

€1.5m to €2.5m and will go out of this scope if modernized to a high specification reaching between 

€2.5m to €3.5m, have sea views or are very well located. There has been a noticeable revival in the 

luxury market, above 3 million euros, for which demand has increased.  In this segment, the prestige 

of the area and the exclusivity of the dwelling is important along with commanding views.  The 

demand for residential property in Marbella remains strong and this has been further acknowledged 

during the pandemic as many people make lifestyle choices.  There has been an influx of enquiries 

from the business community as working from home has become more common place.  

We provide details of some property transactions which have occurred in the last 18 months: 
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We also provide an illustration to gage capital values on a per square metre basis in Puente Romano: 

 

We also provide details of some of the properties which have sold in the subject area and have 

influenced our valuation analysis: 

Ref Type Name Complex Floor Dwelling Area Terraces Other Total Bedrooms Bathrooms
Car 

Parking

Quoted Sales 

/ Sold Price
€/m²

PM01 Sold Iris Jardin Japones Ground 144 m² 54 m² 0 m² 198 m² 2 2 1 €1.707.500 €11.858

PM02 Sold Jacinto Jardin Japones Second 140 m² 59 m² 11 m² 210 m² 2 2 1 €1.945.000 €13.930

OM01 Offer Gardenia Jardin Japones Ground 150 m² 47 m² 0 m² 197 m² 3 3 1 €2.695.000 €17.967

OM02 Offer Iris Jardin Japones Duplex 218 m² 0 m² 0 m² 218 m² 3 3 0 €3.995.000 €18.326

PM03 Sold Iberis Jardin Persa First 131 m² 34 m² 10 m² 175 m² 3 3 1 €2.500.000 €19.120

PM04 Sold Carmalita Jardin Japones First 140 m² 0 m² 0 m² 140 m² 2 2 0 €2.800.000 €20.000

OM03 Offer Hotel Puente Romano Hotel Puente Romano First 105 m² 20 m² 0 m² 125 m² 2 2 0 €2.000.000 €19.048

OM04 Offer Marina Puente Romano Marina Puente Romano First 140 m² 0 m² 0 m² 140 m² 2 2 0 €1.600.000 €11.429

SV01 Sold Helecho Jardin Japones Ground 141 m² 41 m² 34,15 216 m² 3 3 2 €2.900.000 €20.567

SV02 Sold Puente Romano 2 Jardin Persa Upper 136 m² 34 m² 0 m² 170 m² 3 2 1 €3.200.000 €23.599

SV03 Sold Mimosa 2-1 Jardin Persa Upper 216 m² 103 m² 0 m² 319 m² 4 €6.450.000 €29.861

SV04 Sold Drago 3-1 Jardin Persa Upper 215 m² 104 m² 0 m² 319 m² 4 4 1 €4.500.000 €20.930

OM05 Offer Indo Puente Romano II Attic 65 m² 0 m² 0 m² 65 m² 2 1 1 €1.200.000 €18.462

OM06 Offer Marina Puente Romano Hotel Puente Romano Ground 125 m² 20 m² 0 m² 145 m² 2 2 €2.000.000 €16.000

OM07 Offer Marina Puente Romano Puente Romano II Upper 140 m² 20 m² 0 m² 160 m² 2 2 1 €1.600.000 €11.429

OM08 Offer Elba Puente Romano II Upper 145 m² 54 m² 0 m² 199 m² 3 2 1 €1.950.000 €13.448

OM09 Offer Danubio Puente Romano II Upper 125 m² 21 m² 0 m² 146 m² 2 2 1 €1.695.000 €13.560

OM10 Offer Marina Puente Romano Puente Romano II Upper 120 m² 20 m² 0 m² 140 m² 3 2 1 €1.950.000 €16.250

OM11 Offer Marina Puente Romano Jardin Andaluz Upper 235 m² 55 m² 0 m² 290 m² 5 2 €6.300.000 €26.809

OM12 Offer Marina Puente Romano Torre Verde 34 Villa 240 m² 0 m² 0 m² 240 m² 5 5 1 €8.500.000 €35.417

OM13 Offer Marina Puente Romano Torre Verde 3 Villa 397 m² 70 m² 0 m² 467 m² 4 4 1 €8.000.000 €20.151

OM14 Offer Urb. Ancon Playa Urb. Ancon Playa Villa 402 m² 0 m² 578 m² 980 m² 3 3 €12.500.000 €31.095
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From our analysis there is a clear indication in the capital value tone of the subject area.  As can be 

expected there are some property offers which are outside of market parameters and they will need 

to readjust their pricing.  In some instances there may be a forced sale situation and the asking price 

/ sale price may be lower than would normally be expected.  At present there is some uncertainty 

around the evolution of the market due to those points outlined in both the economy section and the 

impact of the pandemic. 

We have analysed the subject properties and adopted a market value which we consider would be 

appropriate.  As a niche market there is sometimes the potential a premium will be obtained in order 

to acquire certain properties due to their nature and characteristics such as specific location, size, 

layout, views etc. 
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SECTION 5 – VALUATION APPROACH 

 

5.1. Methodology & Assumptions 

 

As per our instructions we have considered the valuation of the subject property on both a 

comparable basis and a long-term rental basis.  We have done a hybrid valuation of the two methods 

which means in some instances the yield profile maybe considered hard but has been adopted to 

market practice. 

Comparable Basis: This involves relying on comparable evidence for properties of similar 

characteristics to the subject property.  Value adjustments may be made for location, size, nature, 

design, condition and characteristics of comparable evidence and adopted to the subject property.  

This valuation method applies a €/m² basis. 

DCF: The principal method of valuation adopted is a DCF approach to assess the value of the asset 

on the basis’ requested.  This method requires the assumptions for income growth to be explicitly 

stated and therefore increases the transparency of the valuation and the effect on value of different 

hypotheses. This method is becoming increasingly common in the market to value real estate assets 

of all types particularly those which are multi-let. The method relies on a number of projections for 

the future which could prove inaccurate if actual market conditions were to change unexpectedly.  

The net income flow is predicted over the length of the cash flow and assumes a notional sale at the 

end of the cash flow period.  The cash flow is discounted at a market derived Discount Rate (reflecting 

a target Internal Rate of Return – IRR) to arrive at the Net Present Value (NPV). 

We have used a 10-year Discounted Cash Flow model in order to arrive at our opinion of Market Value 

of the property.  

The Discounted Cash Flow method of valuation consists in projecting future Net Income flows, then 

discounting them at a given rate (representative of the rate of return a potential investor would 

expect on this property) to arrive at a Net Present Value. 

The net income flow is made up of:  

• Estimated Gross rental income 

• Property’s exit value (=value at re-sale at the end of the cash flow) 

Minus 

• Operational charges – Common services – Waste Removal - IBI 

• Capital expenditures – Insurance - Miscellaneous 

• Acquisition and disposal costs. 

Indexation and market growth are both reflected in the cash flow. It must be stressed that 

assumptions on both these elements are the valuer’s own estimations based on forecasts, experience, 

and market knowledge. 
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5.2. Valuation and COVID-19 

 

Material Valuation Uncertainty – Covid-19 

The outbreak of the Novel Coronavirus (COVID-19), declared by WHO as a “Global Pandemic” on 

the 11th March 2020, has impacted global financial markets and the impact has been seen across 

most sectors.  Travel restrictions and lockdowns have been implemented in most countries. 

Market activity is being impacted in many sectors.  As at the valuation date, we consider that we 

can attach less weight to previous market evidence for comparison purposes, to inform opinions 

of value.  The current response and ever changing circumstances that we are faced with are 

unprecedented and therefore make it more difficult to which base a judgement. 

Our valuation is therefore reported on the basis of “material valuation uncertainty” as per VPS3 

and VPGA 10 of the RICS Red book Global.  Consequently, less certainty – and a higher degree of 

caution should be attached to our valuation than would normally be the case.  Given the unknown 

future impact that Covid-19 might have on the real estate market, we recommend that you keep 

the valuation of the property under frequent review.   

For the avoidance of doubt, the inclusion of the “Material Valuation Uncertainty” declaration 

above does not mean the valuation cannot be relied upon but merely to be clear and transparent 

with all parties that we are currently in extraordinary circumstances and therefore less certainty 

can be attached to the valuation than would otherwise be the case. 

5.3. Market Value 

 

Definition of Market Value 

The valuation report stipulates the purpose of the valuation and unless stated to the contrary, the 

basis of valuation is contained within the RICS Appraisal and Valuation Manual.  In this instance, our 

basis of valuation is “Market Value”.   

Our opinion of the "Market Value" is expressed according to the definition settled by the RICS Appraisal 

and Valuation Manual as, “the estimated amount for which a property should exchange on the date 

of valuation between a willing buyer and a willing seller in an arm's-length transaction after proper 

marketing wherein the parties had each acted knowledgeably, prudently and without compulsion.” 
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5.4. Calculation Parameters 

 

We detail the key pricing indicators within the portfolio in order to aid your assessment: 

 

We have adopted our calculations in accordance with the quality of the property portfolio and their 

associated risk profile.  We have not only undertaken a €/m² basis but have considered a market 

rent on the basis of a 12-month letting.   

Please note the yield profile is provided as refurbishment completed.  Centro Polo has been valued 

on a DCF basis considering a rental agreement with Staysure.  We have considered a Hardcore and 

froth valuation approach discounting the rent at different risk profile.  We have also considered a 

DCF business model for both the workspace area and the 4 letting rooms, further details are 

provided in the individual report. 

€/m² Justification Map 

For ease we have included a map illustrating the values obtained on €/m² basis in line with the 

comparables provided: 

 

Please note Orquidea has potentially added value and we consider a premium may be paid once 

refurbishment completed.  On this basis we potentially consider a price of in the region of some 

€6.5m could be achieved based on €28,989.  However, we have been conservative in our approach 

reflecting current refurbishment works. 

 

Number Name
Refurbished Market 

Value (Net)
€/m² Monthly Rent €/m²/month IRR

Exit Yield 

(Yr 10)

Gross 

Yield
Net Yield

1 Linares 12 €2.000.000 €18.587 €7.000 €43,70 4,26% 4,00% 4,20% 4,04%

2 Amazonas €1.575.000 €13.433 €6.550 €43,44 4,44% 4,37% 4,99% 4,34%

3 Orquídea €5.500.000 €24.529 €15.000 €45,80 3,72% 2,87% 3,27% 3,05%

4 Dalia €3.235.000 €23.004 €9.600 €50,83 3,64% 3,12% 3,56% 3,23%

5 Villa Romano €8.400.000 €19.077 €24.000 €54,51 4,73% 2,87% 3,43% 3,32%

€4.500 €20.000 €24,49 7,06% 6,43% 6,53% 6,44%

€4.016 - - 10,00% 7,17% 1,50% 1,40%

€5.977 - - 6,50% 6,60% 1,33% 1,25%

Total €26.005.000

6 & 7 Centro Polo €5.295.000
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5.5. Risk 

 

Risk quantification is a factor that is often treated subjectively and is inherent to the performance 

of the property asset.  We have identified a number of possible risk factors that should be 

considered in the analysis but also reiterate that a proactive and reactive asset management on 

behalf of the current owners should limit or reduce these possible risks.   

Overall Assessment 

We consider these are the most important factors when determining the suitability for investment 

purposes: 

➢ Puente Romano is considered a luxurious group of urbanizations set around the Hotel 

Puente Romano and Puente Romano Tennis Club within the Golden Mile.   Considered a 

key residential market for both first and second home owners and appeals to both national 

and foreign investors. The Centro Polo is located in proximity to Puerto Banus, a 

recongnised port area with associated luxury services and facilities. 

➢ Subject area is well known, well connected (principally by private car) but has a number 

of key transport connections within a relatively short distance including the 3rd largest 

airport in Spain (Malaga) and also the fast train connection (Malaga Maria Zambrano).  

These provide ease of access from multiple destinations.  

➢ The general building quality and specifications are excellent and exceed/compared to the 

subject market area and competing schemes nearby.  The layout distribution and 

characteristics of the residential properties are in line with market requirements and 

demand. 

➢ Orquidea is currently undergoing a refurbishment and is in a skeleton state at present.  

Works are due to be completed in the short term.  This property has a great deal of 

potential once refurbishment is completed due to the size, nature, sea views and location.  

Front line beach properties are more likely to obtain a premium in the price paid.  Our 

analysis has not taken into account this potential premium. 

➢ Centro Polo is a commercial property which is currently being refurbished.  There are 

limited comparable properties of the size and nature and a weak demand for occupier 

requirements for floor areas which exceed 250m² within the subject area.  There is 

demand for flexible workspace in the subject area and we consider this will receive 

interest.  Residential letting is of interest in the subject area, above all in the 3 key tourist 

months of June, July and August. There is potential of a knock on effect from business 

users within the workspace areas and also from the main tenant Staysure.  The key to 

value in the scheme once refurbished is the contractual agreement with Staysure and we 

have been provided with limited information regarding the heads of terms and should be 

formally requested in the event of a vested financial interest. 

➢ Linares 12 has the benefit of being part of Hotel Puente Romano and therefore has limited 

obligations regards service charge to common areas as a reciprocal access and easement 

rights regarding the hotel.  This should be formally clarified with your legal advisors. 

➢ There are no potential issues or risks we have been made aware of regarding Dalia, 

Amazonas or Villa Romano. 
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➢ All properties are available to let on the company’s website based on short term rental 

agreements.  Our analysis considers a long term rental based on some 12 months but having 

reference to the potential income which could be derived from holiday lets.  Unfortunately 

as most properties have been acquired within the last 24 months there is limited historical 

trading coupled with the refurbishment, pandemic impact and limitations imposed on 

travelling. 

➢ Variance of returns (the volatility) – probability levels.  The properties current marketing 

scheme will be subject to C COVID-related developments. Activity continues to be greatly 

influenced by epidemiological developments. The authorities are responding to the 

successive oscillations in infection rates by means of changes in the stringency of the 

containment measures, which is making for relatively pronounced fluctuations in activity 

and employment.  This is not only at local level but impact on individual countries and the 

ability to travel to the subject properties destination. 

Upside Potential – exceed performance 

Good asset management should ensure the properties receive an income.   At this time we consider 

most asset managers will seek to obtain tenants either on short or medium term basis.  The subject 

market is traditionally used as a short term holiday lets and it is only in the last few months owners 

within the area are considering more medium term contracts to ensure income.  We are aware 

the current owners are receiving enquiries for 2-3 month letting periods.  Once both Orquidea and 

Centro Polo have completed their refurbishment these properties will be worth more in the short 

term.  We consider Orquidea has a potential to receive a premium in the purchase price once 

completed due to its location, nature and characteristics. 

Downside Potential – falls short of required returns 

Supply and demand factors will have an impact on the area as well as the evolution of the 

occupier’s needs and requirements.  Our valuation has been conservative adopting rents to market 

levels.  In the event of Staysure we consider the rent to be above market rent but have taken into 

account this within our valuation.  We have no real concerns regarding demand from both 

occupiers and investors alike for the residential property, however should Centro Polo become 

vacant we consider this would be a difficult property to lease and there would be a reduction in 

the rents currently proposed with the subject property.  Good management should help maintain 

rents and although we have incorporated this lowering within our cash flow.   

Tenant Default 

The tenant will affect the returns to the property by his actions. (voids, bankruptcy, repairing 

obligations, relationships with other tenants).  This situation will be needed to be managed 

effectively ensuring that the tenant fulfils their contractual obligations or that the properties are 

effectively marketed to attract other occupiers.  Major occupiers will have more negotiating power 

at the time of addressing rents; however we consider that current rental levels are rack rented 

when compared to the market place and the managers will need to be able to reach mutually 

beneficial arrangements to ensure tenant occupation.  Fortunately most holiday lets are prepaid 

and therefore tenant default is unlikely unless longer term agreements are reached.  This maybe 

more relevant to Centro Polo due to the nature of the operation. 
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Capital Risk 

This is the risk attributable to changes in capital value brought about by a variation in the yield 

obtained from an investment Property.  Volatility in capital values or yield movements are fairly 

subjective in today’s market.  The potential economic repercussions of the pandemic have not yet 

been felt.  Positively house prices in the subject area have remained buoyant and also an increase 

in €/m² evolution within the Marbella area.  This is positive but also a reflection of purchases 

made by wealthy individuals in lifestyle choices during the pandemic. 

Market Effect 

In the current market circumstances the price of property investments are subjective due to the 

current market circumstances fueled with uncertainty.  Value attributed to real estate will depend 

greatly on the contractual terms, rental paid and strength of the individual tenants, these factors 

are important when analysing the portfolio as a whole. 

In terms of investment transactions, these remain limited and are subject to a great deal of 

scrutiny at the time of assessment.  There has been an influx of demand over the last 12 months 

within the subject area.  There is a great deal of capital wealth currently looking at residential 

opportunities within Marbella.  Those investors which are active continue to seek prime properties.  

Cash has also been a great influence in pricing terms, distressed sellers welcome the input of new 

money and the investor is not reliant on bank finance. 

Highway Proposals 

We are not aware of any significant highway proposal in the vicinity that may impact on the 

portfolio. 

Exchange Rates 

The impact of the evolution of the pound and dollar against the euro may impact the investment 

over the short to medium term.  Spain is currently perceived as expensive for most foreign 

investors the strengthening of these currencies may see Spain as attractive for these type of 

investors 

Legal Risk 

We suggest that all legal issues with regards tenure, contractual obligations and town planning be 

directed to your solicitors for their confirmation. 

Holding Period 

The properties remains fairly secure over the short to medium term encouraged by a more positive 

outlook as vaccinations are undertaken.   

Financial Risk  

We have not been privy to the current loan amounts outstanding with regard the subject property 

or the associated obligations & covenants.   

Liquidity Risk  

Essentially refers how long to convert investment into cash.  Our analysis is based on a marketing 

period of between 6-12 months.  Some funds are active, but they are generally European Funds 

which are buying prime located properties in major capitals.  The geographical location is 
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important, lack of historical results will make investors weary.  A two-tier market continues to 

operate in Spain between prime locations and secondary locations.  Asset type and management 

are also important factors 

Investors Implication 

We have not been provided with accounts or other financial information on the owners and are 

unable to comment on their financial strength.  We would usually consider that the owner has the 

necessary capability to meet loan repayments and comply with the obligations therein.  The 

amount invested by the owner as equity is usually a good indicator of commitment to the project.   

We consider that is of utmost importance in real estate to know your customer (KYC) and be fully 

comfortable with regard the obligations of all parties concerned. 

Legal 

In term of legal matters related to the subject properties we consider that the following should 

be confirmed with your legal advisors: 

(i) The assets are clear and free of any charge, lien and encumbrance 

(ii) The owners hold legal title over the asset and has all necessary authorisations and is in 

compliance with applicable regulations including town planning and has the relevant works 

and first occupation licenses for all subject properties 

(iii) That there is no easement, no expropriation or requisition, no security interest on the site 

title (other than with respect to the transaction) 

(iv) The asset holds and respects existing town planning rules and authorisations as well as the 

relevant licenses and grants and conditions required for the assets full operational 

capability including rules and regulations related to environmental standards. 

 

5.6. Market Value 

 

Market Value “Current State” 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are of 

the opinion that the aggregate Market Value of the properties detailed herein as described with the 

characteristics defined in their “Current State” herein as at 25th April 2021, would be fairly 

represented in the sum of: 

Aggregate Net Market Value (€) rounded 

 

€23,385,000 EUROS 

(Twenty-Three Million Three Hundred and Eighty-Five Thousand Euros Only) 
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SUMMARY TABLE OF VALUES AS OF 25th April 2021 

 

 

Market Value under special assumption Completed Refurbishment. 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are of 

the opinion that the Market Value of the property detailed herein as described with the 

characteristics defined herein as at 25th April 2021 under the understanding the refurbishment had 

been completed to the modern and high specification, would be fairly represented in the sum of: 

Special Assumption: Aggregate Net Market Value (€) rounded 

 

€26,005,000 EUROS 

(Twenty-Six Million and Five Thousand Euros Only) 

 

 

SUMMARY TABLE OF VALUES AS OF 25th April 2021 

 

 

 

 

Number Name Description Market Value (Net)

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano €2.000.000

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano €1.575.000

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa €4.175.000

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones €3.235.000

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano €8.400.000

Calle Los Nardos 51; Nueva Andalucía; Comercial

Calle Los Nardos 51; Nueva Andalucía; Residential

Total Aggreagte Net Market Value (current state) €23.385.000

6 & 7 Centro Polo €4.000.000

Number Name Description
Refurbished Market 

Value (Net)

1 Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano €2.000.000

2 Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano €1.575.000

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa €5.500.000

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones €3.235.000

5 Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano €8.400.000

Calle Los Nardos 51; Nueva Andalucía; Offices Staysure

Calle Los Nardos 51; Nueva Andalucia; Work Space

Calle Los Nardos 51; Nueva Andalucía; Residential

Total Aggreagte Net Market Value (Capex Completed) €26.005.000

6 & 7 Centro Polo €5.295.000
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James L.S. Allwood, BSc (Hons) 

Senior Consultant 

 

Miguel A. López, MRICS  

Senior Consultant 

RE Advisory Services 

Diego Vilaró, MRICS 

Director 

Advisory Services 

 

This valuation report has been prepared to the best of our ability and on the basis of the specific 

circumstances of the real estate market at the time of assessment and based on data; 

documentation and information provided to us at the valuation date.   

