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CRESTYL real estate, s.r.o. 
(”Client”) 
Voctářova 2449/5 
180 00  Prague 8 
Czech Republic 

 
 

Jones Lang LaSalle s.r.o. (“JLL”)
Myslbek, Na Příkopě 21

110 00 Prague 1, Czech Republic

Ján Zibura MRICS

Tel: +420 224 234 809

jan.zibura@eu.jll.com

Jones Lang LaSalle s.r.o. (“JLL”)

16th November 2020 

Dear Sir, 

Valuation and report on Savarin Development, located in Prague 1, Czech Republic 

We have pleasure in reporting to you in accordance with our valuation engagement agreement regarding the above 
property. We understand that the valuation Report is required for the LTV Test Purposes of J & T BANKA, a.s. 

We have been provided by the Client with documents related to Savarin Development and have relied upon these 
documents as being true and complete copies of the originals. We have been also provided with floor areas and 
have assumed that these have been prepared accurately and in accordance with market practice. We have assumed 
there are no other material documents that would affect our valuation that have not been supplied to us. We have 
not been instructed to carry out a building survey or environmental risk assessment. 

The subject property was visited by us on 18th February 2020. We have carried out all the necessary enquiries with 
regards to rental values, investment yields, planning issues and investment considerations. We have used these to 
provide our opinion of Market Value of the subject property. 

We confirm that JLL provides the valuation services in the capacity as an External Valuer in accordance with the 
Royal Institution of Chartered Surveyors (RICS) Valuation Standards. We confirm that we have the appropriate 
knowledge, skills and understanding to undertake a valuation of this type of property. 

Should the Addressees want to include a reference to the Valuation in any other publication, our prior written 
approval will be sought, such approval not to be unreasonably withheld. 

Basis of Valuation 

Our Valuation has been prepared in accordance with the RICS Valuation – Global Standards, incorporating the 
International Valuation Standards. The basis of valuation is the Market Value of the property, as at the date of 
valuation, defined by the RICS as: 

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.” 
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The Report is subject to, and should be read in conjunction with, the attached General Terms and Conditions of 
Business and our General Principles Adopted in the Preparation of Valuations and Reports, which are attached in 
the appendices.  

The full interpretive commentary on Market Value Definition is attached at Appendix 3. 

Material valuation uncertainty due to Novel Coronavirus (COVID – 19) 

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organisation as a “Global Pandemic” 
on the 11th March 2020, has impacted global financial markets. Travel restrictions have been implemented by many 
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. Indeed, the current response to 
COVID-19 means that we are faced with an unprecedented set of circumstances on which to base a judgement. 

Our valuation is therefore reported on the basis of “material valuation uncertainty”’ as per VPS 3 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 subject property under frequent review. 

For the avoidance of doubt, the inclusion of the ‘material valuation uncertainty’ declaration above does not mean that 
the valuation cannot be relied upon. Rather, the phrase is used in order to be clear and transparent with all parties, in 
a professional manner that – in the current extraordinary circumstances – less certainty can be attached to the 
valuation than would otherwise be the case. 

Valuation Summary 

Having regard to the contents of this Report, we are of the opinion that the Market Value of Savarin Development, 
located in Prague 1, Czech Republic, at the valuation date, which is 31st October 2020, was apportioned as follows: 

 

MARKET VALUE OF PALAC SAVARIN 
EUR 45,000,000 

(Forty-Five Million Euros) 

and 

MARKET VALUE OF PROJECT SAVARIN 
EUR 142,700,000 

(One Hundred and Forty-Two Million Seven Hundred Thousand Euros) 

 

We understand that the valuation is required for the LTV Test Purposes of J & T BANKA, a.s. 

Market Value is understood as the value of the property estimated without regard to cost of sale or purchase, and 
without offset for any associated taxes. Therefore, no allowances have been made for any expenses of realisation, 
or for taxation, which might arise in the event of a disposal. The property is considered as if free and clear of all 
mortgages or other charges which may be secured thereon. 
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Transaction costs typically comprise the following: 

a) Stamp duty is not applicable for the transfer of shares of an asset holding company. Transfer duty on the sale 
of assets is likely to be abolished in the Czech Republic retrospectively as of 1st December 2019; 

b) Court registration and Notarial fees: vary according to transaction, however these are not significant; 
c) The transfer of real estate is VAT exempt, except for transfers made within five years after the official completion 

of the construction; 
d) Agent’s fees at 0.5-3.0% of purchase price plus VAT. It is more likely that a fee of 0.5% would be charged on an 

investment disposal and a higher fee around 3% charged on the acquisition of land. 

This Report on Savarin Development has been prepared for and only for  CRESTYL real estate, s.r.o.and J & T BANKA, 
a.s. for the purposes of assisting to value the property as at 31 October 2020 on the basis of Market Value for the LTV 
Test Purposes and for no other purpose. To the fullest extent permitted by law, we do not accept or assume 
responsibility or liability in respect of the whole or any part of the report or valuation for any other purpose or to 
any other person or entity to whom the report or valuation is shown or disclosed or into whose hands it may come, 
whether published with our consent or otherwise, except where expressly agreed by our prior consent in writing. 

Finally, and in accordance with our normal practice we confirm that this Report is confidential to the party to whom 
it is addressed for the specific purpose to which it refers. No responsibility whatsoever is accepted to any third party 
and neither the whole of the report, nor any part, nor references thereto, may be published in any document, 
statement or circular, nor in any communication with third parties without our prior written approval of the form 
and context in which it is to appear.  

Yours faithfully, 

 

 
 

 

 
Ján Zibura MRICS 

Senior Director 
Head of Valuation Czech Republic 

Jones Lang LaSalle, s.r.o. 
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Savarin Development 

X  
Address Prague 1, Czech Republic 

Location  The subject site is located in the centre of Prague 1 with access points off 
Wenceslas Square, Na Příkopě Street, Panská Street and Jindřisská Street.  

The western entry point is the most predominant entrance and located off 
Wenceslas Square, where the building has a large and visible façade to passing 
shoppers. The northern entry point is off Na Přikopě Street through Palác 
Savarín passage. The street is a pedestrianized shopping street with retailers 
such as H&M, Zara, New Yorker, Vodafone etc. The southern entry point and 
façade is on Jindřišská Street. The street intersects Wenceslas Square and has 
numerous trams running in both directions. The eastern entry point is off Panská 
Street. The street joins Jindřišská Street to the southwest and Na Příkopě Street 
to the northeast.  

Public transport in the vicinity includes tram lines 1, 3, 5, 6, 9, 14, 24, 94, 95 and 96 
serving Jindřišská Street and metro lines A and B (Můstek station). 

Description Current Situation 

The site is a cross shape with entry points off the four streets as noted in the 
previous section. The current accommodation comprises brick built historical 
buildings adjacent to the street fronts with protected facades. The facades to all 
entry points are ornate and protected with varying standards of condition. The 
inner courtyard comprises partly of courts and partly of modern annexes to 
historical buildings from the 20th century. There is a historic classicist riding hall 
located inside the courtyard which is culturally protected. The existing Property 
comprises of six mixed use buildings. Each building has retail accommodation 
located on the ground floors. The internal accommodation varies in standard 

1 Executive Summary 
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and provides a variety of uses, ranging from office space, retail accommodation, 
bar and restaurant usage and sports facilities. 

Proposed development 

The future development consists of the construction of a new commercial 
administrative area in the shape of cross that requires construction of passages 
connecting the streets Na Příkopě, V Cípu, Jindřišská and Wenceslas Square all 
leading to one point in the courtyard area near the former riding hall which will 
serve as the transport and communication node. The riding hall will connect 
retail area located below ground level and passages located above ground level. 

The future development will provide total lettable area extending to 55,024 sqm. 
One part of the development in the form of Palac Savarin will offer 3,577 sqm 
including 610 sqm of external seating and terraces. The second part, Project 
Savarin will provide 51,447 sqm including 4,147 sqm of external seating and 
terraces. The premises will be predominantly used as a retail and office area as is 
detailed shown in the section of accommodation. There will also be 120 car 
parking spaces. 

Tenure Freehold. 