Should you require any further information or clarification with regards this report or its contents 

should be directed to Gesvalt for the attention of either James Allwood, Miguel Ángel López, or 

Diego Vilaró. 
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6. Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano; (Linares 12) 

1.1. Description of Location 

Macro Location 

Region:                     

Province:                  

Nearest Main 

City:   

Situation Name:       

Distance:                                    

                                 

                                                         

 

Andalucia 

Malaga 

Marbella 

Puente Romano 

Some 4 kilometres to 

the west of Marbella 

city centre – Golden 

Mile 

Map 

 

Micro Location 

District:                   

 

Surrounding:           

 

Urbanisation Hotel 

Puente Romano 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 

 

 
 

 

Public 

Transport 

Train:                     

Bus:                                    

Roads:                   

 

           

 

Airport:                  

Port:                                                 

                               

 

Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and 

A7 motorway within 

2.2 kilometres 

Malaga, 58 kilometres 

Puerto Banus 2.5 

kilometres 

 

Map / Aerial View 
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1.2. Location Assessment 

The property is well connected to an extensive road/motorway network situated some 4.0 

kilometres to the West of Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and mainly quality residential.  Considered a prime and decent 

residential area with associated services and facilities on the sea front within the golden mile of 

Marbella.      The property is within a short distance of the beach.     Considered one of the main 

luxurious residential areas and prime real estate locations within Marbella. 

The property is situated within the Hotel Puente Romano complex in the south of the urbanisation 

some 50 metres from the beach front.  The complex comprises some 32,120 m² landscaped and 

botanical gardens with numerous palm trees, plants, flora, shrubbery and man-made water 

features.  There are numerous swimming pools incorporated within the urbanisation.  There are 

some 26 residential apartment blocks within the urbanisation, the majority with names of 

Andalucian towns.  The subject property is within the residential block known as Linares.   

There are numerous services and facilities on site mainly due to the existence of the hotel.  There 

is an owners club, Tennis club, Health and Fitness, Six Senses Spa, Kids Club, retail units and hotel 

and private parking.  There are also meeting rooms available within the hotel.  In terms of 

gastronomy and restaurants these are located within the urbanisation at various points including 

the Sea Grill Lounge and El Chiringuito located on the beach front.  The Plaza which comprises some 

6 restaurants including Nobu, Thai Gallery, Leña, BiBo. Seafina and Celicioso located to the north 

of the urbanisation.  There are some 9 other main restaurants or bars such as La Concha, La Selva, 

Les Jardins I du Liban, Supperclub, La Suite, Cheat, Rachel´s Eco Love, Lagom! Café and Monkey 

Club dotted in and around the urbanisation. 

The subject property is very well located within the urbanisation to the south and in close proximity 

to the beach area adjacent to the residential apartment block Kenia.  The property overlooks the 

botanical gardens and is private in nature.   
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1.3. Description of the Property 

Building characteristics 

 

Property/ 

building type 

Residential Apartment   

Year of 

construction 

Approximately 1976   

Quality of 

building 

The construction and finishes to the property are commensurate with 

its age and use. The property has been well maintained and upgraded 

as and when necessary to reflect the prestigious nature of the club.  

We understand the last major refurbishment was undertaken in the last 

12 months.  The property has recently been refurbished to a high 

standard and provides excellent fixtures and fittings. 

 

Facilities Forms part of Hotel Puente Romano benefits from the facilities and 

services available on site 

 

Parking We understand there is a car parking space allocated to the subject 

property 

 

Lettable Areas Our floor areas are based on the information provided and are as 

follows: 

Cadastral 

Main figures  

Use Residential 

Land Plot 32,120 m² 

Participation 0.5200% 

Dwelling 123 m² 

Common Areas 3 m² 

Constructed Area 126 m² 
 

Description: Situated within the urbanisation known as Hotel Puente Romano. 

The urbanisation is made up of various residential blocks located 

around landscaped gardens including facilities and amenities such as 

swimming pools, recreational areas, botanical gardens etc. 

The subject property is situated at first floor level 

The property comprises a Kitchen, Living room, 2 bedrooms and 2 

bathrooms, WC, Laundry/Storage area. 

There is a terrace area to the rear of the property. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views over the botanical gardens.   
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1.4. Photos 
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State of repair 

 

Overall, the condition of the subject property can be assessed as excellent and during our 

inspection, we did not consider any refurbishment or extensive repairs required.  The property has 

recently undergone a full refurbishment and the quality of workmanship and finishes was excellent. 

Assessment of building 

 

Well known and established residential area incorporating mature landscaped and botanical 

gardens.   Some exterior parts of the property date from the 1970s but this does add charm and 

character to the subject property.  The property has been modernised to an excellent standard.  

Distribution and layout are adequate for a property of the size and dimensions.   
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1.5. Site 

 

Site & 

Boundaries 

The land plot is irregular in shape.  The property forms part of the urbanization 

Hotel Puente Romano.  The urbanization has clear marked boundaries.  The 

subject property is within a residential block known as Linares which is 

attached to a residential block known as Kenia   

North Internal botanic and landscaped gardens including overview to the swimming 

pool 

East  Attached residential block known as Kenia. 

South Internal botanic and landscaped gardens and access to the beach areas.  The 

adjacent urbanisation known as La Barbara is also located to the south 

West  Internal botanic and landscaped gardens 

Commentary We have made enquiries with the local authority in regards to the land on 

which the building sits, whether it is unstable or whether it has been 

contaminated We would normally assume there to be no adverse ground or 

soil conditions and that the load bearing capacity of the sites of each property 

are sufficient to support the building constructed or any proposed 

development.  Unless we are notified otherwise, we consider that the 

materials, the facilities and the land are in an acceptable condition.   

Cadastral Plan Layout 
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1.6. Tenure and Statutory Details 

Tenure 

We have been provided with a copy of the legal due diligence as detailed at the purchase of the 

subject property.  The report provides details regarding both from the cadastral note and from the 

land registry.   We have provided our opinion of value on the basis that the property does not have 

any mortgage or any other unusual outgoings.   

In reporting our value we have assumed the property as detailed herein are held on the equivalent to 

a Freehold albeit this should be checked and confirmed with your legal advisors.  We recommend that 

our interpretation of all legal documentation be referred to your legal advisers for confirmation 

We have been provided with land registry excerpts issued by the Property Registry 3 of Marbella dated 

13/12/2013: Ownership: 

 

Town Planning 

We would normally obtain Town Planning information by means of a verbal enquiry to the Urban 

Planning Department in the local Town Hall. We take into account the licenses, limitations and 

permits granted and mention them expressly in the present report. We accept and rely on this 

information as been correct, further clarification on such matters can be sought via your legal 

advisors. We would normally assume that properties have been constructed, or those that are being 

constructed, and are occupied or used have obtained and been granted the appropriate consents for 

their use and occupation and that there are no outstanding statutory notices.  We would normally 

assume that the premises comply with all relevant statutory requirements including building, fire and 

health and safety regulations.  We would also assume that the property is not adversely affected by 

any town planning or highways proposals. 

1.7. Market Analysis 

The local market analysis is detailed within the Residential Market section of this report.  We have 

given particular attention to what is essentially a niche property market within an exclusive area of 

Marbella.   Our comparables are detailed within this section and we have made adjustments in 

accordance to size, location, quality, design and characteristics related to the subject property.  In 

terms of rental values, short term holiday lets has been the main rental arrangements within the 

subject urbanisation.  However, the impact of COvid-19 has seen some owners wish for greater 

income security and have adopted to monthly lets or in some cases longer.  The subject area has a 

fairly limited long term rental agreement market but we would expect this to increase over the 

short term whilst the pandemic continues.     

 

 

 

 

Description
Document 

Date

Property 

Register Nº
Take Book Sheet

Land 

Registry 

Plot Nº

Area Terrace Common Total C . Area %

Apartment 12/12/2013 3 Marbella 971 39 22 2985 107,60 m² 30,60 m² 22,00 m² 160,20 m² 0,52%

Parking 32 12/12/2013 3 Marbella 457 184 10349-B
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1.8. Valuation Approach & Assumptions 

Hypothesis: 

As per our instructions we have considered the valuation of the subject property on both a 

comparative basis and a long term rental basis.  We have done a hybrid valuation of the two 

methods which means in some instances the yield profile maybe considered hard but has been 

adopted to market practice. 

Rental Income 

We have adopted a long term market rental income scenario based on at least a 12 month assured 

tenancy and in line with market practice in Spain.   

In terms of income we have analysed the information provided to us and consider  

a) The rental level is realistic i.e. that they are considered market rent.  We consider that 

market rental levels will begin to rise over the short term, we have reflected little 

market rental growth over the next 18-24 months, and thereafter we consider rental 

should begin to make improvements.   

b) We have increased rental levels in accordance with CPI predictions over the cash flow 

period at an average of some 1.13%.     

c) We have considered that the Minimum Guaranteed Rent (only rental contract related to 

tenants no additional income included) for the property. Our first-year rental 

expectations are some €84,000 for the first 12 months of the cash flow. 

Outgoings  

In terms of day to day management costs we have reflected the following costs in our cash flow: 

a) A building and rental insurance amount which would be sole responsibility of the landlord 

in order to protect their interest, this amount has been based on 0.90% of the minimum 

guaranteed rent. 

b) We have also applied a sinking fund and contingencies over the cash flow period of some 

0.50% and 0.50% each mainly to reflect any possible one off repairs, possible additional 

expenses or any other item which is not specifically covered within the lease contracts.  

This is purely a contingency measure. 

c) We understand the subject property has no service charge associated with the common 

areas due to an agreement regarding easements with Hotel Puente Romano.  

d) We have also considered IBI tax charge and based on some €136 per month. 

 

We provide details of our DCF to illustrate the calculation parameters adopted: 
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Comments – Rationale - conclusions  

Comments 

 

1. In terms of the subject area the property lies in the Hotel Puente Romano 

complex and benefits from singular advantages such as service charges and 

waste disposal are not attributable due to negotiations with the hotel 

regarding easements and rights of way. 

2. Due to the nature and characteristics of the hotel many apartments available 

in the subject area are mostly 1 bedroom and limited in size – average 

properties available range between 50m² to 80m² and command prices in the 

region of €14,500/m² to €20,000/m² for refurbished or modernized flats. 

3. There are limited properties available of the subject properties dimensions 

and due to quality, location and characteristics we would expect high demand 

for the type of product the subject property offers 

4. There is a limited long term rental market in the area as traditionally based 

on short term let’s to holiday makers mainly over the summer break and 

punctual holiday dates.  Adopting an appropriate market rent is based on 

professional knowledge and have considered what we would consider 

reasonable. 

5. There is limited availability of properties subject typology asking prices for 

smaller apartments range between €1m to €1.2m euros 

6. In terms of key comparable apartments we have had reference to two 

properties available both of which are asking €2m and have some 105m² and 

125 m² respectively based on a price of some €16,000/m² and €19,048/m².  

We have adjusted for both size and quality of specification in our analysis 

including a discount on the asking price and would expect to have a price range 

in the region of some €17,000/m² to €20,000/m² for the subject property.  The 

subject property has been refurbished to a much higher standard and is within 

the best area of the Hotel Puente urbanization. 

7. Size, nature and characteristics of the property means it would be of 

significant interest and demanded amongst potential purchasers.  Well located 

and in proximity to the beach area albeit does not benefit from sea views.  We 

consider the property would be of interest to both national and international 

occupiers. 

8. In our opinion, subject to availability of all legal documentation, consents etc., 

a period of approximately 9 to 12 months would be required to achieve a sale 

of the property under current market conditions.  If a forced sale situation 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income €84.000 €84.952 €85.915 €86.888 €87.873 €88.869 €89.876 €90.895 €91.925 €92.967

Costs -€3.230 -€3.267 -€3.304 -€3.341 -€3.379 -€3.417 -€3.456 -€3.495 -€3.535 -€3.575

Net Operating Income €80.770 €81.685 €82.611 €83.547 €84.494 €85.452 €86.420 €87.400 €88.390 €89.392

Exit Yield 4,00% 4,24%

Exit Price €2.234.801

Exit Costs -€44.696

Net Exit Price €2.190.105

Cash-flow -€2.069.230 €81.685 €82.611 €83.547 €84.494 €85.452 €86.420 €87.400 €88.390 €89.392 €2.190.105

Gross Value €2.150.000 4,04% 4,25%

Purchasers Costs -€150.000 3,76% 4,26%

Net Value €2.000.000 4,20% €12.484

€18.587€/m² Built Dwelling

Gross Yield €/m² Total

Net Yield All Risks Yield

Triple Net Yield IRR
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were to arrive (Disposal within a 1-month period) we consider there would be 

a decrease in the valuation figure herein reported 

 9.  

 

1.9. Market Value 

Definition of Market Value 

The valuation report stipulates the purpose of the valuation and unless stated to the contrary, the 

basis of valuation is contained within the RICS Appraisal and Valuation Manual.  In this instance, our 

basis of valuation is “Market Value”.   

Our opinion of the "Market Value" is expressed according to the definition settled by the RICS 

Appraisal and Valuation Manual as, “the estimated amount for which a property should exchange 

on the date of valuation between a willing buyer and a willing seller in an arm's-length transaction 

after proper marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.” 

Market Value 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

160.20 m² as described with the characteristics defined herein as at 25th April 2021, would be fairly 

represented in the sum of: 

€2,000,000 

(Two Million Euros Only) 
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7. Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano II; (Amazonas) 

1.1. Description of Location 

Macro Location 

Region:                     

Province:                  

Nearest Main 

City:   

Situation Name:       

Distance:                                    

                                 

                                                         

 

Andalucia 

Malaga 

Marbella 

Puente Romano 

Some 4 kilometres to 

the west of Marbella 

city centre – Golden 

Mile 

Map 

 

Micro Location 

District:                   

 

Surrounding:           

 

Urbanisation Puente 

Romano II 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 

 
 

Public 

Transport 

Train:                     

Bus:                                    

Roads:                   

 

           

 

Airport:                  

Port:                                                 

                               

 

Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and 

A7 motorway within 

2.2 kilometres 

Malaga, 58 kilometres 

Puerto Banus 2.5 

kilometres 

 

Map / Aerial View 
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1.2. Location Assessment 

The property is well connected to an extensive road/motorway network situated some 4.0 

kilometres to the West of Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and mainly quality residential.  Considered a prime and decent 

residential area with associated services and facilities on the sea front within the golden mile of 

Marbella.      The property is within a short distance of the beach.     Considered one of the main 

luxurious residential areas and prime real estate locations within Marbella. 

The property is situated within the Puente Romano II complex in the south east of the urbanisation 

forming part of terraced housing.  The complex comprises some 18,934 m² landscaped and botanical 

gardens with numerous palm trees, plants, flora, shrubbery and man-made water features.  There 

are two swimming pools incorporated to the north of the urbanisation.  There are some 13 adjoined 

residential apartment blocks within the urbanisation, the majority with names of foreign place 

names.  The subject property is within the residential block known as Amazonas.   

There are limited services on site within the urbanisation, mainly limited to the landscaped areas 

and swimming pool.  Services are located in close proximity as Hotel Puente Romano is located 

opposite to the east and provides numerous services and facilities on site mainly due to the 

existence of the hotel.  There is an owners club, Tennis club, Health and Fitness, Six Senses Spa, 

Kids Club, retail units and hotel and private parking.  There are also meeting rooms available within 

the hotel.  In terms of gastronomy and restaurants these are located within the urbanisation at 

various points including the Sea Grill Lounge and El Chiringuito located on the beach front.  The 

Plaza which comprises some 6 restaurants including Nobu, Thai Gallery, Leña, BiBo. Seafina and 

Celicioso located to the north of the urbanisation.  There are some 9 other main restaurants or bars 

such as La Concha, La Selva, Les Jardins I du Liban, Supperclub, La Suite, Cheat, Rachel´s Eco Love, 

Lagom! Café and Monkey Club dotted in and around the urbanisation. 

The subject property is reasonably located within the urbanisation to the south and in close 

proximity to the service road but some 50 metres for a pathway to a street which connects to the 

beach located some 300 metres away.  The subject property is an end terrace and is adjacent to 

the residential apartment block Bidaosa.  The property overlooks the botanical gardens and is 

private in nature.   

This urbanisation with Puente Romano is the furthest away from the beach area and lacks immediate 

services and facilities but is within a short distance when required.  
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1.3. Description of the Property 

Building characteristics 

 

Property/ 

building type 

Residential Apartment   

Year of 

construction 

Approximately 1982   

Quality of 

building 

The construction and finishes to the property are commensurate with 

its age and use. The property has been well maintained and upgraded 

as and when necessary to reflect the prestigious nature of the club.  

We can confirm the last major refurbishment has recently completed to 

a high standard.  The property has recently been refurbished to a high 

standard and provides excellent fixtures and fittings. 

 

Facilities Limited on site to communal grounds and swimming pools 

 

Parking We understand there is a car parking space allocated to the subject 

property 

 

Lettable Areas Our floor areas are based on the information provided and are as 

follows: 

Cadastral 

Main figures  

Use Residential 

Land Plot 18,934 m² 

Participation 1.1400% 

Dwelling 151 m² 

Common Areas 5 m² 

Constructed Area 156 m² 
 

Description: Situated within the urbanisation known as Puente Romano II. 

The urbanisation is made up of various residential blocks located 

around landscaped gardens including facilities and amenities such as 

swimming pools, recreational areas, botanical gardens etc. 

The subject property is situated at ground floor level 

The property comprises a Kitchen, Living room, 2 bedrooms and 2 

bathrooms, WC, Laundry/Storage area. 

There are two terrace areas to the rear of the property. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views over the botanical gardens.   
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1.4. Photos 
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State of repair 

 

Overall, the condition of the subject property can be assessed as excellent and during our 

inspection, we did not consider any refurbishment or extensive repairs required.  The property has 

recently undergone a full refurbishment and the quality of workmanship and finishes was excellent. 

Assessment of building 

 

Well known and established residential area incorporating mature landscaped and botanical 

gardens.   Some exterior parts of the property date from the 1980s but this does add charm and 

character to the subject property.  The property has been modernised to an excellent standard.  

Distribution and layout are adequate for a property of the size and dimensions.   
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1.5. Site 

 

Site & 

Boundaries 

The land plot is irregular in shape.  The property forms part of the urbanization 

Puente Romano II.  The urbanization has clear marked boundaries.  The 

subject property is within a residential block known as Amazonas which is 

attached to a residential block known as Bidasoa   

North Attached residential block known as Bidasoa also service road to car parking 

East  Service road to underground car parking and field currently used for 

agricultural purposes 

South Internal botanic and landscaped gardens and access to the beach areas.  There 

are a number of stand-alone villas located further south 

West  Internal botanic and landscaped gardens 

Commentary We have made enquiries with the local authority in regards to the land on 

which the building sits, whether it is unstable or whether it has been 

contaminated We would normally assume there to be no adverse ground or 

soil conditions and that the load bearing capacity of the sites of each property 

are sufficient to support the building constructed or any proposed 

development.  Unless we are notified otherwise, we consider that the 

materials, the facilities and the land are in an acceptable condition.   

Cadastral Plan Layout 
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1.6. Tenure and Statutory Details 

Tenure 

We have been provided with a copy of the legal due diligence as detailed at the purchase of the 

subject property.  The report provides details regarding both from the cadastral note and from the 

land registry.   We have provided our opinion of value on the basis that the property does not have 

any mortgage or any other unusual outgoings.   

In reporting our value we have assumed the property as detailed herein are held on the equivalent to 

a Freehold albeit this should be checked and confirmed with your legal advisors.  We recommend that 

our interpretation of all legal documentation be referred to your legal advisers for confirmation 

We have been provided with land registry excerpts issued by the Property Registry 3 of Marbella dated 

16/07/2019: Ownership: 

 

Town Planning 

We would normally obtain Town Planning information by means of a verbal enquiry to the Urban 

Planning Department in the local Town Hall. We take into account the licenses, limitations and 

permits granted and mention them expressly in the present report. We accept and rely on this 

information as been correct, further clarification on such matters can be sought via your legal 

advisors. We would normally assume that properties have been constructed, or those that are being 

constructed, and are occupied or used have obtained and been granted the appropriate consents for 

their use and occupation and that there are no outstanding statutory notices.  We would normally 

assume that the premises comply with all relevant statutory requirements including building, fire and 

health and safety regulations.  We would also assume that the property is not adversely affected by 

any town planning or highways proposals. 

1.7. Market Analysis 

The local market analysis is detailed within the Residential Market section of this report.  We have 

given particular attention to what is essentially a niche property market within an exclusive area of 

Marbella.   Our comparables are detailed within this section and we have made adjustments in 

accordance to size, location, quality, design and characteristics related to the subject property.  In 

terms of rental values, short term holiday lets has been the main rental arrangements within the 

subject urbanisation.  However, the impact of COvid-19 has seen some owners wish for greater 

income security and have adopted to monthly lets or in some cases longer.  The subject area has a 

fairly limited long term rental agreement market but we would expect this to increase over the 

short term whilst the pandemic continues.     