Accommodation The proposed Savarin Development will provide the following accommodation: 

Table: Palac Savarin -Proposed Accommodation Schedule 

Project name Accommodation Share Gross Rentable 
Area (sq m) 

Palac Savarin Office 12.84% 459 
Palac Savarin Retail 63.84% 2,284 
Palac Savarin External Seating - Retail 9.73% 348 
Palac Savarin Terraces - Retail 7.32% 262 
Palac Savarin Storages - Retail 6.27% 224 
Total   3,577 

Source: Floor Area, Crestyl Group, October 2020 

Table: Project Savarin -Proposed Accommodation Schedule 

Project name Accommodation Share Gross Rentable 
Area (sq m) 

Project Savarin Office 37.13% 19,100 
Project Savarin Retail 52.19% 26,850 
Project Savarin External Seating - Retail 2.38% 1,222 
Project Savarin Storages - Non-retail 2.62% 1,350 
Project Savarin Terraces - Office 5.69% 2,925 
Project Savarin Parking - Office  120 spaces 
Total   51,447 

Source: Floor Area, Crestyl Group, October 2020 
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Total gross lettable area of the proposed Development Savarin includes 55,024 
sqm including external seating and terraces. 

Tenancy Considering the early stage of the proposed Development, we understand that 
there is no lease or pre-lease within the subject property. 

Purpose of Valuation Market Value for the LTV Test Purposes of J & T BANKA, a.s. 

Residual Valuation Assumptions Palac Savarin 

Total Pending Development Costs (€ 14,520,922) and the developer’s profit (€ 
9,817,877) amount to € 24,338,799. Net Disposal Proceeds (€ 75,270,392) less total 
costs (€ 24,338,799) give a residual value of € 50,931,593.  

We deduct interest on the Property (€ 5,237,513) and Purchase Costs of 1.50% (€ 
675,282) to give a Residual Value of € 45,018,798 rounded to € 45,000,000. 

Project Savarin 

Total Pending Development Costs (€ 182,859,295) and the developer’s profit (€ 
79,504,069) amount to € 262,363,364. Net Disposal Proceeds (€ 432,855,489) less 
total costs (€ 262,363,364) give a residual value of € 170,492,125.  

We deduct interest on the Property (€ 25,610,489) and Purchase Costs of 1.50% (€ 
2,141,108) to give a Residual Value of € 142,740,527 rounded to € 142,700,000. 

Valuation Date 31st October 2020 

Date of Property Inspection 18th February 2020 

Market Value of Palac Savarin  EUR 45,000,000 

Market Value of Project Savarin  

 

EUR 142,700,000 

This summary should be read in conjunction with the remainder of the valuation report and must not be relied upon in 
isolation. 
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RISK ASSESSMENT 

Risk Type of risk Comment 

Yes means risk 

Risks connected with legal state of property 

YES☐ NO ☒ 
Real property is not properly registered in 
the Land Registry 

 

YES☐ NO ☒ The actual use of the building is in conflict 
with the occupancy permit 

 

YES☐ NO ☒ Construction on foreign land (§ 1084 - § 1086)  

YES☐ NO ☒ Temporary construction (§ 506)  

YES☐ NO ☒ Disputability of registration / Duplicate 
ownership (§ 985, § 986) 

 

YES☐ NO ☒ The ongoing renovation register plans  

YES☐ NO ☒ Part of the building on neighbouring land (§ 
1087) 

 

YES☐ NO ☒ Seal (§ 14 and § 16 Cadastral law)  

YES☐ NO ☒ Additional ownership (§ 1223 - § 1229)  

Risk connected with locality 

YES☐ NO☒ Property located in flood zone According to http://www.dppcr.cz/html_pub/, the 
property lies outside of flooding risk zones. 

YES☐ NO☒ Property located in area with environmental 
burden (water, air, land, etc.)  

YES☐ NO☒ Property located in area with worsened 
environmental factors (noise, manufacture, 
industry, etc.) 

 

YES☐ NO☒ Property in area with natural risk (Radon, 
odour, insects, wind, landslides etc.)  

YES☐ NO☒ Poor access to Property  

2 Risk Assessment 
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RISK ASSESSMENT 

Risk Type of risk Comment 

YES☐ NO☒ Property located in preservation area Please note that the subject property is located 
within the protected area of heritage reserve. 

YES☐ NO☒ Demographically adversely influenced area  

Real lien and similar restriction 

YES☐ NO☒ Easement / Other lien The cadastral extracts record several easements. 
These easements are regarding the right of way and 
passage and the placement and maintenance of 
engineering networks. Moreover, there are 
registered easements in favour of the subject 
property related to the right of way and passage 
and placement of engineering networks as well. 

We understand that they do not cause any defects 
on the subject Property and have no impact on the 
ownership of the Property. 