 

 

 

 

Description
Document 

Date

Property 

Register Nº
Take Book Sheet

Land 

Registry 

Plot Nº

Area Terrace Common Total C . Area %

Apartment 16/07/2019 3 Marbella 1443 419 156 34002 117,25 m² 0,00 m² 33,55 m² 150,80 m² 1,14%

Parking 88 16/07/2019 3 Marbella 1443 419 158 34003 12,50 m² 0,00 m² 0,00 m² 12,50 m² 0,08%
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1.8. Valuation Approach & Assumptions 

Hypothesis: 

As per our instructions we have considered the valuation of the subject property on both a 

comparative basis and a long-term rental basis.  We have done a hybrid valuation of the two 

methods which means in some instances the yield profile maybe considered hard but has been 

adopted to market practice. 

Rental Income 

We have adopted a long-term market rental income scenario based on at least a 12 month assured 

tenancy and in line with market practice in Spain.   

In terms of income we have analysed the information provided to us and consider  

d) The rental level is realistic i.e. that they are considered market rent.  We consider that 

market rental levels will begin to rise over the short term, we have reflected little 

market rental growth over the next 18-24 months, and thereafter we consider rental 

should begin to make improvements.   

e) We have increased rental levels in accordance with CPI predictions over the cash flow 

period at an average of some 1.13%.     

f) We have considered that the Minimum Guaranteed Rent (only rental contract related to 

tenants no additional income included) for the property. Our first year rental 

expectations are some €78,600 for the first 12 months of the cash flow. 

Outgoings  

In terms of day to day management costs we have reflected the following costs in our cash flow: 

e) A building and rental insurance amount which would be sole responsibility of the landlord 

in order to protect their interest, this amount has been based on 0.90% of the minimum 

guaranteed rent. 

f) We have also applied a sinking fund and contingencies over the cash flow period of some 

0.50% and 0.50% each mainly to reflect any possible one off repairs, possible additional 

expenses or any other item which is not specifically covered within the lease contracts.  

This is purely a contingency measure. 

g) The subject property has a service charge associated with the common areas and have 

adopted a monthly amount of some €550 in line with the budget. 

h) We have also considered an IBI tax charge and based on some €166,66 per month and a 

refuse collection charge of some €16 monthly.  

 

 

We provide details of our DCF to illustrate the calculation parameters adopted: 
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Comments – Rationale - conclusions  

Comments 

 

1. In terms of the subject area the property lies in the Puente Romano II complex 

which has private communal areas which are gardens and swimming pools.  

Located next to Hotel Puente Romano where majority of services and facilities 

are located.  

2. There are several properties available within the subject area and similar in 

dimensions.   Asking prices are in the region of €9,800/m² (199 m²) to €18,500/m² 

for a much smaller lot size (65m²).  We would expect a capital value price in the 

region of €12,000/m² to €14,000/m² reflecting current stock available.  Due to 

quality, location and characteristics we would expect demand for the type of 

product the subject property offers 

3. There is a limited long term rental market in the area as traditionally based on 

short term let’s to holiday makers mainly over the summer break and punctual 

holiday dates.  Adopting an appropriate market rent is based on professional 

knowledge and have adopted a reasonable monthly amount. 

4. There is limited availability of properties subject typology asking prices for 

smaller apartments range between €1m to €1.2m euros.  Those properties 

between 160m² and 200m² are in the region of some €1.6m to €1.95m.  We would 

expect a discount on these prices at time of purchase. 

5. In terms of key comparable apartments we have had reference to two properties 

available which are asking €1.695m (Danubio) for some 146m² and €1.95m (Elba) 

for some 199m² respectively based on a price of some €11,610/m² and 

€9,800/m².  We have adjusted for both size and quality of specification in our 

analysis including a discount on the asking price and would expect to have a price 

range in the region of some €12,000/m² to €14,000/m² for the subject property. 

6. The subject property is superior to those available within the subject 

urbanization in terms of quality and specification.  The dwelling is more private 

and located further away from the more rowdy elements of the urbanization 

(swimming pools). 

7. Size, nature and characteristics of the property means it would be of significant 

interest and demanded amongst potential purchasers mainly because of price 

permitting albeit secondary in terms of location when compared to other 

urbanisations.  We consider the property would be of interest to both national 

and international occupiers. 

8. In our opinion, subject to availability of all legal documentation, consents etc., 

a period of approximately 9 to 12 months would be required to achieve a sale of 

the property under current market conditions.  If a forced sale situation were to 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income €78.600 €79.491 €80.392 €81.303 €82.224 €83.156 €84.099 €85.052 €86.016 €86.990

Costs -€10.285 -€10.402 -€10.520 -€10.639 -€10.760 -€10.882 -€11.005 -€11.130 -€11.256 -€11.383

Net Operating Income €68.315 €69.089 €69.872 €70.664 €71.465 €72.275 €73.094 €73.922 €74.760 €75.607

Exit Yield 4,37% 5,13%

Exit Price €1.731.462

Exit Costs -€34.629

Net Exit Price €1.696.832

Cash-flow -€1.624.810 €69.089 €69.872 €70.664 €71.465 €72.275 €73.094 €73.922 €74.760 €75.607 €1.696.832

Gross Value €1.693.125 4,34% 4,57%

Purchasers Costs -€118.125 4,03% 4,44%

Net Value €1.575.000 4,99% €10.444

€13.433€/m² Built Dwelling

Triple Net Yield IRR

Gross Yield €/m² Total

Net Yield All Risks Yield
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arrive (Disposal within a 1 month period) we consider there would be a decrease 

in the valuation figure herein reported 

1.9. Market Value 

Definition of Market Value 

The valuation report stipulates the purpose of the valuation and unless stated to the contrary, the 

basis of valuation is contained within the RICS Appraisal and Valuation Manual.  In this instance, our 

basis of valuation is “Market Value”.   

Our opinion of the "Market Value" is expressed according to the definition settled by the RICS 

Appraisal and Valuation Manual as, “the estimated amount for which a property should exchange 

on the date of valuation between a willing buyer and a willing seller in an arm's-length transaction 

after proper marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.” 

Market Value 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

160.20 m² as described with the characteristics defined herein as at 25th April 2021, would be fairly 

represented in the sum of: 

€1,575,000 

(One Million Five Hundred and Seventy-Five Thousand Euros Only) 
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8. Urbanización Marina Puente Romano 5 Es: 0 Pl:01 Pt 22 Cortijo Jardín Persa; (Orquídea) 

1.1. Description of Location 

Macro Location 

Region:                     

Province:                  

Nearest Main 

City:   

Situation Name:       

Distance:                                    

                                 

                                                         

 

Andalucia 

Malaga 

Marbella 

 

Puente Romano 

Some 4 kilometres to 

the west of Marbella 

city centre – Golden 

Mile 

Map 

 

Micro Location 

District:                   

 

Surrounding:           

 

Urbanisation Jardin 

Persa 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 

 
 

Public 

Transport 

Train:                     

Bus:                                    

Roads:                   

 

           

 

Airport:                  

Port:                                                 

                               

 

 

Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and 

A7 motorway within 

2.2 kilometres 

Malaga, 58 kilometres 

Puerto Banus 2.5 

kilometres 

 

Map / Aerial View 
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1.2. Location Assessment 

The property is well connected to an extensive road/motorway network situated some 4.0 

kilometres to the West of Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and mainly quality residential.  Considered a prime and decent 

residential area with associated services and facilities on the sea front within the golden mile of 

Marbella.      The property is within a short distance of the beach.     Considered one of the main 

luxurious residential areas and prime real estate locations within Marbella. 

The property is situated within the Jardin Persa Puente Romano complex in the south of the 

urbanisation some 30 metres from the beach front and with full beach frontage and sea views.  The 

complex comprises some 23,192 m² landscaped and botanical gardens with numerous palm trees, 

plants, flora, shrubbery and man-made water features.  There are three swimming pools 

incorporated within the urbanisation.  There are some 16 residential apartment blocks within the 

urbanisation, the majority with names of flora and plants.  The subject property is within the 

residential block known as Orquidea.   

There are limited services on site within the urbanisation, mainly limited to the landscaped areas 

and swimming pool.  Services are located in close proximity as Hotel Puente Romano is located 

opposite to the east and provides numerous services and facilities on site mainly due to the 

existence of the hotel.  There is an owners club, Tennis club, Health and Fitness, Six Senses Spa, 

Kids Club, retail units and hotel and private parking.  There are also meeting rooms available within 

the hotel.  In terms of gastronomy and restaurants these are located within the urbanisation at 

various points including the Sea Grill Lounge and El Chiringuito located on the beach front.  The 

Plaza which comprises some 6 restaurants including Nobu, Thai Gallery, Leña, BiBo. Seafina and 

Celicioso located to the north of the urbanisation.  There are some 9 other main restaurants or bars 

such as La Concha, La Selva, Les Jardins I du Liban, Supperclub, La Suite, Cheat, Rachel´s Eco Love, 

Lagom! Café and Monkey Club dotted in and around the urbanisation. 

The subject property is very well located within the urbanisation to the south and in close proximity 

to the beach area adjacent to the residential apartment block Papaya.  The residential block 

Naranjo is to the west.  The property overlooks the botanical gardens and is private in nature with 

uninterrupted sea views.   

As the property is located to the south east of the urbanisation there is good access to the beach 

area.  The property remains private as the communal area of swimming pools is to the rear and 

need to cross a service road to reach the property.  The beach is within 30 metres of the duplex. 
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1.3. Description of the Property 

Building characteristics 

 

Property/ 

building type 

Residential Apartment Duplex   

Year of 

construction 

Approximately 1986   

Quality of 

building 

The construction and finishes to the property are commensurate with 

its age and use. The property has been well maintained and upgraded 

as and when necessary to reflect the prestigious nature of the club.  

The exterior of the property fits in with the surroundings.  The property 

is currently undergoing an extensive refurbishment programme at the 

time of inspection.  The quality, nature and characteristics of the 

property are similar in comparison to other properties along the beach 

front with an added feature of a Duplex. 

Facilities Limited to communal services and swimming pools within urbanisation 

albeit able to make full use of services located within Hotel Puente 

Romano 

 

Parking We understand there is a car parking space allocated to the subject 

property 

 

Lettable Areas Our floor areas are based on the information provided and are as 

follows: 

Cadastral 

Main figures  

Use Residential 

Land Plot 23,192 m² 

Participation 1.4900% 

Dwelling First Floor 152 m² 

Dwelling Second Floor 115 m² 

Common Areas 27 m² 

Constructed Area 294 m² 
 

Description: Situated within the urbanisation known as Puente Romano Jardin Persa. 

The urbanisation is made up of various residential blocks located 

around landscaped gardens including facilities and amenities such as 

swimming pools, recreational areas, botanical gardens etc. 

The subject property is situated at first and second floor level 

The property is currently under refurbishment and will comprise a 

Kitchen, Living room, 4 bedrooms and 5 bathrooms, Laundry/Storage 

area. 

There are numerous terrace areas at each level to both front and rear 

of the property. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views to the beach front.   

There is a car parking space and storage area at basement level 
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1.4. Photos 
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State of repair 

 

The property is currently in a skeleton state and undergoing an extensive refurbishment programme.  

The photos illustrate the concept that will be adopted upon completion.  In general to a high 

specification and modern standard. 

Assessment of building 

 

Well known and established residential area incorporating mature landscaped and botanical gardens 

with sea views.   Some exterior parts of the property date from the 1980s but this does add charm 

and character to the subject property.  The property is in the process of being modernised to an 

excellent standard.  Distribution and layout are adequate for a property of the size and dimensions.    



Executive Summary I Terms of Reference I Valuation Report I Individual Reports I Appendixes 

 

 

 

 

82 

 

File Number: 21-002813 

1.5. Site 

 

Site & 

Boundaries 

The land plot is irregular in shape.  The property forms part of the urbanization 

Puente Romano Jardin Persa.  The urbanization has clear marked boundaries.  

The subject property is within a residential block known as Orquidea which is 

attached to a residential block known as Papaya   

North Internal botanic and landscaped gardens including overview to the swimming 

pool, service road located between 

East  Attached residential block known as Papaya. 

South Internal botanic and landscaped gardens and access to the beach areas.  The 

beach and sea are in full view. 

West  Residential block known as Naranjo 

Commentary We have made enquiries with the local authority in regards to the land on 

which the building sits, whether it is unstable or whether it has been 

contaminated We would normally assume there to be no adverse ground or 

soil conditions and that the load bearing capacity of the sites of each property 

are sufficient to support the building constructed or any proposed 

development.  Unless we are notified otherwise, we consider that the 

materials, the facilities and the land are in an acceptable condition.   

Cadastral Plan Layout 
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1.6. Tenure and Statutory Details 

Tenure 

We have been provided with a copy of the legal due diligence as detailed at the purchase of the 

subject property.  The report provides details regarding both from the cadastral note and from the 

land registry.   We have provided our opinion of value on the basis that the property does not have 

any mortgage or any other unusual outgoings.   

In reporting our value we have assumed the property as detailed herein are held on the equivalent to 

a Freehold albeit this should be checked and confirmed with your legal advisors.  We recommend that 

our interpretation of all legal documentation be referred to your legal advisers for confirmation 

We have been provided with land registry excerpts issued by the Property Registry 3 of Marbella dated 

16/08/2019: Ownership: 

 

Town Planning 

We would normally obtain Town Planning information by means of a verbal enquiry to the Urban 

Planning Department in the local Town Hall. We take into account the licenses, limitations and 

permits granted and mention them expressly in the present report. We accept and rely on this 

information as been correct, further clarification on such matters can be sought via your legal 

advisors. We would normally assume that properties have been constructed, or those that are being 

constructed, and are occupied or used have obtained and been granted the appropriate consents for 

their use and occupation and that there are no outstanding statutory notices.  We would normally 

assume that the premises comply with all relevant statutory requirements including building, fire and 

health and safety regulations.  We would also assume that the property is not adversely affected by 

any town planning or highways proposals. 

1.7. Market Analysis 

The local market analysis is detailed within the Residential Market section of this report.  We have 

given particular attention to what is essentially a niche property market within an exclusive area of 

Marbella.   Our comparables are detailed within this section and we have made adjustments in 

accordance to size, location, quality, design and characteristics related to the subject property.  In 

terms of rental values, short term holiday lets has been the main rental arrangements within the 

subject urbanisation.  However, the impact of COvid-19 has seen some owners wish for greater 

income security and have adopted to monthly lets or in some cases longer.  The subject area has a 

fairly limited long term rental agreement market but we would expect this to increase over the 

short term whilst the pandemic continues.     

 

 

 

Description
Document 

Date

Property 

Register Nº
Take Book Sheet

Land 

Registry 

Plot Nº

Area Terrace Common Total C . Area %

Apartment O -2-2 16/08/2019 3 Marbella 1398 379 169 31307 224,22 m² 103,29 m² 0,00 m² 327,51 m² 32,84%

Parking 11-0 16/08/2019 3 Marbella 1397 378 175 31198 16,00 m² 0,00 m² 0,00 m² 16,00 m² 1,78%

Storage B-O 16/08/2019 3 Marbella 1397 378 221 31221 8,60 m² 0,00 m² 0,00 m² 8,60 m² 0,96%
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1.8. Valuation Approach & Assumptions 

Hypothesis: 

Due to the nature and characteristics of the subject property (Currently undergoing major 

refurbishment) we have adopted 2 scenarios: 

(I) As per our instructions we have considered the valuation of the subject property on 

both a comparative basis and a long term rental basis.  We have done a hybrid 

valuation of the two methods which means in some instances the yield profile maybe 

considered hard but has been adopted to market practice.  This is the end capital 

value expected at termination of the refurbishment works 

(II) Market value considering the current condition of the property as of the valuation 

date and subject to the costs remaining to be paid in the termination of the works 

Rental Income (Once Refurbishment Completed) 

We have adopted a long term market rental income scenario based on at least a 12 month assured 

tenancy and in line with market practice in Spain.   

In terms of income we have analysed the information provided to us and consider  

g) The rental level is realistic i.e. that they are considered market rent.  We consider that 

market rental levels will begin to rise over the short term, we have reflected little 

market rental growth over the next 18-24 months, and thereafter we consider rental 

should begin to make improvements.   

h) We have increased rental levels in accordance with CPI predictions over the cash flow 

period at an average of some 1.13%.     

i) We have considered that the Minimum Guaranteed Rent (only rental contract related to 

tenants no additional income included) for the property. Our first year rental 

expectations are some €180,000 for the first 12 months of the cash flow. 

Outgoings  

In terms of day to day management costs we have reflected the following costs in our cash flow: 

i) A building and rental insurance amount which would be sole responsibility of the landlord 

in order to protect their interest, this amount has been based on 0.90% of the minimum 

guaranteed rent. 

j) We have also applied a sinking fund and contingencies over the cash flow period of some 

0.50% and 0.50% each mainly to reflect any possible one off repairs, possible additional 

expenses or any other item which is not specifically covered within the lease contracts.  

This is purely a contingency measure. 

k) The subject property has a service charge associated with the common areas and have 

adopted a monthly amount of some €533 in line with the budget. 

l) We have also considered an IBI tax charge and based on some €166.66 per month and a 

refuse collection charge of some €16 monthly.  
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We provide details of our DCF to illustrate the calculation parameters adopted: 

 

Comments – Rationale - conclusions  

Comments 

 

1. In terms of the subject area the property lies in the Puente Romano Jardin 

Persa complex which has private communal areas which are gardens and 

swimming pools.  Located next to Hotel Puente Romano where majority of 

services and facilities are located.  

2. The property will be modernized to a high specification but is currently in a 

skeleton works and refurbishment is ongoing. 

3. Several properties have sold within the subject area albeit characteristics are 

different in terms of size and distribution.  Sold prices are in the region of 

€20,000/m² to €24,000/m² for properties in the second line within the 

urbanization, lot sizes range between 170m² to 320m².  Recent sales for 

properties on the sea front have capital value price in the region of €30,000/m.  

This included a property located at Mimosa 2-1 which sold for some 

€29,861/m² fully modernized and high specification. Drago 3-1 also sold (albeit 

second line) at a price of some €24,613/m² once again for 319m² and is located 

just to the rear of the subject property. Due to quality, location and 

characteristics we would expect demand for the type of product the subject 

property offers.  Based on this we would expect a capital value between 

€24,000/m² and €30,000/m² for the subject property reflecting a slight 

weighting for the larger property size of the subject property.  

4. There is a limited long term rental market in the area as traditionally based 

on short term let’s to holiday makers mainly over the summer break and 

punctual holiday dates.  Adopting an appropriate market rent is based on 

professional knowledge and have adopted a reasonable monthly amount. 

5. There is limited availability of properties subject typology at present within 

the urbanization and of similar characteristics in terms of quality and sea views 

will be difficult to acquire. 

6. The subject property will be superior to those available within the subject 

urbanization in terms of quality and specification.  The dwelling is more 

private and located further away from the more raucous elements of the 

urbanization (swimming pools).  The benefit of sea views and the duplex 

arrangement makes the property highly demanded 

7. Size, nature and characteristics of the property means it would be of 

significant interest and demanded amongst wealthy potential purchasers.  

Albeit not reflected in our market value we consider there is potential a 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income €180.000 €182.040 €184.103 €186.190 €188.300 €190.434 €192.592 €194.775 €196.982 €199.215

Costs -€12.016 -€12.152 -€12.290 -€12.429 -€12.570 -€12.712 -€12.857 -€13.002 -€13.150 -€13.299

Net Operating Income €167.984 €169.888 €171.813 €173.760 €175.730 €177.721 €179.736 €181.773 €183.833 €185.916

Exit Yield 2,87%

Exit Price €6.485.444

Exit Costs -€129.709

Net Exit Price €6.355.735

Cash-flow -€5.475.766 €169.888 €171.813 €173.760 €175.730 €177.721 €179.736 €181.773 €183.833 €185.916 €6.355.735

Gross Value €5.643.750 3,20% 3,37%

Purchasers Costs -€393.750 2,98% 4,29%

Net Value €5.250.000 3,43% €16.030

€23.415

Triple Net Yield IRR

Gross Yield €/m² Total

€/m² Built Dwelling

Net Yield All Risks Yield
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premium could be paid to acquire the property once completed, this is difficult 

to judge but reflecting the high demand in the subject area at present we 

would not be surprised if the property could be sold for €6.5 m meaning a near 

20% premium.  We consider the property would be of interest to both national 

and international occupiers. 

8. In our opinion, subject to availability of all legal documentation, consents etc., 

a period of approximately 12 months would be required to achieve a sale of 

the property under current market conditions and once completed.  Under the 

current state of repair and ongoing refurbishment potential purchasers would 

be limited and a discount on the price indicated would be expected.  If a 

forced sale situation were to arrive (Disposal within a 1 month period) we 

consider there would be a decrease in the valuation figure herein reported 

 

Refurbishment  

We have been provided with the remaining costs involved with the refurbishment of the subject 

property.  We have been provided with these by the current owners and have relied on them in 

making our assessment.   