YES☐ NO☒ Right to first offer (§ 2140)  

YES☒ NO☐ Right of pledge (§ 1309 - § 1319) The extracts record the liens on all claims up to 
the amount of EUR 151,000,000 and EUR 
111,000,000 in favour of J & T BANKA, a.s, 
obligation to all subject land plots. 

YES☐ NO☒ Notes connected with person or property – 
bankruptcy, etc. (§ 22, § 23, § 25 Cadastral 
law) 

 

YES☐ NO☒ Risk with connection to services and other 
public utilities (§ 509)  

YES☐ NO☒ Transferable property rights (§ 2040 - § 2044)  

YES☐ NO☒ Right of construction (§ 1240 - §1255)  

YES☐ NO☒ Necessary public access (§ 1029 - § 1036)  

YES☐ NO☒ Preferential order for other rights  

YES☐ NO☒ Historical lien on property taken from old 
Cadastral Registry (§ 62 cadastral law) 

 

YES☐ NO☒ Rent charge / future rent charge (§ 2707 - § 
2715) 

 



 
 

  

Savarin Development Czech Republic | 31 October 2020 

© 2020 Jones Lang LaSalle IP, Inc. All rights reserved 11

RISK ASSESSMENT 

Risk Type of risk Comment 

YES☐ NO☒ Other legal risk  

Other risk 

YES☐ NO☒ Property in poor technical condition  

YES☐ NO☒ Long-term vacancy of Property  

YES☐ NO☒ Property under construction for long period 
of time  

YES☐ NO☒ Property is oversized in regard to capacity  

YES☐ NO☒ Reservation of ownership (§ 2132, § 2133, § 
2134) 

 

YES☐ NO☒ Reservation to repurchase (§ 2135 - § 2139)  

YES☐ NO☒ Reservation to resell (§ 2139)  

YES☐ NO☒ Buy for trial (§ 2150, § 2151)  

YES☐ NO☒ Reservation of better buyer (§ 2152, § 2153)  

YES☐ NO☒ Renouncement of losses on the land (§ 2926)  

YES☐ NO☒ Compensation for taking over the customer 
base (§ 2315) 

 

YES☐ NO☒ Machinery not part of property (§ 508)  

YES☐ NO☒ Restriction on economic transactions of 
Property relating to the use of public funding 
(§ 1761) 

 

YES☒ NO☐ Negative pledge (§ 1761) The extracts record the negative pledges for all 
subject land plots for the period of existence of 
mentioned liens. 

Access to the real property  

YES☐ NO☒ ☒ Access directly from public road The subject property can be directly accessed from 
land plots no. 2306/1, 2329, 2375 and 2373 which 
are in the ownership of the municipality of Prague. 

☐ Access through own land  
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RISK ASSESSMENT 

Risk Type of risk Comment 
 

☐ Access secured by easement  
 

☐ Other access  
 

☐ Without legal access  
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 Macro Location 

The subject property is situated in Prague, the capital of the Czech Republic which lies in the heart of the 
European continent between mature western markets and developing eastern and south-eastern markets. The 
city benefits from the established trans-European infrastructure system. The central location of the Czech 
Republic has made the country a significant transport hub with Prague being less than two hours away by plane 
from major European cities. Furthermore, Czech road and motorway network is one of the densest in the CEE 
region. As such, Prague has become a strategic location for numerous international businesses as a regional 
administrative headquarters. It is the country’s centre of politics, international relations, education, culture, and 
economic activities. 

Prague spreads over the area of 496 sq km and although it accounts for less than 1% of the Czech Republic’s total 
area, its population of 1.32 million makes up 12% of the total population of the country and records circa 25% of 
national GDP. Prague boasts a highly integrated and well-developed public transport system with three metro 
lines, a tram system and extensive bus routes. Further transport system upgrades are a major priority of the city 
administration. The nearest major cities are Plzeň (approx. 100 km south-west), Brno (about 200 km south-east) 
and Hradec Králové (about 120 km east). 

Prague represents an excellent location in terms of access to the main national and international routes. The 
Capital is connected to the national motorway D1 leading to Brno and Ostrava, further providing convenient 
connection between Prague and the eastern part of the Czech Republic towards Slovakia, Austria and Poland. 
Motorway D5 links Prague with western part of the Czech Republic and Germany. Additionally, there are several 
other motorways connecting the city with rest of the country. 

The main railway station offers connections to major European, regional and domestic cities. The nearest 
international airport is the Vaclav Havel International Airport, approximately 10 km to the north-west from the 
subject property. 