We understand there are some €450,000 approximately in costs remaining to be incurred.  We have 

adopted this amount and also taken into account marketing and sales fees in any eventual disposal. 
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We provide our estimated calculation parameters based on the information provide:  

 

Acquisition & Related Costs

Total acquisition payment -4.175.000 € 82,88% -11.857,09 €/m² Over 352 m2

Legal Documentation -10.438 € 0,21% -29,64 €/m² Over 352 m2

Acquisition Fees -125.250 € 2,49% -355,71 €/m² Over 352 m2

Site Study -10.438 € 0,21% -29,64 €/m² Over 352 m2

Due Diligence -10.438 € 0,21% -29,64 €/m² Over 352 m2

Valuation -5.219 € 0,10% -14,82 €/m² Over 352 m2

Legal Costs -10.438 € 0,21% -29,64 €/m² Over 352 m2

Notary and Registry -41.750 € 0,83% -118,57 €/m² Over 352 m2

Other additional costs -5.219 € 0,10% -14,82 €/m² Over 352 m2

Total Acquisition Cost -4.394.188 € 86,30% -12.479,59 €/m² Over 352 m2

Construction and Related Costs

Site works and Demolition 0 € 0,00% 0,00 €/m² Over 352 m2

Construction -363.244 € 7,21% -1.031,62 €/m² Over 352 m2

Legal Development Costs -1.816 € 0,04% -5,16 €/m² Over 352 m2

Architect & Technical Engineer -31.481 € 0,62% -89,41 €/m² Over 352 m2

Licence Fees -9.081 € 0,18% -25,79 €/m² Over 352 m2

Project Manager -11.805 € 0,23% -33,53 €/m² Over 352 m2

Planning & Licence Management -1.771 € 0,04% -5,03 €/m² Over 352 m2

Taxes -8.011 € 0,16% -22,75 €/m² Over 352 m2

Quality control -1.968 € 0,04% -5,59 €/m² Over 352 m2

Health and safety -3.935 € 0,08% -11,18 €/m² Over 352 m2

Insurance -4.541 € 0,09% -12,90 €/m² Over 352 m2

Miscellaneous Contingency -13.158 € 0,26% -37,37 €/m² Over 352 m2

Marketing & Sales Fees -192.500 € 3,82% -546,70 €/m² Over 352 m2

Total  Hard & Soft Costs -643.312 € 12,77% -1.827,02 €/m² Over 352 m2

Total Acquisition & Development Cost -5.037.500 € 100,00% -14.306,61 €/m² Over 352 m2

Revenues

Adjusted Gross Rental Income 0 € 0,00%

Gross Sales Revenues 5.500.000 € 100,00% 15.620,12 €/m² Over 352 m2

Total Sales 5.500.000 € 100,00% 15.620,12 €/m² Over 352 m2

 DEAL SUMMARY

Total cost 5.037.500 € 91,59% 14.306,61 €/m² Over 352 m2

Net proceeds 5.500.000 € 100,00% 15.620,12 €/m² Over 352 m2

Profit 462.501 € 8,41% 1.313,51 €/m² Over 352 m2

Deal margin 9,18% 11,02% Return Per annum

IRR 13,47%

Development Yield 3,57% 75,91% Land Value/Sales Price

Calculations - Principal Parameters  - ORQUIDEA
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1.9. Market Value 

Definition of Market Value 

The valuation report stipulates the purpose of the valuation and unless stated to the contrary, the 

basis of valuation is contained within the RICS Appraisal and Valuation Manual.  In this instance, our 

basis of valuation is “Market Value”.   

Our opinion of the "Market Value" is expressed according to the definition settled by the RICS 

Appraisal and Valuation Manual as, “the estimated amount for which a property should exchange 

on the date of valuation between a willing buyer and a willing seller in an arm's-length transaction 

after proper marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.” 

Market Value (Current Condition) 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

352,11 m² as described with the characteristics defined herein as at 25th April 2021, would be fairly 

represented in the sum of: 

€4,175,000 

(Four Million One Hundred and Seventy-Five Thousand Euros Only) 

 

Market Value under special assumption Completed Refurbishment 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

352,11 m² as described with the characteristics defined herein as at 25th April 2021 under the 

understanding the refurbishment had been completed to the modern and high specification, would 

be fairly represented in the sum of: 

€5,500,000 

(Five Million Five Hundred Thousand Euros Only) 

 

 

Madrid, 25th April 2021 

Note: We consider there is the potential of a premium to be paid for the subject property as a 

result of current demand factors in the area and the property will be refurbished to a high standard 

with excellent distribution, layout, nature and characteristics with sea views.  We consider a 

premium amount or bidding war could drive the price up to some €6,500,000.  However, until the 

property is completed we have remained conservative in our approach. 
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9. Urbanización Marina Puente Romano 6 Es:D Pl:00 Pt 11 Cortijo Jardín Japonés; (Dalia) 

1.1. Description of Location 

Macro Location 

Region:                     

Province:                  

Nearest Main 

City:   

Situation Name:       

Distance:                                    

                                 

                                                         

 

Andalucía 

Málaga 

Marbella 

 

Puente Romano 

Some 4 kilometres to 

the west of Marbella 

city centre – Golden 

Mile 

Map 

 

Micro Location 

District:                   

 

Surrounding:           

 

Urbanisation Jardin 

Japones 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 

 
 

Public 

Transport 

Train:                     

Bus:                                    

Roads:                   

 

           

 

Airport:                  

Port:                                                 

                               

 

 

Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and 

A7 motorway within 

2.2 kilometers 

Malaga, 58 kilometers 

Puerto Banus 2.5 

kilometers 

 

Map / Aerial View 
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1.2. Location Assessment 

The property is well connected to an extensive road/motorway network situated some 4.0 

kilometres to the West of Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and mainly quality residential.  Considered a prime and decent 

residential area with associated services and facilities on the sea front within the golden mile of 

Marbella.      The property is within a short distance of the beach.     Considered one of the main 

luxurious residential areas and prime real estate locations within Marbella. 

The property is situated within the Jardin Japones Puente Romano complex in the south east of the 

urbanisation some 100 metres from the beach front and benefits sea views.  The complex comprises 

some 22,406 m² landscaped and botanical gardens with numerous palm trees, plants, flora, 

shrubbery and man-made water features.  There is one main swimming pool incorporated within 

the centre of the urbanisation.  There are some 13 residential apartment blocks within the 

urbanisation which are separated into 5 blocks.  The subject property is within the residential block 

known as Dalia and the majority are named after plants such as Magnolia, Lotus, Bambu etc.   

There are limited services on site within the urbanisation, mainly limited to the landscaped areas 

and swimming pool.  Services are located in close proximity as Hotel Puente Romano is located some 

350 metres to the east and provides numerous services and facilities on site mainly due to the 

existence of the hotel.  There is an owners club, Tennis club, Health and Fitness, Six Senses Spa, 

Kids Club, retail units and hotel and private parking.  There are also meeting rooms available within 

the hotel.  In terms of gastronomy and restaurants these are located within the urbanisation at 

various points including the Sea Grill Lounge and El Chiringuito located on the beach front.  The 

Plaza which comprises some 6 restaurants including Nobu, Thai Gallery, Leña, BiBo. Seafina and 

Celicioso located to the north of the urbanisation.  There are some 9 other main restaurants or bars 

such as La Concha, La Selva, Les Jardins I du Liban, Supperclub, La Suite, Cheat, Rachel´s Eco Love, 

Lagom! Café and Monkey Club dotted in and around the urbanisation. 

The subject property is very well located within the urbanisation to the south and in close proximity 

to the beach area between residential apartment blocks Carmelita and Erika.   The property 

overlooks the botanical gardens and is private in nature with uninterrupted sea views from the 

balcony terrace.   

As the property is located to the south east of the urbanisation there is good access to the beach 

area.  The property remains private as the communal area of swimming pools is to the north and 

more centrally located within the urbanisation.  There is some 80 metres to the beach front area. 
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1.3. Description of the Property 

Building characteristics 

 

Property/ 

building type 

Residential Apartment  

Year of 

construction 

Approximately 1992   

Quality of 

building 

The construction and finishes to the property are commensurate with 

its age and use. The property has been well maintained and upgraded 

as and when necessary to reflect the prestigious nature of the club.  

The exterior of the property fits in with the surroundings.  The property 

has been modernised and is to a high specification.  The quality, nature 

and characteristics of the property are similar in comparison to other 

properties but with a high specification fit out. 

Facilities Limited to communal services and swimming pools within urbanisation 

albeit able to make full use of services located within Hotel Puente 

Romano 

 

Parking We understand there is a car parking space and storage  allocated to 

the subject property 

 

Lettable Areas Our floor areas are based on the information provided and are as 

follows: 

Cadastral 

Main figures  

Use Residential 

Land Plot 22,406 m² 

Participation 0.9170% 

Dwelling First Floor 148 m² 

Common Areas 14 m² 

Constructed Area 162 m² 
 

Description: Situated within the urbanisation known as Puente Romano Jardin 

Japones. 

The urbanisation is made up of various residential blocks located 

around landscaped gardens including facilities and amenities such as 

swimming pools, recreational areas, botanical gardens etc. 

The subject property is situated at first floor level 

The property has been refurbished and comprises a hallway, Kitchen, 

Living room, 2 bedrooms and 2 bathrooms, Laundry/Storage area, WC. 

There are terrace areas to the front of the property with sea views. 

The property benefits from an open plan living room / kitchen with a 

terrace area and views to the beach front.   

There is a car parking space and storage area at basement level 
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1.4. Photos 
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State of repair 

 

Overall, the condition of the subject property can be assessed as excellent and during our 

inspection, we did not consider any refurbishment or extensive repairs required.  The property has 

recently undergone a full refurbishment and the quality of workmanship and finishes was excellent. 

Assessment of building 

 

Well known and established residential area incorporating mature landscaped and botanical 

gardens.   Some exterior parts of the property date from the 1990s but this does add charm and 

character to the subject property.  The property has been modernised to an excellent standard.  

Distribution and layout are adequate for a property of the size and dimensions.   
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1.5. Site 

 

Site & 

Boundaries 

The land plot is irregular in shape.  The property forms part of the urbanization 

Puente Romano Jardin Japones.  The urbanization has clear marked 

boundaries.  The subject property is within a residential block known as Dalia 

which forms part of a terrace in between residential apartments Carmelita 

and Erika.   

North Residential block known as Erika  

East  Service road to the urbanization and car parking but also gardens and 

landscaped areas with frontage to the urbanization known as Jardin Persa. 

South Residential block known as Carmelita 

West  Internal botanic and landscaped gardens and access to the beach areas.  The 

beach and sea are in full view. 

Commentary We have made enquiries with the local authority in regards to the land on 

which the building sits, whether it is unstable or whether it has been 

contaminated We would normally assume there to be no adverse ground or 

soil conditions and that the load bearing capacity of the sites of each property 

are sufficient to support the building constructed or any proposed 

development.  Unless we are notified otherwise, we consider that the 

materials, the facilities and the land are in an acceptable condition.   

Cadastral Plan Layout 
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1.6. Tenure and Statutory Details 

Tenure 

We have been provided with a copy of the legal due diligence as detailed at the purchase of the 

subject property.  The report provides details regarding both from the cadastral note and from the 

land registry.   We have provided our opinion of value on the basis that the property does not have 

any mortgage or any other unusual outgoings.   

In reporting our value we have assumed the property as detailed herein are held on the equivalent to 

a Freehold albeit this should be checked and confirmed with your legal advisors.  We recommend that 

our interpretation of all legal documentation be referred to your legal advisers for confirmation 

We have been provided with land registry excerpts issued by the Property Registry 3 of Marbella dated 

01/10/2019: Ownership: 

 

Town Planning 

We would normally obtain Town Planning information by means of a verbal enquiry to the Urban 

Planning Department in the local Town Hall. We take into account the licenses, limitations and 

permits granted and mention them expressly in the present report. We accept and rely on this 

information as been correct, further clarification on such matters can be sought via your legal 

advisors. We would normally assume that properties have been constructed, or those that are being 

constructed, and are occupied or used have obtained and been granted the appropriate consents for 

their use and occupation and that there are no outstanding statutory notices.  We would normally 

assume that the premises comply with all relevant statutory requirements including building, fire and 

health and safety regulations.  We would also assume that the property is not adversely affected by 

any town planning or highways proposals 

1.7. Market Analysis 

The local market analysis is detailed within the Residential Market section of this report.  We have 

given particular attention to what is essentially a niche property market within an exclusive area of 

Marbella.   Our comparables are detailed within this section and we have made adjustments in 

accordance to size, location, quality, design and characteristics related to the subject property.  In 

terms of rental values, short term holiday lets has been the main rental arrangements within the 

subject urbanisation.  However, the impact of COvid-19 has seen some owners wish for greater 

income security and have adopted to monthly lets or in some cases longer.  The subject area has a 

fairly limited long term rental agreement market but we would expect this to increase over the 

short term whilst the pandemic continues.     

 

 

 

Description
Document 

Date

Property 

Register Nº
Take Book Sheet

Land 

Registry 

Plot Nº

Area Terrace Common Total C . Area %

Apartment D-1-1 01/10/2019 3 Marbella 1505 479 123 31498 140,63 m² 48,25 m² 0,00 m² 188,88 m² 14,43%

Parking 5-D 01/10/2019 3 Marbella 1399 380 50 31355 14,25 m² 0,00 m² 0,00 m² 14,25 m² 4,33%

Storage B-D 01/10/2019 3 Marbella 1399 380 72 31366 10,40 m² 0,00 m² 0,00 m² 10,40 m² 3,16%
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1.8. Valuation Approach & Assumptions 

Hypothesis: 

As per our instructions we have considered the valuation of the subject property on both a 

comparative basis and a long term rental basis.  We have done a hybrid valuation of the two 

methods which means in some instances the yield profile maybe considered hard but has been 

adopted to market practice. 

Rental Income 

We have adopted a long term market rental income scenario based on at least a 12 month assured 

tenancy and in line with market practice in Spain.   

In terms of income we have analysed the information provided to us and consider  

j) The rental level is realistic i.e. that they are considered market rent.  We consider that 

market rental levels will begin to rise over the short term, we have reflected little 

market rental growth over the next 18-24 months, and thereafter we consider rental 

should begin to make improvements.   

k) We have increased rental levels in accordance with CPI predictions over the cash flow 

period at an average of some 1.13%.     

l) We have considered that the Minimum Guaranteed Rent (only rental contract related to 

tenants no additional income included) for the property. Our first year rental 

expectations are some €115,200 for the first 12 months of the cash flow. 

Outgoings  

In terms of day to day management costs we have reflected the following costs in our cash flow: 

m) A building and rental insurance amount which would be sole responsibility of the landlord 

in order to protect their interest, this amount has been based on 0.90% of the minimum 

guaranteed rent. 

n) We have also applied a sinking fund and contingencies over the cash flow period of some 

0.50% and 0.50% each mainly to reflect any possible one off repairs, possible additional 

expenses or any other item which is not specifically covered within the lease contracts.  

This is purely a contingency measure. 

o) The subject property has a service charge associated with the common areas and have 

adopted a monthly amount of some €533 in line with the budget. 

p) We have also considered an IBI tax charge and based on some €166.66 per month and a 

refuse collection charge of some €16.67 monthly.  

 

  



Executive Summary I Terms of Reference I Valuation Report I Individual Reports I Appendixes 

 

 

 

 

97 

 

File Number: 21-002813 

We provide details of our DCF to illustrate the calculation parameters adopted: 

 

Comments – Rationale - conclusions  

Comments 

 

1. In terms of the subject area the property lies in the Puente Romano Jardin 

Japones complex which has private communal areas which are gardens and 

swimming pools.  Located within 350 metres of Hotel Puente Romano where 

majority of services and facilities are located.  

2. The property is modern and high specification in terms of design, 

characteristics and the distribution is excellent.  

3. The property is similar in characteristic in terms of size and layout to those 

properties within the urbanization and value added opportunities arise in 

regards to specific location within the urbanization, sea views and orientation. 

4. There are several properties which have been sold in the subject area recently 

and similar in dimensions.   Sold prices are in the region of €12,000/m² to 

€14,000/m² for none refurbished property and which are slightly dated.  This 

relates to two properties located to the north of the urbanization  within 

residential blocks Jacinto and Iris which sold respectively for approximately 

€1.7m and €1.95m both had dwelling areas of some 140m² with 50m² terraces.  

Their location matched with state of repair reflected a significant discount in 

pricing.  

5. Refurbished properties in the urbanization have sold between €20,000/m² to 

€21,000/m² for quality properties, namely within Helecho, a modern 

specification situated to the north with views over the botanical gardens and 

a sea view albeit from a distance.  Helecho sold for some €20,567/m² and can 

be found in our comparable list.  Carmelita is adjacent to the subject property 

and enjoys similar views, in contrast the property has undergone a part 

refurbishment in terms of bathrooms and kitchen but in no way meets the high 

specification attributed to the subject property.  We would expect a capital 

value price in the region of €22,000/m² to €24,000/m² reflecting current stock 

available.  Due to quality, location and characteristics we would expect 

demand for the type of product the subject property offers.  We are also 

encouraged by the sale of the property within Jardin Persa of Puente Romano 

II at some €23,599/m² 

6. There is a limited long term rental market in the area as traditionally based 

on short term let’s to holiday makers mainly over the summer break and 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income€115.200 €116.506 €117.826 €119.161 €120.512 €121.878 €123.259 €124.656 €126.069 €127.497

Costs -€10.785 -€10.907 -€11.031 -€11.156 -€11.282 -€11.410 -€11.539 -€11.670 -€11.802 -€11.936

Net Operating Income€104.415 €105.599 €106.795 €108.006 €109.230 €110.468 €111.720 €112.986 €114.266 €115.561

Exit Yield 3,12% 3,51%

Exit Price €3.707.852

Exit Costs -€74.157

Net Exit Price €3.633.695

Cash-flow -€3.373.210 €105.599 €106.795 €108.006 €109.230 €110.468 €111.720 €112.986 €114.266 €115.561 €3.633.695

Gross Value €3.477.625 3,23% 3,40%

Purchasers Costs-€242.625 3,00% 3,64%

Net Value €3.235.000 3,56% €17.127

€23.004€/m² Built Dwelling

Net Yield All Risks Yield

Triple Net Yield IRR

Gross Yield €/m² Total
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punctual holiday dates.  Adopting an appropriate market rent is based on 

professional knowledge and have adopted a reasonable monthly amount. 

7. There is limited availability of properties with the urbanization.  We have 

adjusted for both size and quality of specification in our analysis. 

8. The subject property is superior to those available within the subject 

urbanization in terms of quality and specification.  The dwelling is more 

private and located further away from the (swimming pools). 

9. In our opinion, subject to availability of all legal documentation, consents etc., 

a period of approximately 9 to 12 months would be required to achieve a sale 

of the property under current market conditions.  If a forced sale situation 

were to arrive (Disposal within a 1 month period) we consider there would be 

a decrease in the valuation figure herein reported 
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1.9. Market Value 

Definition of Market Value 

The valuation report stipulates the purpose of the valuation and unless stated to the contrary, the 

basis of valuation is contained within the RICS Appraisal and Valuation Manual.  In this instance, our 

basis of valuation is “Market Value”.   

Our opinion of the "Market Value" is expressed according to the definition settled by the RICS 

Appraisal and Valuation Manual as, “the estimated amount for which a property should exchange 

on the date of valuation between a willing buyer and a willing seller in an arm's-length transaction 

after proper marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.” 

Market Value 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

213,53 m² as described with the characteristics defined herein as at 25th April 2021, would be fairly 

represented in the sum of: 

€3,235,000 

(Three Million Two Hundred and Thirty Five Thousand Euros Only) 
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10. Calle Torre Verde 18; Conjunto Villamagna (Villa Romane) 

1.1. Description of Location 

Macro Location 

Region:                     

Province:                  

Nearest Main 

City:   

Situation Name:       

Distance:                                    

                                 

                                                         

 

Andalucía 

Málaga 

Marbella 

 

Puente Romano 

Some 4 kilometres to 

the west of Marbella 

city centre – Golden 

Mile 

Map 

 

Micro Location 

District:                   

 

 

Surrounding:           

 

Conjunto Villamagna 

within Puente 

Romano 

Mainly Residential 

Low rise residential 

Hotel Services 

Restaurants 

Tourist facilities 

Beach 

Map 

 
 

Public 

Transport 

Train:                     

Bus:                                    

Roads:                   

 

           

 

Airport:                  

Port:                                                 

                               

 

 

Limited (Malaga AVE) 

Various – inner city 

N-340 within 300 

metres also AP7 and 

A7 motorway within 

2.2 kilometers 

Malaga, 58 kilometers 

Puerto Banus 2.5 

kilometers 

 

Map / Aerial View 
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1.2. Location Assessment 

The property is well connected to an extensive road/motorway network situated some 4.0 

kilometres to the West of Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and mainly quality residential.  Considered a prime and decent 

residential area with associated services and facilities on the sea front within the golden mile of 

Marbella.      The property is within a short distance of the beach.     Considered one of the main 

luxurious residential areas and prime real estate locations within Marbella. 

The property is situated within the Villamagna Puente Romano urbanisation.  A private street within 

Puente Romano and adjacent to the Hotel Puente Romano complex.  The subject property is 

detached and considered second line in terms of the beach front.  The property does have sea views 

from the upper floors.  The complex comprises some 2,525 m² separated into seven different 

dwellings.  Each property is independent and private.  The property is very well located in terms of 

50 metres from Hotel Puente Romano services and facilities but also 50 metres from the beach.  The 

property is a short distance from the Sea Grill Lounge and El Chiringuito.   

Services are located in close proximity as Hotel Puente Romano is located some 50 metres to the 

east and provides numerous services and facilities on site mainly due to the existence of the hotel.  

There is an owners club, Tennis club, Health and Fitness, Six Senses Spa, Kids Club, retail units and 

hotel and private parking.  There are also meeting rooms available within the hotel.  In terms of 

gastronomy and restaurants these are located within the urbanisation at various points including 

the Sea Grill Lounge and El Chiringuito located on the beach front.  The Plaza which comprises some 

6 restaurants including Nobu, Thai Gallery, Leña, BiBo. Seafina and Celicioso located to the north 

of the urbanisation.  There are some 9 other main restaurants or bars such as La Concha, La Selva, 

Les Jardins I du Liban, Supperclub, La Suite, Cheat, Rachel´s Eco Love, Lagom! Café and Monkey 

Club dotted in and around the urbanisation. 

The subject property is very well located and there is some external car parking to the east of the 

property.  The property overlooks the residential properties to the south and is private in nature 

with sea views from the balcony terrace.   

The area is consolidated and access is protected with various road barriers on site (this is particularly 

important during the summer months when the area can be congested).  The subject property is 

within walking distance of a number of services and facilities.  Access to major roads can also be 

reached with relative ease.  Security is provided at the entrance to Puente Romano and there are 

numerous caretakers on site.  
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1.3. Description of the Property  

Building characteristics 

 

Property/ 

building type 

Detached Residential Dwelling   

Year of 

construction 

Approximately 1999   

Quality of 

building 

The construction and finishes to the property are commensurate with 

its age and use. The property has been well maintained and upgraded 

as and when necessary to reflect the prestigious nature of the area.  

The exterior of the property fits in with the surroundings and is slightly 

more modern in aspect.  The property has been modernised and is to a 

high specification.  The quality, nature and characteristics of the 

property are superior in comparison to other properties in terms of 

design, characteristics, distribution and layout. 

Facilities Private garden and terraced areas on site but able to access Hotel Puente 

Romano if necessary 

 

Parking There are parking facilities for up to 3 cars at basement level.  This is 

accessed at street level and a car lift.  Once car can be parked at 

basement level and 2 cars fit within the lift mechanism. 

 

Lettable Areas Our floor areas are based on the information provided and are as 

follows: 

Cadastral 

Main figures  

Use Residential 

Land Plot 2,525 m² 

Participation 16.910% 

Basement 145 m² 

Ground Floor Dwelling 119 m² 

First Floor Dwelling 106 m² 

Sports 15 m² 

Second Floor Dwelling 71 m² 

Constructed Area 456 m² 
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Description: Situated within the street known as Torre Verde. 

Singular detached dwelling with basement and 3 upper floors 

The property has been extensively refurbished to a modern and high 

specification standard.  The property is walled and can be accessed by 

either the garage door which fronts street Torre Verde or the pedestrian 

access.  This leads to a paved terrace area which fronts the property and 

is enclosed by a perimeter wall with tropical plants to help protect 

privacy.  It is possible to walk around the majority of the house via a 

terraced area.  There are various plants, shrubbery and palm trees 

planted to the exterior wall.  Upon entering the property greeted with a 

hallway and stairs which lead to the upper floors.   

Heading to the ground floor we are met with a large and spacious living 

room with patio doors to the front.  To the rear is located 2 bedrooms 

and associated bathrooms including a WC. There is also a stairwell which 

provides access to the basement area.   

 

The basement comprise various rooms including an open plan living room 

with a themed bar, to the rear is a large conference room (this could be 

adapted to provide a 4th bedroom).  To the front are two rooms related 

to laundry and services as well as a Bathroom and WC.  To the east side 

of the basement is the car parking area which is separated by a glass 

panel.  There is room for the parking of some 3 cars.  The property also 

benefits from a lift installation which runs throughout the house with a 

capacity for 3 person or 225kg. 

 

Returning to the main hallway entrance there is a stairwell which leads 

to the first floor level to an open plan living room which leads to a south 

facing terrace and comprises a plunge pool, refreshing plunge pool and 

a barbecue area.  There is a kitchen area to the rear.  The space has also 

been adopted to office area. 

 

Leading to the 2nd floor is the master bedroom which benefits from a sun 

lounging terrace with patio doors and with views to the sea.  There is a 

very stylish walk-in wardrobe and a large bathroom incorporating a bath 

with external views.    

 

To the roof there are numerous solar panels which contribute to the 

heating efficiency within the subject property.   

 

The subject property is very well maintained and provides quality 

finishing’s and fixtures.  The property interior design is by Ambience 

Home Design and reflects quality workmanship throughout. 

 

We understand the property is connected to al mains and services.  
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1.4. Photos 
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State of repair 

 

Overall, the condition of the subject property can be assessed as excellent and during our 

inspection, we did not consider any refurbishment or extensive repairs required.  The property has 

recently undergone a full refurbishment and the quality of workmanship and finishes was excellent. 

Assessment of building 

 

Well known and established residential area within a setting of various urbanisations with mature 

landscaped and botanical gardens.   Some exterior parts of the property date from the 1990s but 

this does keep in line with the general construction build in the subject area.  The property has 

been modernised to an excellent standard.  Distribution and layout are adequate for a property of 

the size and dimensions.   

Notably there are very few opportunities of properties of this size and dimensions within Puente 

Romano area.  The area is typified by apartments within small rise residential blocks.  The property 

is second line but in close proximity to the main services and facilities in the area. 

The property is well distributed and adopted to the current occupiers requirements.  There is scope 

to convert the conference room to a further bedroom within the basement, as a positive there is 

natural light to this area.  The property is well proportioned and is triple the size of normal 

apartment buildings in the subject area. 

As an end terrace there is little opportunity of construction next door, this area currently serves as 

car parking and service road.  We consider the property to be exclusive in nature. 
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1.5. Site 

 

Site & 

Boundaries 

The land plot is irregular in shape.  The property forms part of the urbanization 

Conjunto Villamagna.  The urbanization has clear marked boundaries and the 

subject property has clear perimeter walling marking its boundaries.   

North Large residential detached property known as Casa Linda and also street 

known as Torre Verde  

East  Service road to the urbanization and car parking, further afield is the Hotel 

Puente Romano complex. 

South Service road and detached residential housing, further afield is the beach area 

West  Further 6 dwellings attached to the conjunto Villamagna. 

Commentary We have made enquiries with the local authority in regards to the land on 

which the building sits, whether it is unstable or whether it has been 

contaminated We would normally assume there to be no adverse ground or 

soil conditions and that the load bearing capacity of the sites of each property 

are sufficient to support the building constructed or any proposed 

development.  Unless we are notified otherwise, we consider that the 

materials, the facilities and the land are in an acceptable condition.   

Cadastral Plan Layout 
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1.6. Tenure and Statutory Details 

Tenure 

We have been provided with a copy of the legal due diligence as detailed at the purchase of the 

subject property.  The report provides details regarding both from the cadastral note and from the 

land registry.   We have provided our opinion of value on the basis that the property does not have 

any mortgage or any other unusual outgoings.   

In reporting our value we have assumed the property as detailed herein are held on the equivalent to 

a Freehold albeit this should be checked and confirmed with your legal advisors.  We recommend that 

our interpretation of all legal documentation be referred to your legal advisers for confirmation 

We have been provided with land registry excerpts issued by the Property Registry 3 of Marbella dated 

15/12/2016: Ownership: 

 

Town Planning 

We would normally obtain Town Planning information by means of a verbal enquiry to the Urban 

Planning Department in the local Town Hall. We take into account the licenses, limitations and 

permits granted and mention them expressly in the present report. We accept and rely on this 

information as been correct, further clarification on such matters can be sought via your legal 

advisors. We would normally assume that properties have been constructed, or those that are being 

constructed, and are occupied or used have obtained and been granted the appropriate consents for 

their use and occupation and that there are no outstanding statutory notices.  We would normally 

assume that the premises comply with all relevant statutory requirements including building, fire and 

health and safety regulations.  We would also assume that the property is not adversely affected by 

any town planning or highways proposals 

1.7. Market Analysis 

The local market analysis is detailed within the Residential Market section of this report.  We have 

given particular attention to what is essentially a niche property market within an exclusive area of 

Marbella.   Our comparables are detailed within this section and we have made adjustments in 

accordance to size, location, quality, design and characteristics related to the subject property.  In 

terms of rental values, short term holiday lets has been the main rental arrangements within the 

subject urbanisation.  However, the impact of COvid-19 has seen some owners wish for greater 

income security and have adopted to monthly lets or in some cases longer.  The subject area has a 

fairly limited long term rental agreement market but we would expect this to increase over the 

short term whilst the pandemic continues.     

 

 

 

 

Description
Document 

Date

Property 

Register Nº
Take Book Sheet

Land 

Registry 

Plot Nº

Area Terrace Common Total

Vivienda Unifamiliar15/12/2016 3 Marbella 1668 642 219 47023 440,32 m² 98,05 m² 0,00 m² 440,32 m²
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1.8. Valuation Approach & Assumptions 

Hypothesis: 

As per our instructions we have considered the valuation of the subject property on both a 

comparative basis and a long term rental basis.  We have done a hybrid valuation of the two 

methods which means in some instances the yield profile maybe considered hard but has been 

adopted to market practice. 

Rental Income 

We have adopted a long term market rental income scenario based on at least a 12 month assured 

tenancy and in line with market practice in Spain.   

In terms of income we have analysed the information provided to us and consider  

m) The rental level is realistic i.e. that they are considered market rent.  We consider that 

market rental levels will begin to rise over the short term, we have reflected little 

market rental growth over the next 18-24 months, and thereafter we consider rental 

should begin to make improvements.   

n) We have increased rental levels in accordance with CPI predictions over the cash flow 

period at an average of some 1.13%.     

o) We have considered that the Minimum Guaranteed Rent (only rental contract related to 

tenants no additional income included) for the property. Our first year rental 

expectations are some €288,000 for the first 12 months of the cash flow. 

Outgoings  

In terms of day to day management costs we have reflected the following costs in our cash flow: 

q) A building and rental insurance amount which would be sole responsibility of the landlord 

in order to protect their interest, this amount has been based on 0.90% of the minimum 

guaranteed rent. 

r) We have also applied a sinking fund and contingencies over the cash flow period of some 

0.50% and 0.50% each mainly to reflect any possible one off repairs, possible additional 

expenses or any other item which is not specifically covered within the lease contracts.  

This is purely a contingency measure. 

s) We have not included any service charge within our budget. 

t) We have also considered an IBI tax charge based on 1.25% (€300/monthly) of the rental 

income stream and a refuse collection charge of some 0.125% (€30/monthly). 
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We provide details of our DCF to illustrate the calculation parameters adopted: 

 

Comments – Rationale - conclusions  

Comments 

 

1. In terms of the subject area the property lies within a convenient and private 

area but in very close proximity to both the Hotel Puente Romano (main 

services and facilities) and within 50 metres of the beach front 

2. The property is modern and high specification in terms of design, 

characteristics and the distribution is excellent.  

3. The property is superior in terms of size, characteristics and layout when 

compared to other properties within the Puente Romano area, there are 

limited properties available of similar characteristics. 

4. Albeit apartments are slightly different product we do need to make 

comparisons with regards the prices paid for such properties and looking at 

both first line and second line properties within nearby urbanization such as 

Jardin Persa and Jardin Japones.  Refurbished properties in the Jardin Japones 

urbanization have sold between €20,000/m² to €21,000/m² for quality 

properties, namely within Helecho, a modern specification situated to the 

north with views over the botanical gardens and a sea view albeit from a 

distance.  Helecho sold for some €20,567/m² and can be found in our 

comparable list.  A property within Carmelita also sold for a price of some 

€20,000/m² (€2.8m) slightly better located but slightly poorer design 

characteristics. 

5. In terms of urbanization Jardin Persa sold prices are in the region of 

€20,000/m² to €24,000/m² for properties in the second line within the 

urbanization, lot sizes range between 170m² to 320m².  Recent sales for 

properties on the sea front have capital value price in the region of 

€30,000/m².  This included a property located at Mimosa 2-1 which sold for 

some €29,861/m² fully modernized and high specification. Drago 3-1 also sold 

(albeit second line) at a price of some €24,613/m² once again for 319m² and 

is located second line. 

6. There are two residential villa opportunities available within the same street 

opposite the subject property. Torre Verde 34 with a floor area of some 240m² 

has an asking price of some €8.5m (€35,417/m²), slightly better located and 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income €288.000 €291.264 €294.565 €297.903 €301.280 €304.694 €308.147 €311.640 €315.172 €318.744

Costs -€9.432 -€9.539 -€9.647 -€9.756 -€9.867 -€9.979 -€10.092 -€10.206 -€10.322 -€10.439

Net Operating Income €278.568 €281.725 €284.918 €288.147 €291.413 €294.715 €298.055 €301.433 €304.850 €308.305

Exit Yield 2,87% 3,02%

Exit Price €10.754.809

Exit Costs -€215.096

Net Exit Price €10.539.713

Cash-flow -€8.751.432 €281.725 €284.918 €288.147 €291.413 €294.715 €298.055 €301.433 €304.850 €308.305 €10.539.713

Gross Value €9.030.000 3,32% 3,49%

Purchasers Costs -€630.000 3,08% 4,73%

Net Value €8.400.000 3,43% €19.077

€19.077€/m² Built Dwelling

Triple Net Yield IRR

Gross Yield €/m² Total

Net Yield All Risks Yield
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sea views but poorer construction materials.  Torre Verde 3 with a total floor 

area of some 467m² (397m² residential) has an asking price of some €8m 

(€20,151), slightly odd construction materials adopted to the exterior but 

fairly modern specification internally, second line with some sea views.  There 

is also a villa available in urbanization Ancon Playa located some 900 metres 

to the west with a floor area of some 402m² and a garden of 578m² including 

swimming pool, frontline with sea views and modern specification with an 

asking price of some €12.5m (31,095/m²). 

7. Based on the market within the subject area we would expect a capital value 

price in the region of €22,000/m² to €24,000/m² for properties in the region 

of 170m² to 300m² and making an allowance for size (the subject property is 

larger than the comparable market) we would expect a price in the region of 

some €17,000/m² to €20,500/m² reflecting current stock available.  Due to 

quality, location and characteristics we would expect demand for the type of 

product the subject property offers.   

8. There is a limited long term rental market in the area as traditionally based 

on short term let’s to holiday makers mainly over the summer break and 

punctual holiday dates.  Adopting an appropriate market rent is based on 

professional knowledge and have adopted a reasonable monthly amount. 

9. There is limited availability of properties with the urbanization.  We have 

adjusted for both size and quality of specification in our analysis. 

10. The subject property is superior to those available within the subject 

urbanization in terms of quality and specification.   

11. In our opinion, subject to availability of all legal documentation, consents etc., 

a period of approximately 9 to 12 months would be required to achieve a sale 

of the property under current market conditions.  If a forced sale situation 

were to arrive (Disposal within a 1 month period) we consider there would be 

a decrease in the valuation figure herein reported 

12. The impact of the pandemic has meant that certain properties have become 

more demanded as a reflection of mixing business and home life.  There has 

been an increase in demand from business owners wishing to relocate to the 

area as the work from home policy has become more normalised.  This has the 

benefit of the family being located in affluent areas with all the advantages 

and the parents able to work from home or travel when strictly necessary. 
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1.9. Market Value 

Definition of Market Value 

The valuation report stipulates the purpose of the valuation and unless stated to the contrary, the 

basis of valuation is contained within the RICS Appraisal and Valuation Manual.  In this instance, our 

basis of valuation is “Market Value”.   

Our opinion of the "Market Value" is expressed according to the definition settled by the RICS 

Appraisal and Valuation Manual as, “the estimated amount for which a property should exchange 

on the date of valuation between a willing buyer and a willing seller in an arm's-length transaction 

after proper marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.” 

Market Value 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

440,32 m² as described with the characteristics defined herein as at 25th April 2021, would be fairly 

represented in the sum of: 

€8,400,000 

(Eight Million Four Hundred Thousand Euros Only) 
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11. Calle Los Nardos – Nueva Andalucía 51 – Marbella; (Centro Polo) 

1.1. Description of Location 

Macro Location 

Region:                     

Province:                  

Nearest Main 

City:   

Situation Name:       

Distance:                                    

                                 

                                                         

 

Andalucia 

Malaga 

Marbella 

 

Nueva Andalucia 

Some 7.5 kilometres 

to the west of 

Marbella city centre – 

800 metres north east 

of Puerto Banus 

Map 

 

Micro Location 

District:                   

 

Surrounding:           

 

Nueva Andalucia – 

Urbaniastion La Pera 

Mainly Residential 

Low rise residential, 

detached and 

terraced housing 

Hotels, retail 

Restaurants 

Shopping Centre 

Map 

 
 

Public 

Transport 

Train:                     

Bus:                                    

Roads:                   

 

           

 

Airport:                   

 

Port:                                                 

                               

 

 

Limited (Malaga AVE) 

Various – inner city 

N-340 (A7) within 300 

metres also AP7 

motorway within 4.5 

kilometres 

Malaga, 61.5 

kilometres 

Puerto Banus 800 

metres 

 

Map / Aerial View 
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1.2. Location Assessment 

The property is well connected to an extensive road/motorway network situated some 7.5 

kilometres to the West of Marbella city centre.  Residential housing in surrounding areas of socio-

economic level upper medium to high and mainly quality residential.  Considered a decent 

residential area with associated services and in proximity to Puerto Banus.      The property is within 

800 metres of the port area.     Considered a mixed use area with both residential and commercial 

uses.  There are large private urbanisations typified with communal areas and also detached 

residential dwellings with private gardens and swimming pools.  Commercial uses in the area are 

retail including the Puerto Banus area, there is the Centro Plaza shopping centre which incorporates 

offices uses to the upper floors, hotels such as H10 Andalucía Plaza, there are numerous retail 

outlets and also the bullring located in proximity. 

The property is situated within a residential area and within an urbanisation known as La Pera.  Due 

to the nature of the property it also fronts Street Azaleas and cannot therefore be considered a 

private urbanisation as there is public access.  The residential part of the scheme is accessed via 

the urbanisation on an internal service road and the commercial part on the lower floors can be 

accessed via Azaleas.  The office and residential complex (Centro Polo) lies in a plot of some 

1,042m² and is located to the east of the urbanisation.  The majority of the properties within La 

Perla are detached single residential dwellings with gardens and swimming pools.  There are some 

new build developments within the urbanisation and located opposite to the subject property a 

development by Alquimia.      

There are limited services on site or within the urbanisation.  Services are located in close proximity 

within the shopping centre Centro Plaza and is situated some 200 metres to the north.  These include 

general services such as supermarkets, banks, pharmacists, bars & restaurants, gymnasium etc.   

The subject property is reasonably well located as access to the A7 motorway is within 300 metres.  

Puerto Banus is within a short distance.  The property overlooks residential schemes and 

urbanisation within the subject area but is also private in nature.  Parking is limited to on street 

within the subject area and within la Perla urbanisation itself parking is difficult. 

We consider the subject area to be within short distances of main commercial areas but also 

convenient to avoid the hassle of main commercial hubs.  The property is located to the north of 

the N340 (A7) main road, which acts as a barrier and can be considered to be just off pitch. 
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1.3. Description of the Property 

Building characteristics 

 

Property/ 

building type 

Mixed Use – Residential – Offices – Business Centre with associated 

services   

Year of 

construction 

Approximately 2002   

Quality of 

building 

The construction and finishes to the property are commensurate with 

its age and use. The property has been well maintained and upgraded 

as and when necessary.  The exterior of the property fits in with the 

surroundings.  The property is currently undergoing an extensive 

refurbishment programme at the time of inspection.  The quality, 

nature and characteristics of the property are different to what is 

readily available in the subject area 

Facilities Limited on site but within proximity to Centro Plaza and Puerto Banus 

 

Parking Limited to on street parking – potential to incorporate a space to rear 

of property.  

 

Lettable Areas Our floor areas are based on the information provided and are as 

follows: 

Cadastral 

Main figures  

Use Residential 

Land Plot 1,042 m² 

Office 731 m² 

Common Areas 86 m² 

Residential 237 m² 

Storage 83 m² 

Other 58 m² 

Constructed Area 1,195 m² 
 

Description: Situated within the urbanisation known as Urbanisation La Pera. 

The urbanisation is made up of various residential dwellings with 

associated gardens and swimming pools.   

The property although described as two different entities is a singular 

block but due to the lay of the land can be accessed at different levels 

of the property from the front and rear. 

The property is set over some 4 floors. 

The lower floors which can be accessed via Calle Azaleas have a typical 

retail front (although described as basements 1 & 2 within the 

cadastral) they are in fact at street level and from Calle Azaleas appear 

as ground and first floor. 

These two floors are currently undergoing extensive refurbishment 

work and are connected by an internal staircase.  The floors are fairly 

open plan and partitioning walls have been removed.  The floors are 
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currently undergoing distribution and layout.  Natural light is confined 

to the front of the subject units at basement level 2 and at basement 

level 1 natural light is incorporated at the front and side of the subject 

property.      

Ongoing works included division of areas and some storage areas but in 

general the property was open plan.  These two floors are connected by 

a main internal staircase. 

Four of the subject land registry plots are included within these two 

floor areas. 

The fifth land registry plot is the residential element.  At present this 

can be accessed via calle Los Nardos at ground floor level (Floor 3 

within the subject property) and has own private access.  There is also 

an external garden area at this level including a swimming pool and 

terrace areas. The property has un upper floor which is currently 

undergoing refurbishment including terrace areas.  The property is 

being refurbished to provide residential accommodation for letting 

purposes. 
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1.4. Photos 
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State of repair 

 

The property is currently in a skeleton state and undergoing an extensive refurbishment programme.  

The photos illustrate the concept that will be adopted upon completion.  In general to a high 

specification and modern standard. 