The map below shows the location of Prague in national context of the Czech Republic. 

3 Location 
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Map: Location of Prague in national context of the Czech Republic 

Source: JLL 

The major economic indicators for Prague and Czech Republic are presented below. 

Table: Economic indicators 
Location Population Unemployment 

Rate 
Average Gross Monthly 

Salary (CZK) 
Prague 1,325,280 3.4% 42,689 
Czech Republic 10,699,142 3.8% 34,271 

Source: Czech Statistical Office & Ministry of Labour and Social Affairs, September 2020 
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 Micro Location 

The subject site is located in the centre of Prague 1 with access points off Wenceslas Square, Na Příkopě Street, 
Panská Street and Jindřisská Street.  

The western entry point is the most predominant entrance and located off Wenceslas Square, where the building 
has a large and visible façade to passing shoppers. Surrounding development, across ground floor level, is mainly 
retail accommodation, with the Van Graaf store adjacent to the subject and H&M in the following building. On the 
north-western side of the Property is Wenceslas Square 9, a mixed-use development which provides more than 
2,000 sqm of office accommodation and 2,200 sqm of retail space. There are also numerous hotels and office 
areas across the upper floors of some buildings. Wenceslas Square is Prague’s Central Square and accommodates 
many events throughout the year, including the Christmas markets.  

The northern entry point is off Na Přikopě Street through Palác Savarín passage. The street is a pedestrianized 
shopping street with retailers such as H&M, Zara, New Yorker, Vodafone etc. It provides frontage to numerous 
shopping centres including Slovanský Dům, Myslbek and Černá Růže. To the east is Palladium, one of the largest 
shopping centres in Prague, completed in 2007. The subject building’s facade is prominent and highly visible by 
passing shoppers, albeit with a relatively small entry point. 

The southern entry point and façade is on Jindřišská Street. The street intersects Wenceslas Square and has 
numerous trams running in both directions. Surrounding occupiers include Česká Pošta, ČSOB, H&M and 
numerous restaurants and cafes. Although the façade is prominent, the street does not have the dominance that 
Wenceslas Square and Na Příkopě Street provide.  

The eastern entry point is off Panská Street. The street joins Jindřišská Street to the southwest and Na Příkopě 
Street to the northeast. It provides on street parking for Prague 1 permit holders and entry points to adjacent 
hotels, a side entry to Černá Růže and small shops including a tobacconist.  

Public transport in the vicinity includes tram lines 1, 3, 5, 6, 9, 14, 24, 94, 95 and 96 serving Jindřišská Street and 
metro lines A and B (Můstek station). 

A location map is attached in Appendix 4 of this Report.  
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 Site Characteristics 

The subject site is located within the cadastral district of Nové Město in Prague 1. It is generally level and a cross 
shape. Access and egress from the site is via Wenceslas Square, Na Přikopě Street, Panská Street and Jindřisská 
Street. According to the Cadastral Extracts number 3562 and 7699, dated 30th October 2020, the site extends to a 
total area of 15,495 sqm.  

A site map is attached in Appendix 6 of this report. 

 Access 

The Property is strategically located and benefits from excellent communication and public transport facilities. 
Considering the intended development, the property will be accessible from four directions with access points off 
Wenceslas Square, Na Příkopě Street, Panská Street and Jindřisská Street. The subject property can be directly 
accessed from land plots no. 2306/1, 2329, 2375 and 2373 which are in the ownership of the municipality of 
Prague. 

Public transport in the vicinity includes tram lines 1, 3, 5, 6, 9, 14, 24, 94, 95 and 96 serving Jindřišská Street and 
metro lines A and B (Můstek station). 

 Property Description 

Current Situation 

The site is a cross shape with entry points off the four streets as noted in the previous section. The current 
accommodation comprises brick built historical buildings adjacent to the street fronts with protected facades 
(except from that of Darex building). The facades to all entry points are ornate and protected with varying 
standards of condition. The inner courtyard comprises partly of courts and partly of modern annexes to historical 
buildings from the 20th century. Decision on the removal of buildings located in the inner courtyard has been 
already issued and subsequent demolitions has been partially executed.  

There is a historic classicist riding hall located inside the courtyard which is culturally protected. Whole courtyard 
is directly accessible from the V Cípu Street, from other streets the courtyard is accessible through the passage of 
the existing buildings. 

The existing Property comprises of six mixed use buildings. We understand that the Darex Building comprises 
Grade A- accommodation with the remaining properties generally comprising Grade B office accommodation. 
Each building has retail accommodation located on the ground floors. The internal accommodation varies in 
standard and provides a variety of uses, ranging from office space, retail accommodation, bar and restaurant 
usage and sports facilities. 

Proposed Development 

The future development consists of the construction of a new commercial administrative area in the shape of 
cross that requires construction of passages connecting the streets Na Příkopě, V Cípu, Jindřišská and Wenceslas 
Square all leading to one point in the courtyard area near the former riding hall which will serve as the transport 

4 Description 
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and communication node. The riding hall will connect retail area located below ground level and passages 
located above ground level. 

The future development will provide total lettable area extending to 55,024 sqm. One part of the development in 
the form of Palac Savarin will offer 3,577 sqm including 610 sqm of external seating and terraces. The second part, 
Project Savarin will provide 51,447 sqm including 4,147 sqm of external seating and terraces. The premises will be 
predominantly used as a retail and office area as is detailed shown in the section of accommodation. There will 
also be 120 car parking spaces.  

The proposed subject Property will be divided to three separate zones. Underground parking spaces together with 
technical units will be primarily located on the 4th to the 2nd floor below ground level. The access to the 
underground parking is secured by an outdoor ramp from Wenceslas Square. Garages are interconnected with 
higher floors through escalators and lifts. Retail, restaurants, areas for entertainment as well as passages are 
located on all 5 floors above the garages. Retail units located on the 2nd and the 3rd floor are arranged all along 
the passages and around the atrium of a riding hall. Design of retail units is variable in order to be tailored 
according to tenants’ requirements. Office space will be provided on the top four floors from the 4th to the 7th 
floor of the building, respectively from the 3rd to the 8th floor in the area of Jindřišská Street and is arranged as a 
large space with a possibility of division on smaller units. All offices are accessible from the ground floor of the 
three office lobby entrances. The 1st and 2nd floors will be interconnected with escalators running throughout the 
property. In addition, an overhead footbridge will connect the 2nd floor from the Panská to Václavské Náměstí 
sections. 

We understand that the office accommodation will be built across six floors and to a Grade A quality comprising 
suspended ceilings incorporating fluorescent lighting, fan coil HVAC system and raised floors. 

With the exception of the Darex building facade, we understand the existing facades will remain in place across all 
four streets, albeit refurbished to a high standard. 

 Condition and State of Repair 

As of the date of our inspection, the commencement of construction of the proposed development has not started 
yet but several old former buildings have been removed in order to prepare the site for the intended 
development. 

Photographs taken on the date of inspection are included within the Appendix 8 of this Report. 

 Services 

We understand that all the main services are available on-site including electricity, telephone, heating, gas, water 
and sewage system. We have assumed that the capacity of services is adequate for use of the property.  

 Accommodation 

We have been provided with the future floor areas by the Client. For the purposes of the valuation we have 
assumed the information relating to the proposed accommodation provided by CRESTYL group is correct and 
accurate. We understand the gross lettable area of Palac Savarin will comprise of 3,577 sqm including external 
seating and terraces. Another part of the intended Development in the form of Project Savarin includes a gross 
lettable area of 51,447 including external seating and terraces as well. 
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We outline the proposed areas of the Property as follows: 

Table: Palac Savarin -Proposed Accommodation Schedule 

Project name Accommodation Share Gross Rentable 
Area (sq m) 

Palac Savarin Office 12.84% 459 
Palac Savarin Retail 63.84% 2,284 
Palac Savarin External Seating - Retail 9.73% 348 
Palac Savarin Terraces - Retail 7.32% 262 
Palac Savarin Storages - Retail 6.27% 224 
Total   3,577 

Source: Floor Area, Crestyl Group, October 2020 

Table: Project Savarin -Proposed Accommodation Schedule 

Project name Accommodation Share Gross Rentable 
Area (sq m) 

Project Savarin Office 37.13% 19,100 
Project Savarin Retail 52.19% 26,850 
Project Savarin External Seating - Retail 2.38% 1,222 
Project Savarin Storages - Non-retail 2.62% 1,350 
Project Savarin Terraces - Office 5.69% 2,925 
Project Savarin Parking - Office  120 spaces 
Total   51,447 

Source: Floor Area, Crestyl Group, October 2020 

Total gross lettable area of the proposed Development Savarin includes 55,024 sqm including external seating 
and terraces. 