Assessment of building 

 

Well known and established residential area within proximity to Puerto Banus.   Property was built 

some 19 years ago but the characteristics and design fit in with the local construction.  The property 

is in the process of being modernised to an excellent standard.  Distribution and layout are adequate 

for a property of the size and dimensions.  The majority of the property will be dedicated to office 

and business space use with the upper floor dedicated to room rental.    
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1.5. Site 

 

Site & 

Boundaries 

The land plot is rectangular in shape.  The property forms part of the 

urbanization known as the Pera.  The urbanization has only once access point 

within the internal ring road.  Due to the lay of the land the property has a 

ground floor entrance at Calle Las Azaleas and also a ground floor level at 

Calle Nardos (3rd floor level).  These two points of access are situated to the 

west and east of the subject property. 

North Residential detached dwelling with associated gardens and swimming pool 

East  Internal service ring road Calle Los Nardos overlooking residential detached 

villas and a new luxury residential development. 

South Residential building divided into numerous apartments including gardens and 

swimming pool. 

West  Frontage to street known as Calle Las Azealas and overlooking the residential 

urbanization known as Andalusia Garden Club. 

Commentary We have made enquiries with the local authority in regards to the land on 

which the building sits, whether it is unstable or whether it has been 

contaminated We would normally assume there to be no adverse ground or 

soil conditions and that the load bearing capacity of the sites of each property 

are sufficient to support the building constructed or any proposed 

development.  Unless we are notified otherwise, we consider that the 

materials, the facilities and the land are in an acceptable condition.   

Cadastral Plan Layout 
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1.6. Tenure and Statutory Details 

Tenure 

We have been provided with a copy of the legal due diligence as detailed at the purchase of the 

subject property.  The report provides details regarding both from the cadastral note and from the 

land registry.   We have provided our opinion of value on the basis that the property does not have 

any mortgage or any other unusual outgoings.   

In reporting our value we have assumed the property as detailed herein are held on the equivalent to 

a Freehold albeit this should be checked and confirmed with your legal advisors.  We recommend that 

our interpretation of all legal documentation be referred to your legal advisers for confirmation 

We have been provided with land registry excerpts issued by the Property Registry 3 of Marbella dated 

05/02/2020: Ownership: 

 

Town Planning 

We would normally obtain Town Planning information by means of a verbal enquiry to the Urban 

Planning Department in the local Town Hall. We take into account the licenses, limitations and 

permits granted and mention them expressly in the present report. We accept and rely on this 

information as been correct, further clarification on such matters can be sought via your legal 

advisors. We would normally assume that properties have been constructed, or those that are being 

constructed, and are occupied or used have obtained and been granted the appropriate consents for 

their use and occupation and that there are no outstanding statutory notices.  We would normally 

assume that the premises comply with all relevant statutory requirements including building, fire and 

health and safety regulations.  We would also assume that the property is not adversely affected by 

any town planning or highways proposals 

1.7. Market Analysis 

The local market analysis in terms of economics is detailed within the market section of this report.  

In terms of offices and business space this is currently a limited market within Marbella as traditional 

investment funds and principal occupiers are situated in main cities.  Malaga is the nearest focal 

point in terms of office investment.       

Highest rents correspond to modern facilities, which have modern specifications and installations. 

On the contrary, poorly located or those that do not meet modern specification are experiencing 

difficulties to let up space due to the excess of supply in decentralized areas and the weaker demand 

from operators. 

Up to the pandemic March 2020, the rents in prime offices / retail and locations are steady with 

respect to 2019 and there was a sensation that the market was picking up.  This was reflected in 

the amount of leasing enquiries, incentives offered to tenants had reduced. Rent free periods had 

reduced from between 2-6 months depending on the negotiations.    

Description
Document 

Date

Property 

Register Nº
Take Book Sheet

Land 

Registry 

Plot Nº

Area Terrace Common Total C . Area %

Retail Unit Nº 1 05/02/2020 3 Marbella 2183 1157 220 82693 136,59 m² 33,44 m² 170,03 m² 0,14%

Retail Unit Nº 2 05/02/2020 3 Marbella 2183 1157 222 82694 152,13 m² 25,96 m² 178,09 m² 0,15%

Retail Unit Nº 3 05/02/2020 3 Marbella 2183 1157 224 82695 149,09 m² 8,98 m² 158,07 m² 0,15%

Retail Unit Nº 4 05/02/2020 3 Marbella 2184 1158 1 82696 292,91 m² 17,63 m² 310,54 m²

Resiedntial 05/02/2020 3 Marbella 2184 1158 3 82697 296,26 m² 64,63 m² 360,89 m² 30,65%
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The pandemic has caused a shock to the market in terms of occupier requirements, the change to 

working from home and many people making lifestyle choices due to being able to work from a 

home environment.  We are still in the process of the repercussions of the impact on the office 

market and these will likely come to avail once the vaccine is implemented fully. 

There has been an increase in demand for flexible office working environments as a result of the 

pandemic.  Small and medium sized companies including sole practitioners are demanding flexible 

office space way from the home environment but maintaining an image.  We are at the beginning 

of the process but this appears a probable way forward.  There are a number of similar schemes in 

advance near to Puerto Banus and also the reconversion of part of the El Corte Ingles to a 

teleworking subsidiary in the El Capricho shopping center in Marbella. El Capricho, located on 

Alfonso de Hohenlohe Boulevard.  We are also aware of a project located at the roundabout of Calle 

Los Granados (entrance Puerto Banus) whereby an office project with associated services is 

currently under construction / refurbishment.  We understand an agreement was reached for a floor 

area of approximately 595m² in 2019 at an acquisition price of some €6,400/m².  The property is 

better located but has required a near demolition of existing structure and reconstruction. 

Top office rents within Marbella for unit sizes of some 150m² to 250m² range from €14.00-

€16.00/m²/month.  Such rents rise considerably when smaller lot sizes or form part of a professional 

offices unit.  Such rates tend to change to a monthly rate rather than a rent per square metre e.g. 

€600 monthly for a 25m² office. 

Retail rents vary in accordance to footfall and position within Puerto Banus.  Rentals can range from 

€75/m² month to €225/m²/month but will depend on unit size and position within the prime area 

of Puerto Banus.  Once in secondary areas or not first line these rents decrease considerably ranging 

from €25/m²/month to €100/m²/month for units of between 75m² to 300m². 

Rental commitments will depend on the size of unit and occupier requirements.  The subject 

property has added features such as terrace areas, common areas, is well located.  The subject 

property is well communicated but has limited car parking – all such factors would impact on the 

rent an occupier would be willing to pay. 

There are limited properties available to lease in the subject area and range from between 30m² 

to 40m² at rates of €20/m²/month to €45/m²/month dependent on location.   

The subject property is substantial in size when compared to the local market, there are some 

reasonable office available within Marbella of sizes 750m² to 900m² with asking rents in the region 

of €12/m²/month to €16/m²/month.  We would expect the subject property to command a similar 

rent if leased as a whole and to increase dependent on the size of units.  

Recent key real estate market sentiment include: 

There is still a strong capital requirement to invest in property but many funds require finance 

as part of the purchasing condition.  Banks have become weary, taking a wait and see approach 

or offering unrealistic finance conditions.  There is still an underlying concern that the economic 

fallout from the pandemic will be harsh. 

There is a great deal of pressure on funds to invest in Spain at present.  New investment is coming 

from international funds which have recently landed in Spain or local investors / asset managers 

with the backing of major financial institutions or capital risk companies.  During the pandemic 

a wait and see approach has been taken by the majority of investors and banks alike but key 

deals continue to occur if investor and seller meet each other’s requirements. 
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SOCIMI´s have been major purchasers in the property market recently as they try to complete 

investment timing with the funds allocated by their backers. 

There have been limited transactions within the subject area.  This is for a number of reasons, 

existing capital is more focused on more centrally located properties in prime city areas (Top six 

Spanish cities) and the knock on effect to peripheral areas such as this has not yet seen much 

activity.  Lot size is also important – main investors are of international status and only look at 

lot sizes in excess of €10m.   

Developers are more focused on prime locations or major provincial cities as well as coastal 

areas.  The emphasis is on securing demand from end purchasers. 

Major purchasers are from international backed funds cantering on core / core plus properties in 

main markets with lot sizes in excess of €10m.  Other main market is None Performing Loans 

related to real estate as banks clear up balances.  Middle market for added value properties in 

provincial towns lacks funds (lot sizes between €2m to €10m) – limited to private wealth or family 

offices. 

Major transactions in the area have been limited and focused on hotel and tourism in general.  

Logistics and Offices continue to be centred on Malaga whereas High Street does include 

Marbella. 

Notable transactions include Philyra Inmuebles Alfa acquiring an office block from Merlin of some 

2,046 m² situated at Maestranza 6 for a some of €3.65m at a yield of some 6.50% in June 2017.  

Although some 4 years ago we wanted to illustrate historical yield levels. 

Optima Real estate purchased a retail unit occupied by RKS in Puerto Banus (Muelle de Benabola, 

17) of some 105m² at a price of some €3m reflecting a yield of some 5% in September 2018. 

Pilma Travel purchased a retail unit at Muelle Príncipe Salman. Puerto Banús with a size of some 

200m² at a price of some €4m in March 2017. 

Investment transactions are limited for the type of asset and its nature and characteristics.  The 

most relevant transaction would be the redevelopment purchase at Calle Los Granados at some 

€6,400/m².   The site has a mixed use business plan similar to the subject property and making 

allowance for location, size, layout, nature and characteristics on the commercial element a 

price in the region of some €3,200/m² - €3,500/m² would seem reasonable.  
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1.8. Valuation Approach & Assumptions 

Hypothesis: 

Due to the nature and characteristics of the subject property (Currently undergoing major 

refurbishment) we have adopted 2 scenarios: 

(III) As per our instructions we have considered the valuation of the subject property on 

both a comparative basis and a long term rental basis.  We have done a hybrid 

valuation of the two methods which means in some instances the yield profile maybe 

considered hard but has been adopted to market practice.  This is the end capital 

value expected at termination of the refurbishment works 

(IV) Market value considering the current condition of the property as of the valuation 

date and subject to the costs remaining to be paid in the termination of the works 

Due to the nature and characteristic of the site investment market there are various points which 

need to be considered in arriving at our opinion of value.  We consider any developer will closely 

consider the size and nature of the subject property, the timing related to the refurbishment 

and sales of the end product.  We have therefore paid particular interest to the type of investors 

target rate of return and judgement of risk associated with the site; the profit on cost resultant 

from any proposed project and also the annual return on equity over the time period of the 

development.   

We have adopted a time period for the cash flow in arriving at our opinion of value.  We consider 

this timescale to be reasonable to reflect the project and the development and sale of the 

proposed project in line with market prices and sentiment.  We have taken into account an 

internal rate of returns in the region of 14.00% plus or depending on the valuation scenario and 

risk profile, we have applied rates that consider are in line with current market sentiment from 

an equity investor.  This IRR reflects adequately the risk profile of the investment and country 

profile at present, there are limited purchasers for this type of investment.   In accordance with 

our DCF approach we have remained all costs and revenues constant with no allowance made for 

either growth or inflation.  Due to the nature of the current market we have adopted a snapshot 

of both property prices and also construction costs.   

We also consider relevant that the profit on costs and annual return on equity should be 

considered.  In accordance with the timing of the project considering the town planning 

assumption we consider an investor would look at a margin of in the region of 18-20% upwards 

but also checked back on financing terms and considering today’s prices and current panorama.  

As the refurbishment has already commenced and there is a preleasing agreement in place we 

have lowered the developers profit to just under 10% to reflect work incurred and less risk 

associated to finish the property. 

There are a number of assumptions adopted to our valuation including: 

• Town planning situation confirmed with local authority in terms of refurbishment and 

use potential 

• Business plan adopted in accordance with local authority requirements (legal advisors 

should confirm this is the case) reflecting areas adopted, design and specification of 

refurbishment and use adopted within the business plan. 

• The property has been leased up on long term secure rental agreements with appropriate 

guarantees.  Significantly the rental agreement with Staysure Insurance is key to the 
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added value of the scheme due to rental obtained and status this provides.  We have 

considered the heads of terms provided verbally as a long term lease agreement (10 years 

plus), full repairing and insuring, the occupier is responsible for all costs related to the 

operation based on a monthly rental of some €20,000.  We understand the rent is index 

linked upwards only.   

• The project contemplates the following uses  

 

• Staysure will occupy the lower two floors under a long term contractual agreement based on 

€20,000 per month. 

• A “Workspace” area of some 150m² will be utilised as a “business club” with some 50 

members sought paying an average of some €400 per month having use of the services and 

facilities on site including reception, meeting rooms, gymnasium etc. in order to promote 

their business.  

• There are 4 ensuite rooms adopted to holiday lets albeit we consider this will be used by not 

only holiday makers but also as a knock on effect from the business operating on site. 

We have considered three end capital values at the completion of refurbishment based on the three 

business uses: 

We have considered the following end capital values at present: 

 

We have based our valuation on both the workspace and the holiday lets on a business model taking 

into account expected revenues, occupation and capitalising a net operating income. 

In terms of Staysure we have adopted a DCF valuation based on a hard-core and froth method which 

basically capitalises the secure market rent at a certain discount rate and the rent above market rent 

is capitalised at a higher risk rate.  We provide details of our DCF to illustrate the calculation 

parameters adopted.  It should be noted that the rent above market rent has a higher risk element 

attached and is therefore is valued accordingly. 

 

  

Type
Number 

Units
Floor Area

Staysure Group 1 Main Tenant Area 817m²

Business 50 Mixed 150m²

Holiday Lets 4 Residential 87m²

Common Areas Common Areas 124m²

Total 55 Total Above Ground 1.178m²

Type Area
Construction 

Hard Costs

Rental Level 

Expected
Cap Rate Price €/m²/Unit Price

Staysure Group 817m² €272m² €24,49m²/month 6,53% €4.499,65 €3.675.000

Business 150m² €340m² €42,78m²/month 7,00% €7.333,33 €1.100.000

Holiday Lets 87m² €544m² €29,89m²/month 6,00% €5.977,01 €520.000

Common Areas 124m² €544m² €0,00m²/month 6,25% €0,00 €0

Total 1.178m² 329,25 € 23,16 € Sales €/m² €4.496,36 €5.295.000
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Contractual Agreement with Staysure (Total): 

 

Hardcore  

 

Froth 

 

  

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income €240.000 €242.720 €245.471 €248.253 €251.066 €253.912 €256.789 €259.700 €262.643 €265.620

Costs -€3.360 -€3.398 -€3.437 -€3.476 -€3.515 -€3.555 -€3.595 -€3.636 -€3.677 -€3.719

Net Operating Income €236.640 €239.322 €242.034 €244.777 €247.551 €250.357 €253.194 €256.064 €258.966 €261.901

Exit Yield 6,43% 8,98%

Exit Price €4.072.673

Exit Costs -€40.727

Net Exit Price €4.031.946

Cash-flow -€3.658.860 €239.322 €242.034 €244.777 €247.551 €250.357 €253.194 €256.064 €258.966 €261.901 €4.031.946

Gross Value €3.895.500 6,44% 6,78%

Purchasers Costs -€220.500 6,07% 7,06%

Net Value €3.675.000 6,53% €4.500

€4.500

Triple Net Yield IRR

Gross Yield €/m² Total

€/m² Built Dwelling

Net Yield All Risks Yield

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income €147.011 €148.678 €150.363 €152.067 €153.790 €155.533 €157.296 €159.078 €160.881 €162.705

Costs -€2.058 -€2.081 -€2.105 -€2.129 -€2.153 -€2.177 -€2.202 -€2.227 -€2.252 -€2.278

Net Operating Income €144.953 €146.596 €148.257 €149.938 €151.637 €153.356 €155.094 €156.851 €158.629 €160.427

Exit Yield 5,37% 5,50%

Exit Price €2.989.319

Exit Costs -€29.893

Net Exit Price €2.959.425

Cash-flow -€2.595.147 €146.596 €148.257 €149.938 €151.637 €153.356 €155.094 €156.851 €158.629 €160.427 €2.959.425

Gross Value €2.740.100 5,61% 5,90%

Purchasers Costs -€155.100 5,29% 6,49%

Net Value €2.585.000 5,69% €6.330

€3.165

Net Yield All Risks Yield

Triple Net Yield IRR

Gross Yield €/m² Total

€/m² Built 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Gross Expected Income €185.977 €188.085 €190.217 €192.372 €194.553 €196.758 €198.987 €201.243 €203.523 €205.830

Costs -€2.604 -€2.633 -€2.663 -€2.693 -€2.724 -€2.755 -€2.786 -€2.817 -€2.849 -€2.882

Net Operating Income €183.374 €185.452 €187.554 €189.679 €191.829 €194.003 €196.202 €198.425 €200.674 €202.948

Exit Yield 9,37% 9,60%

Exit Price €2.166.708

Exit Costs -€21.667

Net Exit Price €2.145.041

Cash-flow -€972.026 €185.452 €187.554 €189.679 €191.829 €194.003 €196.202 €198.425 €200.674 €202.948 €2.145.041

Gross Value €1.155.400 16,82% 17,71%

Purchasers Costs -€65.400 15,87% 23,02%

Net Value €1.090.000 17,06% €1.335

€1.335

Net Yield All Risks Yield

Triple Net Yield IRR

Gross Yield €/m² Total

€/m² Built Dwelling
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Business Workspace: 

 

In terms of gross revenues we have considered a potential of some 50 membership places based on a 

monthly fee of some €400.  Occupancy starts at some 30% in the 1st year, 48% in the 2nd year, 60% in 

the 3rd year, 66% in the 4th year and 72% in the 5th year rising to 95% in the 10th year. 

We have adopted appropriate costs to manage such a workspace including a receptionist, cleaner 

etc.  We have included an amount for utilities such as Electricity and gas, refuse collection, water 

charges, internet and WIFI connections.  We have allowed for Repairs and Maintenance based on some 

7.5% of the gross income.  We have included external fees such as solicitors and recruitment.  An 

administrative and general costs has also been included. 

A business model based on some 30 years has been used which we have adopted a 10% discount rate 

initially.  Based on the fifth year once the business has consolidated we consider an implicit yield 

based on net operating income of 7.32% to be reasonable.    Including common areas this breaks down 

to some €4,016/m². 

  

Gross Expected Income

Costs

Net Operating Income

Cash-flow

Gross Value NOI Multiple Year 5 Initial Yield

Purchasers Costs Implicit Yield on NOI €/m² Total

Valuation / Place

€57.363 €57.654 €60.010 €67.302 €65.847 €57.739 €652.639

Rounded Net Value

€1.178.813

€79.570

€1.100.000

13,67

7,32%

€22.000

1,40%

€4.016

€229.221 €240.300 €251.730

€55.475 €68.480 €77.226 €81.878 €86.545 €89.540 €93.531 €99.961 €103.084 €121.182

€16.525 €46.720 €66.774 €76.522 €86.255 €94.060 €106.226 €129.260 €137.215 €130.548

Year 8 Year 9 Year 10 Year 30

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7

€72.000 €115.200 €144.000 €158.400 €172.800 €183.600 €199.757

€15.022 €38.965 €51.561 €54.710
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4 letting rooms: 

 

In terms of gross revenues we have considered a potential of some 4 rooms based on an ARR of some 

€115 per room per night.  Occupancy starts at some 8.22% in the 1st year, 12% in the 2nd year, 16.44% 

in the 3rd year, 21% in the 4th year and 25% in the 5th year rising to 31% in the 10th year. 

We have adopted appropriate costs to manage such a workspace including a cleaner etc.  We have 

included an amount for utilities such as Electricity and gas, refuse collection, water charges, internet 

and WIFI connections.  We have allowed for Repairs and Maintenance based on some 7.5% of the gross 

income.  We have included external fees such as solicitors and recruitment.  An administrative and 

general costs has also been included. 

A business model based on some 30 years has been used which we have adopted a 6.5% discount rate 

initially.  Based on the fifth year once the business has consolidated we consider an implicit yield 

based on net operating income of 5.87% to be reasonable, this breaks down to some €5,977/m². 

Construction Costs Remaining: 

Firstly we have considered a general refurbishment works as prepared by yourselves.  The overall hard 

costs allocated remaining are some €625,428.06.   

There are two types of costs, “Hard Costs” which refers to the basic build costs such as brick and 

mortar and “Soft Costs” which refer to professional fees, licences, taxes, contingencies, marketing 

costs etc. Our valuation takes a blanket approach and does not allocate on a detail by detail basis but 

takes an overall view.  We have adopted a reasonable timescale in the completion of the refurbishment 

works.  We have adopted a period of some 9 months to complete the work albeit we understand this 

should be expected to be finished by September 2021. 

  

Gross Expected Income

Costs

Net Operating Income

Cash-flow

Gross Value NOI Multiple Year 5 Initial Yield

Purchasers Costs Implicit Yield on NOI €/m² Total

Valuation / Place

€342.181

€555.911 17,03 1,25%

€37.524 5,87% €5.977

Rounded Net Value €520.000 €130.000

€6.511 €10.847 €15.651 €20.336 €24.392 €28.398 €28.019 €27.640 €27.261 €24.676

€6.871 €8.658 €10.957 €12.907 €14.875 €16.262 €16.700 €17.153 €17.623 €22.062

€6.934 €12.303 €18.906 €25.917 €32.642 €40.283 €42.130 €44.054 €46.056 €44.190

Year 2.021 2.022 2.023 2.024 2.025 2.026 2.027 2.028 2.029 2.030

€13.805 €20.961 €29.863 €38.824 €47.517 €56.546 €58.830 €61.207 €63.680 €66.252

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 30
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We provide details of our calculation parameters: 

 

 

Acquisition & Related Costs

Total acquisition payment -4.000.000 € 82,72% -3.396,68 €/m² Over 1.178 m2

Legal Documentation -10.000 € 0,21% -8,49 €/m² Over 1.178 m2

Acquisition Fees -120.000 € 2,48% -101,90 €/m² Over 1.178 m2

Site Study -10.000 € 0,21% -8,49 €/m² Over 1.178 m2

Due Diligence -10.000 € 0,21% -8,49 €/m² Over 1.178 m2

Valuation -5.000 € 0,10% -4,25 €/m² Over 1.178 m2

Legal Costs -10.000 € 0,21% -8,49 €/m² Over 1.178 m2

Notary and Registry -40.000 € 0,83% -33,97 €/m² Over 1.178 m2

Other additional costs -5.000 € 0,10% -4,25 €/m² Over 1.178 m2

Total Acquisition Cost -4.210.000 € 86,14% -3.575,01 €/m² Over 1.178 m2

Construction and Related Costs

Site works and Demolition -7.815 € 0,16% -6,64 €/m² Over 1.178 m2

Construction -392.574 € 8,12% -333,36 €/m² Over 1.178 m2

Legal Development Costs -2.002 € 0,04% -1,70 €/m² Over 1.178 m2

Architect & Technical Engineer -32.565 € 0,67% -27,65 €/m² Over 1.178 m2

Licence Fees -9.814 € 0,20% -8,33 €/m² Over 1.178 m2

Project Manager -12.212 € 0,25% -10,37 €/m² Over 1.178 m2

Planning & Licence Management -1.952 € 0,04% -1,66 €/m² Over 1.178 m2

Taxes -8.714 € 0,18% -7,40 €/m² Over 1.178 m2

Quality control -2.036 € 0,04% -1,73 €/m² Over 1.178 m2

Health and safety -4.071 € 0,08% -3,46 €/m² Over 1.178 m2

Insurance -4.907 € 0,10% -4,17 €/m² Over 1.178 m2

Miscellaneous Contingency -14.391 € 0,30% -12,22 €/m² Over 1.178 m2

Marketing & Sales Fees -132.375 € 2,74% -112,41 €/m² Over 1.178 m2

Total  Hard & Soft Costs -625.428 € 12,93% -531,09 €/m² Over 1.178 m2

Total Acquisition & Development Cost -4.835.428 € 100,00% -4.106,10 €/m² Over 1.178 m2

Revenues

Adjusted Gross Rental Income 0 € 0,00%

Gross Sales Revenues 5.295.000 € 100,00% 4.496,36 €/m² Over 1.178 m2

Total Sales 5.295.000 € 100,00% 4.496,36 €/m² Over 1.178 m2

 DEAL SUMMARY

Total cost 4.835.428 € 91,32% 4.106,10 €/m² Over 1.178 m2

Net proceeds 5.295.000 € 100,00% 4.496,36 €/m² Over 1.178 m2

Profit 459.572 € 8,68% 390,25 €/m² Over 1.178 m2

Deal margin 9,50% 11,41% Return Per annum

IRR 13,94%

Development Yield 7,20% 75,54% Land Value/Sales Price

Calculations - Principal Parameters  - CENTRO POLO - NUEVA ANDALUCIA
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Comments – Rationale - conclusions  

Comments 

 

1. The property will be modernized to a high specification but is currently in a 

skeleton works and refurbishment is ongoing. 

2. The heads of terms agreed with Staysure are key to the properties end capital 

value.  We have undertaken a DCF regarding the workspace area and 

considered a membership scheme.  Our cash flow considers a rank up period 

with occupation at just 15 persons in the 1st year and build to some 45 members 

by the tenth year.   

3. We understand the 4 letting rooms will be advertised through a well-known 

holiday destination site.  Our focus has been fundamentally on the months of 

June, July and August with the potential for sporadic lettings at other times 

of the year.  We consider there will be a knock on effect from the workspace 

leasing in the property and the occupation of Staysure. 

4. The subject property is management intensive and a specialized property 

manager will be required in order to manage the three different concepts so 

that they are mutually beneficial but do not infringe on each other’s areas 

5. Size, nature and characteristics of the property means it would be of interest 

amongst wealthy potential purchasers.  Due to the lot size this would probably 

be limited to family wealth offices or local investors. 

6. The end capital value is derived from the potential rental income stream and 

its security.  The leasing agreement with Staysure is fundamental to the value 

and the associated guarantees. 

7. The Market value as detailed “as is” is hypothetical in nature as it considers 

the amount of refurbishment costs remaining and an adjusted developers 

profit.  

8. In our opinion, subject to availability of all legal documentation, consents etc., 

a period of approximately 12 months would be required to achieve a sale of 

the property under current market conditions and once completed.  Under the 

current state of repair and ongoing refurbishment potential purchasers would 

be limited and a discount on the price indicated would be expected.  If a 

forced sale situation were to arrive (Disposal within a 1 month period) we 

consider there would be a decrease in the valuation figure herein reported 
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1.9. Market Value 

Definition of Market Value 

The valuation report stipulates the purpose of the valuation and unless stated to the contrary, the 

basis of valuation is contained within the RICS Appraisal and Valuation Manual.  In this instance, our 

basis of valuation is “Market Value”.   

Our opinion of the "Market Value" is expressed according to the definition settled by the RICS 

Appraisal and Valuation Manual as, “the estimated amount for which a property should exchange 

on the date of valuation between a willing buyer and a willing seller in an arm's-length transaction 

after proper marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.” 

Market Value (Current Condition) 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

1,178 m² as described with the characteristics defined herein as at 25th April 2021, would be fairly 

represented in the sum of: 

€4,000,000 

(Four Million Euros Only) 

 

Market Value under special assumption Completed Refurbishment 

Having regard to the comments and assumptions set out in this report, on the assumption the lands 

as detailed herein are held on the Spanish equivalent to a Freehold, with relevant licenses and 

planning approvals and that the property is free of defects and has good marketable title, we are 

of the opinion that the Market Value of the property detailed herein subject to a total area of some 

1,178 m² as described with the characteristics defined herein as at 25th April 2021 under the 

understanding the refurbishment had been completed to the modern and high specification, would 

be fairly represented in the sum of: 

€5,295,000 

(Five Million Two Hundred and Ninety Five Thousand Euros Only) 

 

 

 

 

 

 

 



 

 

 

 

133 

 

File Number: 21-002813 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendixes 
  



 

 

 

 

134 

 

File Number: 21-002813 

1. General Terms & Conditions Gesvalt SA 

Following are the general principles upon which our Valuations and Reports are normally prepared; 

they apply unless we have agreed otherwise and specifically mentioned the variation in the body of 

the report. 

RICS Appraisal and Valuation Standards Manual 

This Valuation has been prepared in accordance with the current Edition of the RICS Valuation – 

Global Standards (the “Red Book”), issued in November 2019 and effective from 31 January 2020. 

Valuation Basis 

Our reports state the purpose of the valuation and, unless otherwise noted, the basis of valuation 

is as defined in the Appraisal and Valuation Standards Manual.  The full definition of the basis which 

we have adopted is either set out in our report or appended to these General Principles. 

Onerous Covenants 

That the Freehold/Leasehold interest is not subject to any unusual or especially onerous 

restrictions, encumbrances or outgoings contained in the Freehold Title. Should there be any 

mortgages or charges, we have assumed that the property would be sold free of them.  

Disposal Costs and Liabilities  

No allowances are made for any expenses of realisation, or for Capital Gains Tax or other taxation 

that might arise in the event of a disposal.  All property is considered as if free and clear of all 

mortgages or other charges that may be secured thereon. 

Valuations are prepared and expressed exclusive of VAT payments, unless otherwise stated. 

Fixed Plant and Machinery 

We assume that all fixed plant and machinery and the installation thereof complies with the relevant 

EEC legislation. 

Goodwill, Fixtures and Fittings 

Excluded from our valuation(s) is any additional value attributable to goodwill, or to fixtures and 

fittings which are only of value in situ to the present occupier. 

Confidentiality 

In accordance with our normal practice this report is confidential to the party to whom it is 

addressed for the specific purpose to which they refer.  No responsibility is accepted to any third 

party and neither the whole of the report nor any part, nor reference thereto, may be published in 

any document, statement or circular nor in any communication with third parties without our prior 

written approval.  
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Subcontractors 

There are circumstances where we may wish to instruct subcontractors.  It is our normal policy to 

agree the appointment with you.  We have a duty of care to ensure that, in the delivery of services, 

the subcontractors meet our own standards. 

Source of Information 

We accept as being complete and correct the information provided to us, by the sources listed, as 

to details of tenure, tenancies, tenant’s improvements, planning consents and other relevant 

matters, as summarized in our report. 

Documentation 

We do not normally read leases or documents of title.  We assume, unless informed to the contrary, 

that each property has a good and marketable title, that all documentation is satisfactorily drawn 

and that there are no encumbrances, restrictions, easements or other outgoings of an onerous 

nature which would have a material effect on the value of the interest under consideration, nor 

material litigation pending.  Where we have been provided with documentation, we recommend 

that reliance should not be placed on our interpretation without verification by your lawyers. 

Tenants 

Although we reflect our general understanding of a tenant’s status in our valuations, enquiries as 

to the financial standing of actual or prospective tenants are not normally made unless specifically 

requested.  Where properties are valued with the benefit of lettings, it is therefore assumed, unless 

we are informed otherwise, that the tenants are capable of meeting their financial obligations under 

the lease and that there are no arrears of rent or undisclosed breaches of covenant. 

Measurements 

All measurement is carried out in accordance with local market practice except where we 

specifically state that we have relied on another source. 

Town Planning and Other Statutory Regulations 

Information on town planning is, wherever possible, obtained verbally from the local planning 

authority and, if confirmation is required, we recommend that verification be obtained from lawyers 

that: -the position is correctly stated in our report; the property is not adversely affected by any 

other decisions made, or conditions prescribed, by public authorities; that there are no outstanding 

statutory notices. 

Our valuations are prepared on the basis that the premises (and any works thereto) comply with all 

relevant statutory and EC regulations, including enactments relating to fire regulations. 
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Structural Surveys 

Unless expressly instructed, we do not carry out a structural survey, nor do we test the services and 

we therefore do not give any assurance that any property is free from defects.  We seek to reflect 

in our valuations and readily apparent defects or items of disrepair which we note during our 

inspection or costs of repair which are brought to our attention. 

Deleterious Materials 

We do not normally carry out investigations on site to ascertain whether any building was 

constructed or altered using deleterious materials or techniques (including, by way of example, high 

alumina cement concrete, wood wool as permanent shuttering, calcium chloride or asbestos).  

Unless we are otherwise informed, our valuations are on the basis that no such materials or 

techniques have been used. 

Site Conditions 

We do not normally carry out investigations on site in order to determine the suitability of ground 

conditions and services for the purposes for which they are, or are intended to be, put; nor do we 

undertake archaeological, ecological or environmental surveys.  Unless we are otherwise informed, 

our valuations are on the basis that these aspects are satisfactory and that, where development is 

contemplated, no extraordinary expenses or delays will be incurred during the construction period 

due to these matters. 

Services 

That the property (ies) is/are connected, or capable of being connected without undue expense, to 

the public services of gas, electricity, water, telephones and sewerage. 

Environmental Contamination 

Unless expressly instructed, we do not carry out site surveys or environmental assessments, or 

investigate historical records, to establish whether any land or premises are, or have been, 

contaminated.  Therefore, unless advised to the contrary, our valuations are carried out on the 

basis that properties are not affected by environmental contamination.  However, should our site 

inspection and further reasonable enquiries during the preparation of the valuation lead us to 

believe that the land is likely to be contaminated we will discuss our concerns with you. 

Outstanding Debts 

In the case of property where construction works are in hand, or have recently been completed, we 

do not normally make allowance for any liability already incurred, but not yet discharged, in respect 

of completed works, or obligations in favour of contractors, sub-contractors or any members of the 

professional or design team. 

Individual Valuations 

The asset has been valued considering a hypothetical individual sale and not as part of a complete 

portfolio. 

 

Gesvalt has assumed that: 

o the Client is the undisputed legal and beneficial owner of the Property, it has good and 

marketable title to it and all documents necessary to prove title to the Property are in the 

possession of the Client. Moreover, there are no onerous or restrictive covenants in the 

titles or leases which could affect the use or the transferability of the Property or the 

Valuation; 
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o the Property is duly registered in the relevant Land Registries and that there are no new 

works pending to be registered and no discrepancies between the registry or the cadastral 

information and effective measures and data of the Property; 

o no third party has any right over the Property other than those under the applicable 

regulation, even in case of transfer of the relevant asset.  

o there are no restrictions, liens, additional payments or additional works included in the 

statutes of the urban entities and/or communities to which the Property may belong; 

o the Client is up to date in the payment of all common expenses levying the Property; 

o the Client has entered into all required drainage, gas, electricity, water or other required 

service and/or supply agreement related to the Property. There are no restrictive or 

onerous provisions in the relevant service and/or supply agreements related to the Property; 

o there is no action, arbitration or dispute, either threatened or current, regarding any of the 

premises of the Property, title, deeds, use, condition, licenses, permits or any other issue 

regarding the assets; 

o there are no urban development planning proposals affecting the Property and/or to the 

urban characteristics (“ficha urbanística”) of the same; 

o The owner has obtained all the required licenses and permits according to the current legal 

regulations, including the necessary licenses for the activities carried out in the assets. The 

owner has not received any communication from any authority requiring the application for 

any additional licence or permit and there are no reasons to revoke current licenses and 

permits. The owner complies with all conditions imposed by the corresponding authorities 

in such licenses and permits, and there are no works to be carried out or conditions imposed 

by the authorities or included in the tenancy agreements or in the articles of association 

not satisfied already; 

o the Client is registered in the relevant industrial registry; 

o The owner complies with all the current regulations regarding environmental issues, is 

registered in the relevant registries, has obtained all the necessary local permits and there 

are no special conditions, or substances that might be considered as dangerous for the 

environment; 

o the Client has underwritten the necessary insurance policies to cover the Property or the 

activities therein developed, and is up to date in the payment of the premiums; 

o all taxes levying the property have been declared and paid. There are no 

sanctions/inspections, potential, current or already imposed on any of the buildings. 

o When preparing the Valuation, Gesvalt has not taken into account any liability for taxes 

which may arise on a disposal, whether actual or notional, and neither have we made any 

deduction for capital gains, value added or any other transaction related taxes which may 

exist under Spanish law or market practice.  

o Gesvalt has not reviewed any leases, agreements to lease, pre-letting letters of intention 

or any other documentation which provides proof of current or future investment / rental 

income on which the valuations have been based. All information has been provided by 

Client and has been assumed to be accurate and correct without any further investigations 

by Gesvalt. 
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ARIMELIA ITG SOCIMI, S.A.  

41-Serrano, Madrid (Madrid) 

C.P. 28001 – Madrid (Madrid) 

(Tax ID) CIF – A-88362892 

 

Madrid, 20th of July 2021 

As per instructions agreed via the proposal made in April 2021, 

GESVALT SOCIEDAD DE TASACIÓN, S.A. (gesvalt) has proceeded to 

complete an analysis of the fair value of the company ARIMELIA ITG 

SOCIMI, S.A. in the context of its listing on EURONEXT.  

The following are the results of the study and analysis we have 

carried out. 
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1. EXECUTIVE SUMMARY 

 

Below is the outcome of the valuation of the Company, ARIMELIA ITG SOCIMI, S.A., which is developed over the following sections. A sensitivity analysis has 

been carried out, giving a three-value-range as a result:  

 

NNNAV (31/03/2021)    LOW RANGE MID RANGE HIGH RANGE 

        

Equity value ❶  € 11,519,307.00 € 11,519,307.00 € 11,519,307.00 

        

Capital gains on real estate assets ❷  € 7,465,888.80 € 8,766,138.80 € 10,066,388.80 

Structuring costs ❸ 

 

-€ 3,096,100.88 -€ 3,781,431.16 -€ 4,853,564.29 
 

        

Adjusted Equity Value (NNNAV) ❶+❷-❸  € 15,889,094.92 € 16,504,014.64 € 16,732,131.51 
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2. PURPOSE AND SCOPE 

2.1. Purpose 

The purpose of this report is to provide independent expert opinion as to 

the fair value of the company ARIMELIA ITG SOCIMI, S.A., regarding its 

situation on March 31st of 2021, on the back of the accounting information 

on that date. 

This document contains a valuation which is understood to have been carried 

out in accordance with international recognised criteria, with the ultimate 

purpose to determine the company’s fair value, understood as “The price 

that would be received to sell an asset or paid to transfer a liability in an 

orderly transaction between market participants at the measurement date. 

1”  

Also considered are the directives set out in the RICS® Red Book (Royal 

Institution of Chartered Surveyors)2.  

It is also important to highlight that the valuation of a company is a 

procedure based on a methodology and objective and generally accepted 

processes, on the base of a theoretical value in line with market prices, 

which doesn’t take into account subjective components, synergies, logistics, 

opportunities or speculation which all ultimately have a part to play in the 

closing price of any sales transaction.  

 
1 IFRS 13 — Fair Value Measurement 

The value is explicitly “estimated” or potential, obtained on independent 

principles by employing assumptions and calculations free of any influences, 

with the aim of assisting in decision-making, and it is in this manner that we 

shall provide our conclusions on the matter at hand. 

2.2. Scope – Information available 

During the study we have had access to the following information, from the 

sources indicated, all considered reliable: 

 

• X 

 

 

 

 

 

 

 

 

 

 

2 Based on compliance with PS1 and PS2, as well as VPGA 3 insofar as it covers the 
International Valuation Standards (IVS).  
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− Interim balance sheet at the valuation date 

− Audit report at 30th of September 2020. 

− Estimated structuring costs. 

− Valuation reports for the properties, 

carried out by Gesvalt. 

− Net book values of the assets which make 

up the real estate investments account and 

tangible fixed assets. 

O
T
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N
 − Databases and recent valuation reports 

compiled by GESVALT SOCIEDAD DE TASACIÓN, 

S.A.  

− Public information from official entities: The 

National Statistics Institute, the Bank of Spain, 

the Ministry of Economy and Finance. 
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We should also stress that the purpose of this report does not lie in 

inspecting the origin of the captions included in the accounts provided, 

which we take as reliable for compiling this study. This in mind, the 

conclusions reached in the report are inextricably linked to the truthfulness 

of the information provided. 

2.3.   Standards 

The standards fundamentally considered in completing this valuation are as 

follows: 

− IVS 13 Fair Value Measurement: In order to increase coherence and 

comparability of the value measurements carried out, that set out 

in the standards related to the application of variables of levels 1, 

2 or 3 have been taken into account as applicable. Methods covered 

in paragraphs 61 to 66 of valuation techniques have also been taken 

into account. 

− IVS (International Valuation Standards) issued by the IVSC. The 

methods covered in sections C13-C30 of the standards are 

considered. 

− The Red Book issued by the RICS (Royal Institution of Chartered 

Surveyors). VPGA 3, on Valuation of businesses and business 

interests, section 7. 

 

 

 
 

2.4.   Restrictions on Use, Distribution and Publication 

This report and the conclusions reached may only be used by the parties to 

which it is addressed, for the sole purpose that is specified and as of the 

valuation date referred to, and the conclusions are based on information 

provided by the Company and other sources. Likewise, GESVALT will not be 

liable to any third party for the content of said Report or for the advice 

given.  

No content, total or partial, of this document, especially regarding the 

assessment conclusions and the identity data of any of the consultants or 

technicians, as well as their signatures, may be spread, by any means, 

without the prior and express written consent of GESVALT.  

We allow to send the report to EURONEXT. 
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3. COMPANY INFORMATION  

3.1. General Information on the SOCIMI scheme (Real Estate Investment 

Trust) 

The investment requirements for this kind of Companies are as follows: 

1. A SOCIMI must have invested at least 80 per cent of its asset value 

in leasable urban properties, lands for development of leasable 

urban properties, providing said development begins within three 

years of their acquisition. 

 

2. According to article 3 of the 11/2009 Law which regulates Real 

Estate Investment Trusts (SOCIMI), the value of the asset is 

determined by replacing the book value by the market value of 

elements making up the balance sheet. For this reason, money or 

credit rights deriving from the transfer of the properties or 

participations carried out in the same or previous financial periods 

will not be calculated, providing that, in the latter case, the 

reinvestment period required by article 6 of this Law has not passed. 

 

3. Likewise, at least 80 percent of the revenue for the tax periods 

corresponding to each financial year, excluding those derived from 

the transfer of shares and property assets related to fulfilling the 

prime corporate purpose must come from leasing of properties and 

dividends or stockholdings in profits derived from said 

participations, once the maintenance period set out in the following 

section has expired. 

4. This percentage will be calculated on the consolidated result 

wherever the company is the parent of a group according to the 

criteria established in article 42 of the Code of Commerce, 

regardless of the location of its registered office or an obligation to 

prepare consolidated annual accounts. Said group must be formed 

exclusively of SOCIMIs or other entities which are set out in section 

1 of article 2 of this Law. 

5. Properties which make up the company’s assets must remain leased 

for a period of at least three years or have been offered for lease 

for at least one year in order to be included in calculations. 

In the case of shares or stockholdings in any of the entities set out in section 

1 of article 2 of said Law, these must be held as assets by the company for 

at least three years from their acquisition, or, where applicable, since the 

start of the first tax period in which the special tax regime established by 

Law is applied.  

As set out in the first transitory provision of the Law 11/2009, of the 26th of 

October, amended by the Law 16/2012, of the 27th of December, this tax 

regime may still be applied despite the requisites set out within not being 

met, provided that said requisites are complied with inside two years 

following the decision to apply the regime. 

Any failure to comply as such will result in the Company contributing under 

the general Corporate Tax regime as of the tax period in which said breach 

of compliance occurs, unless this is rectified in the following financial year. 

Alongside the quota for said tax period, the Company must also pay the 



 

 9 | Opinion of value for incorporation on to EURONEXT - ARIMELIA ITG SOCIMI S.A. 

 

difference between the quota applied as a result of abiding by the general 

regime and the quota paid by having subscribed to the special tax regime in 

previous tax periods, without prejudice to interest on arrears, surcharges or 

fines that may be applicable.  

Furthermore, the amendment to Law 11/2009 of the 26th of October by Law 

16/2012 of the 27th of December, establishes the following specific 

modifications: 

a) Flexibility of the entry and maintenance criteria for properties: no 

lower limit on the number of properties to be contributed to 

establish a SOCIMI. Properties no longer have to remain in the 

company’s balance sheets for 7 years, but rather a minimum of 3. 

b) Lowering of capital requirements and freedom of leverage: the 

minimum capital required is reduced from 15 to 5 million euros, with 

the ceiling on maximum debt levels for real estate investment 

vehicles being removed completely. 

c) Reduction on dividend distribution: until this new Law came into 

force, the mandatory profits distribution was 90%, but as of the 1st 

of January 2013, this obligation was reduced to 80%. 

The tax rate on SOCIMIs is zero percent in terms of Corporate Tax, providing 

all the aforementioned requisites are met.  

 

 

 

3.2. Company Description 

Name: ARIMELIA ITG SOCIMI S.A.   

CIF (Tax ID): A-88362892 

Address: 41, Serrano Street, Madrid (Madrid) 

 

ARIMELIA ITG SOCIMI, S.A. has been constituted the 8th of April of 2019 in 

Madrid. They are a real estate investment trust (REIT), specialised in 

properties in stunning destinations. Its portfolio includes 6 residential assets 

in Marbella, as shown below (more detail in Section 8 Figures Summary):  

- Villa Romane. 
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- Amazonas. 

   

- Orquidea.  

   

- Dalia.  

   

- Linares 12.  

   

- Centro Polo.  

 

It adopted the corresponding agreement to subscribe to the special tax 

regime which regulates Real Estate Investment Trusts (SOCIMI), resulting 

from the application presented by the Company to the State Tax 

Administration Agency.  
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The company’s balance sheet at the valuation date is shown below: 

 

The activity of the company is based on generating economic benefit 

through its real estate investments. For this reason, non-current assets are 

the main investments. It represents the 98% of the total assets.  

 

 

 

 

 

 

 

 

On the other hand, regarding the financial situation, shareholder’s equity 

represents almost the 66% of the total equity and liabilities.   

This study is based on accounting information (interim accounting 

information on the 31st of March 2021). 

  

BALANCE SHEET 31/03/2021 30/09/2020

NON CURRENT ASSET € 17,238,861 € 9,811,262

Real Estate Investments € 17,238,861 € 9,811,262

Non current financial assets € 0 € 0

Non current trade receivables € 0 € 0

CURRENT ASSET € 236,506 € 20,353

Inventory € 0 € 0

Trade and other receivables € 83,362 € 7,297

Current financial investments € 792 € 0

Current accruals € 5,457 € 1,122

Cash and other equivalents € 146,895 € 11,934

TOTAL ASSETS € 17,475,367 € 9,831,615

BALANCE SHEET 31/03/2021 30/09/2020

EQUITY € 11,519,307 € 5,697,545

Share capital € 5,631,000 € 5,000,000

Share premium € 6,861,485 € 1,182,485

Reserves -€ 22,523 -€ 580

Prior period profit/loss -€ 462,416 -€ 105,501

Period profit/loss -€ 488,238 -€ 378,858

NON CURRENT LIABILITIES € 5,807,503 € 2,598,627

Long term debt € 5,807,503 € 2,598,627

CURRENT LIABILITIES € 148,557 € 1,535,443

Short term debt € 122,058 € 76,902

Accounts payable € 26,499 € 1,458,541

TOTAL EQUITY & LIABILITES € 17,475,367 € 9,831,615
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4. METHODOLOGY USED 

The Company subject to this analysis is a SOCIMI and as such, its activity is 

based on leasing its real estate assets. On the back of that fact, the process 

that best fits to be used is what is referred to as the Triple NAV approach, 

part of which is the hypothetical immediate liquidation of the company. Said 

supposed liquidation would mean the sale of all the assets owned by the 

company and the settling of all its liabilities, as well as consideration of all 

net tax liabilities derived from the theoretical recognition of the capital 

gains on assets and other adjustments to the fair value of all assets and 

liabilities.  

In respect to the deferred assets or liabilities which originate from 

differences between their book and market values, it’s logical to assume 

that a tax liability or credit would be generated according to whether there 

exists a capital gain or depreciation. Once the company becomes a SOCIMI, 

deferred tax assets or liabilities would not need to be recognised, since once 

this happens, the company would be taxed at 0%.  

Therefore, according to our criteria, the Triple-NAV method has been used 

in order to value the company subject to this analysis. The following is a 

graphic representation of the approach: 

 
Book net worth 

value 
Market value of 

assets 
Market value of 

liabilities 
Triple NAV 

 

This graphic represents the result of applying the chosen valuation criteria, 

using the book net worth value as a basis, and adding the market value of 

the company’s assets, before subtracting the market value of the liabilities 

in order to obtain the value of the company.  
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5. VALUATION PROCESS 

 

The valuation is carried out based on the following sequence: 

 

As mentioned above, the valuation will be carried out as at the date, the 

31st of March 2021. 

5.1. Identification of relevant assets 

The following are the noteworthy elements from within the company’s 

assets: 

Real Estate Investments 

This is the heading which covers assets subject to independent valuation, all 

of which will be analysed in a more specific section.  

Other balance sheet items  

Aside from the items mentioned above, there are balances under other 

headings, which due to their nature and the information provided, are likely 

to have a market value similar to that of the book value at the time of 

valuation. 

This in mind, we propose analysing the valuation of the items under the real 

estate investments and long-term financial investments sections, in order to 

determine the value of the company.  

5.2. Market value adjustments 

As set out above, we will only proceed to assess the valuation of elements 

contained under real estate investments. In this respect, independent 

valuations have been carried out by Gesvalt Sociedad de Tasación, S.A., 

which determine the market value to be considered in this analysis. 

In order to provide a range of market values for the properties, we have 

considered a higher range and a lower range based on a sensitivity analysis 

with the following assumption: 

➢ Variation of +/- 5.00 % in market values. 

We take the following checks as objective data on which to base our opinion, 

and we assume that both the procedures and the results they have produced 

are appropriate for the demands placed on them.  

Likewise, we can confirm that Gesvalt Sociedad de Tasación, S.A, has 

completed the following analytical process: 

• Verification of the application method. 

• Verification of the location and description of each element. 

• Identification of the variables applied. 

• Understanding of the calculations obtained. 

Identification 
of assets 

which may 
have a value 
different to 
that of the 
book value

1. Adjustment 
of net worth 

values to 
market 

values, taking 
into account 
potential tax 

effects.

2. Other 
adjustments 

(financial 
debt, debt to 

group 
companies, 
structuring 

costs...)

3. 

Equity 
value 

according 
to NNNAV

4. 
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These valuations have been completed in accordance with the Red Book 

“RICS Professional Valuation Standards”, published in 2017. 

The definition of Market Value is set out in VPS 4 Valuation Practice 

Statement, as follows: “The estimated amount for which an asset or liability 

should exchange on the valuation date between a willing buyer and a willing 

seller in an arm’s length transaction, after proper marketing and where the 

parties had each acted knowledgeably, prudently and without compulsion.” 

(IVSC 2013). 

REAL ESTATE INVESTMENTS AT 31/03/2021 

In order to apply the net worth procedure adjusted for the market value of 

the investments held, it’s important to isolate those assets which have a 

market value different to that which appears on the balance sheet (nominal 

value). In this case, this refers to investments held on December 31st of 

March 2021.  

Below is a list of the company’s properties, both their book and market 

values, as well as the gross difference (capital gains/loss) derived from 

them: 

 

The aggregate book value of the properties is € 17,238,861.20, while the 

aggregate market value obtained via the valuation reports, considering the 

Capex completed, compiled by Gesvalt Sociedad de Tasación, S.A. reaches 

€ 26,005,000.00. These two values give a gross difference (capital gains) 

of € 8,766,138.80. 

In order to provide a range of market values for the properties, we have 

considered a higher range and a lower range based on a sensitivity analysis 

with the following assumption: 

➢ Variation of +/- 5.00 % in market values. 

Capital Gains REAL ESTATE 
INVESTMENT 

Low Range Mid Range High Range 

Book Value € 17,238,861.20 € 17,238,861.20 € 17,238,861.20 

Market Value € 24,704,750.00 € 26,005,000.00 € 27,305,250.00 

Capital Gains € 7,465,888.80 € 8,766,138.80 € 10,066,388.80 

 

5.3. Tax Treatment 

The consideration of any tacit capital gain in a commercial transaction will 

consequently incur tax charges or a tax contribution obligation on behalf of 

the party carrying out the transaction. This in mind, any capital gains should 

not be considered without first analysing their impact on the taxes imposed 

on the company as a result. However, the contribution rate imposed by the 

regime to which the company is subscribed gives rise to different 

interpretations as follows: 

• Generally, the corporate tax rate will be 0% providing the following 

requisites are met: 

Market Value Book Value

31/03/2021 31/03/2021

Linares 12 Boulevard Príncipe Alfonso Hohenlohe 1; Puente Romano € 2,000,000.00 € 935,610.06 € 1,064,389.94

Amazonas Boulevard Príncipe Alfonso Hohenlohe 2; Puente Romano € 1,575,000.00 € 883,597.93 € 691,402.07

Orquídea Urbanización Marina Puente Romano 5; Jardín Persa € 5,500,000.00 € 4,121,761.04 € 1,378,238.96

Dalia Urbanización Marina Puente Romano 5; Jardín Japones € 3,235,000.00 € 2,701,387.80 € 533,612.20

Villa Romano Calle Torre Verde 1; Conjunto Villamagna; Puente Romano € 8,400,000.00 € 4,491,539.84 € 3,908,460.16

Centro Polo Calle Los Nardos 51; Nueva Andalucía; Offices Staysure € 5,295,000.00 € 4,104,964.53 € 1,190,035.47

TOTAL € 26,005,000.00 € 17,238,861.20 € 8,766,138.80

DifferenceAsset Address
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a. Minimum capital stock of 5 million euros. 

b. At least 80% of the consolidated market value of the assets 

must be eligible. 

c. There are no restrictions on debt levels. 

d. At least 80% of returns must come from assets deemed 

eligible. 

e. Dividend distribution obligation. 

• Additionally, there will be a 19% rate applied on dividends and 

shares in profits distributed to shareholders with a significant 

stockholding (equal to or greater than 5%) whose contribution rate 

is less than 10%, unless this is another company subscribed to the 

regime or a REIT. 

• In exceptional circumstances, the transitional regime described by 

the General Tax Administration exists, which specifies the possibility 

of adapting to the non-essential requisites (such as those established 

for certain taxation rates) within a period of 2 years. 

This in mind and assuming that the Company meets all the requisites 

established in order to subscribe to the 0% rate, and that in any case the 

taxation policy on capital gains should be carried out from the point of view 

of dividends and not with regard to corporate tax, we have opted to consider 

capital gains with a negligible tax impact in both cases.  

It is worth noting that the Company has acquired the assets in order 

subscribe to the SOCIMI regime. 

In any case and as mentioned above, we understand that this task should be 

subject to analysis by the investor on one hand, while at the same time, it 

is more linked to derivatives from revenues in the case of disposal than to 

the revenues to be generated by the company, given the fact it is subscribed 

to a special tax system. Furthermore, having confirmed the requisites of 

subscribing to said system, not applying a taxation rate in these cases is a 

commonly used practice in similar market analyses. 

5.4. Other adjustments 

Structuring costs: in order to calculate the NNNAV, the company must 

cover certain structuring costs for the management of their real estate 

portfolio, such as listing, commercial advice, Due Diligence and valuation 

costs. These costs have been provided by the company. 

For the end of the financial period, the terminal value has been estimated 

according to the company as a going concern. 

The following assumptions have been employed for the calculations: 

Total structuring costs € 3,781,431.16 

G 1.00 % 

K 5.54 % 

 

The structuring costs for year 2021 are € 143,908.00. In subsequent years, 

until year 2025, these expenses remain constant. In following years, it is 

assumed costs increasing at a rate similar to the CPI (1%). The applicable 
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discount rate has been calculated as the weighted average of discount rates 

applicable to the real estate assets in the portfolio.  

The structuring costs forecast is as follows: 

 

As mentioned above, in order to calculate a range of values, a lower and a 

higher range are calculated for structuring costs based on the following 

assumptions: 

➢ Variation of +/- 1.00% in the discount rate applied to assets. 

➢ The perpetual growth rate (g) remains constant at 1%. 

The result is as follows: 

  High range Mid range Low range 

k 4.54% 5.54% 6.54% 

Structuring Costs € 4,853,564.29 € 3,781,431.16 € 3,096,100.88 
 

Financial debt: following the financial debt analysis carried out in 

consideration of its characteristics, we believe that the interest rates and 

spread applied according to the credit standard of the issuing institution are 

all in line with market parameters. As a result, we take the book value as a 

reference equal to its current market value. 

 

  

1 2 3 4 5

2021 2022 2023 2024 2025 N+1

Total Costs € 143,908.00 € 179,648.00 € 179,648.00 € 179,648.00 € 179,648.00 € 181,444.48

Factor 0.9475 0.8977 0.8506 0.8059 0.7635

Discounted costs € 136,349.14 € 161,271.40 € 152,800.52 € 144,774.58 € 137,170.20 € 3,049,065.32

Accumulated A.V. € 136,349.14 € 297,620.54 € 450,421.06 € 595,195.63 € 732,365.84 € 3,781,431.16
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6. VALUATION RESULT 

 

Based on the information provided, the valuations carried out and the 

valuation process described in the above sections, we conclude that the 

value of the company ARIMELIA ITG SOCIMI, S.A. will be determined in the 

following fashion: 

EQUITY VALUE AT 31-03-2021 Low Range Mid Range High Range 

Previous Equity  € 11,519,307.00 € 11,519,307.00 € 11,519,307.00 

REAL ESTATE INVESTMENT Capital Gains € 7,465,888.80 € 8,766,138.80 € 10,066,388.80 

Capital Gains Tax (0%) € 0.00 € 0.00 € 0.00 

Structuring Costs - € 3,096,100.88 - € 3,781,431.16 - € 4,853,564.29 

Adjusted Equity Value (NNNAV) € 15,889,094.92 € 16,504,014.64 € 16,732,131.51 

 

 

 

 

 

 

In light of the conclusion obtained, it is worth noting the following 

observations: 

Observations: 

− Our conclusion should be interpreted only within the scope of and according to the 

procedures employed in this study, while deriving no responsibility beyond that 

concerning the reasonableness of the valuation procedures analysed and the results 

obtained.  

− Our work is carried out on an external and independent basis and therefore the results 

contained within it are in no way linked to agents related to the company or any 

other third party. 

− The result of this study is inextricably linked both to the truthfulness of the 

information provided to this end, and that provided for the independent valuations 

of the real estate assets. This in mind, the supplied balance sheet and other 

information provided by the petitionary is considered closely related to the results 

obtained, hence said results are conditioned by the reality of the accounts of the 

valued company. 

− The figures featured on the balance sheet have not been checked against supporting 

documentation, such as deeds, deposit certificates or verification of entries, since 

these kinds of tasks are not included in the scope of the work requested. 

− In regard to the balance sheet headings taken at their book value as the best 

approach, this has been considered basing the criteria on the nature of elements 

included in each heading.  
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7. CONCLUSION  

GESVALT SOCIEDAD DE TASACIÓN, S.A. (gesvalt), registered on the Special 

Appraisal Company Register of the Bank of Spain, as no. 4455, on the 27th 

of May 1994, has completed this report estimating the fair value of the 

company ARIMELIA ITG SOCIMI, S.A. at the 31st of March 2021, in accordance 

with the context of integration which the company is currently carrying out 

in order to be absorbed into the EURONEXT market. 

Our opinion is based on an objective and widely accepted methodology, 

using information provided by the petitionary. 

 

 

 

 

 

 

 

 

Conditions and Warnings: 

- Our analysis is substantially based on the information provided by the petitionary, meaning that it is carried out 

under the condition that there are no financial-capital variations or changes to the activity not included in this 

information.  

- The conclusions related to value included in this report are closely linked to observations set out in section 6 

herein, which envisage and limit the scope of the work carried out.  

- Likewise, our opinion is not considered a vested interest, and is based purely on finding a fair value, close to 

market price, which does not take into account the subjective components, synergies, competitive advantages, 

logistics, opportunities or speculation which may have an effect on the closing price of any purchase-sale 

transaction. 

- The approach to this valuation is to apply, at all times, the concept of a going concern, without attempting to 

value potential changes in the activity management policies. In this sense, the final value is obtained from a 

perspective of current investment in the Company and the sector in which it operates, based on reasoned and 

justifiable hypotheses. 

- The company's annual accounts are interim. This in mind, the result of the valuation is linked to the veracity of 

said information. 
 

GESVALT SOCIEDAD DE TASACIÓN, S.A. accepts no liability in terms of ownership or 

responsibilities derived from the valued property, nor do they have any vested interest in it. 

The financial compensation charged for carrying out this report is in no way contingent on the 

conclusions drawn within. 

Madrid, 20th of July 2021 

GESVALT SOCIEDAD DE TASACIÓN, S.A. 

   

Fernando Gálvez Saborido 
Consultor Advisory Services 
 

Roberto Guiñales Agustín 
Business & Intangible Assets Manager 
Advisory Services 
CEVE® Miembro IEAF 

 

 

 

NNNAV (31/03/2021) LOW RANGE MID RANGE HIGH RANGE

Equity  value ❶ € 11,519,307.00 € 11,519,307.00 € 11,519,307.00

Capital gains on real estate assets ❷ € 7,465,888.80 € 8,766,138.80 € 10,066,388.80

Adjusted Equity Value (NNNAV) ❶+❷-❸ € 15,889,094.92 € 16,504,014.64 € 16,732,131.51

Structuring costs ❸ -€ 3,096,100.88 -€ 4,853,564.29-€ 3,781,431.16
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8. FIGURES SUMMARY (Break Down of the assets and their valuation method)  

ARIMELIA PORTFOLIO 

Number Name Description 
Refurbished 
Market Value 

(Net) 
€/m² 

Monthly 
Rent 

€/sqm/month IRR 
Exit Yield 

(Yr 10) 
Gross 
Yield 

Net 
Yield 

1 Linares 12 
Boulevard Príncipe Alfonso Hohenlohe 1; Puente 
Romano 

€ 2,000,000 € 18,587 € 7,000 € 43.70 4.26% 4.00% 4.20% 4.04% 

2 Amazonas 
Boulevard Príncipe Alfonso Hohenlohe 2; Puente 
Romano 

€ 1,575,000 € 13,433 € 6,550 € 43.44 4.44% 4.37% 4.99% 4.34% 

3 Orquídea Urbanización Marina Puente Romano 5; Jardín Persa € 5,500,000 € 24,529 € 15,000 € 45.80 3.72% 2.87% 3.27% 3.05% 

4 Dalia Urbanización Marina Puente Romano 5; Jardín Japones € 3,235,000 € 23,004 € 9,600 € 50.83 3.64% 3.12% 3.56% 3.23% 

5 
Villa 
Romano 

Calle Torre Verde 1; Conjunto Villamagna; Puente 
Romano 

€ 8,400,000 € 19,077 € 24,000 € 54.51 4.73% 2.87% 3.43% 3.32% 

6 & 7 Centro Polo 

Calle Los Nardos 51; Nueva Andalucía; Offices 
Staysure 

€ 5,295,000 

€ 4,500 € 20,000 € 24.49 7.06% 6.43% 6.53% 6.44% 

Calle Los Nardos 51; Nueva Andalucia; Work Space € 4,016 - - 10.00% 7.17% 1.50% 1.40% 

Calle Los Nardos 51; Nueva Andalucía; Residential € 5,977 - - 6.50% 6.60% 1.33% 1.25% 

Total   Aggregate Net Market Value (Capex Completed) € 26,005,000        

 

 

  



 

 

1.  

España 
MADRID 
T. +34 914 57 60 57 
gesvalt.es 

Portugal 
LISBOA 
T. +351 93 757 00 88 
gesvalt.pt 

Colombia 
BOGOTÁ 
T. +57 018 000 422 733  
gesvalt.com.co 

Head Offices 