 Soil Conditions and Contamination 

We understand that the Property does not have any negative impact on the environment, humans or surrounding 
buildings. It has been built using materials that do not have any deleterious effect on the natural environment or 
human health. 

Additionally, we are not aware of the content of any environmental audit or other environmental investigation or 
report which may have been carried out on the Property, and which may draw attention to the existence or 
possibility of any contamination. 

Additionally, during our inspection, we have not noticed any signs of contamination. We reserve the right to 
review our valuation should any significant contamination be discovered. 

The Properties have been assessed on the basis of no actual or potential contamination and that the building is fit 
for its intended usage. 
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 Flood Risk 

The property is situated outside of the flood area and it has no history of flooding within the immediate vicinity.  

Map: Flood Risk 

 
Source: http://dppcr.cz/html_pub/ 
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 Tenure 

We have been provided with the Extracts from Cadastral Land Register, Tittle Lists no. 3562 and 7699, Cadastral 
area of Nové Město, dated on 30th October 2020. We understand that as of the date of valuation the company 
WELWYN COMPANY, a.s. held the Right of Freehold over the subject property except the land plot no. 586/1 which 
is in the ownership of Palace Savarin, s.r.o. However, please note that the company Palace Savarin, s.r.o. is 100% 
owned by the Crestyl Group. 

These documents identify the Property as 9 land plots measuring a total area of 15,495 sqm and the 
administrative buildings no. 835, 837, 852, 896, 1480, 900 located on the following plots no. 576, 578, 586/1, 593, 
595, 599 and one building without assigned number located on the plot 586/4. 

Table: Tenure summary – Cadastral Extracts no.3562 and 7699 
No. Title List Plot no. Size sq m Use Owner 

1 7699 586/1 2,426 Building and Courtyard Palace Savarin, s.r.o. 
2 3562 576 3,905 Building and Courtyard WELWYN COMPANY, a.s. 
3 3562 578 1,122 Building and Courtyard WELWYN COMPANY, a.s. 
4 3562 586/2 367 Other Area WELWYN COMPANY, a.s. 
5 3562 586/4 1,236 Building and Courtyard WELWYN COMPANY, a.s. 
6 3562 593 3,388 Building and Courtyard WELWYN COMPANY, a.s. 
7 3562 595 787 Building and Courtyard WELWYN COMPANY, a.s. 
8 3562 599 2,261 Building and Courtyard WELWYN COMPANY, a.s. 
9 3562 2306/6 3 Other Area WELWYN COMPANY, a.s. 

 Total 15,495     

Source: Cadastral Land Register, Title Lists No. 3562 and 7699, dated on 30th October 2020 

The copies of the Title Lists no. 3562 and 7699 are attached in the Appendix 5 to this report. 

 Easements, Mortgages and Other Rights 

5.2.1 Easements 

The cadastral extracts record several easements. These easements are regarding the right of way and passage 
and the placement and maintenance of engineering networks. Moreover, there are registered easements in favour 
of the subject property related to the right of way and passage and placement of engineering networks as well. 

We understand that they do not cause any defects on the subject Property and have no impact on the ownership 
of the Property. 

For the purpose of this valuation we have assumed that all the rights of ways are fully transferable to any other 
successive owner and have no financial obligations. 

 

 

5 Legal  
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5.2.2 Mortgages 

The extracts record the liens on all claims up to the amount of EUR 151,000,000 and EUR 111,000,000 in favour of J 
& T BANKA, a.s, obligation to all land plot listed in above-mentioned Table. 

There are negative pledges for all above-listed land plot for the period of existence of mentioned liens. 

For the avoidance of doubt our valuation does not take into account any mortgage to which the property may be 
subject. 

 Master Plan 

The Property is located within the jurisdiction of Prague City Council whose planning policies are contained within 
the master plan (Zoning Master Plan of Prague, 1999) with valid adjustments.  

According to the relevant Master Plan the subject site is located within mixed urban zone SMJ (smíšené území 
městského jádra) as shown on the map below. The current master plan standardly allows residential 
accommodation and retail up to 15,000 sqm, office accommodation, schools and other civic amenities. We note 
that in exceptional circumstances this can be extended 40,000 sqm. We therefore understand that the current 
proposed development area of the project is deemed acceptable as the amount of split between retail area and 
office space is within the permissible threshold outlined in the Masterplan. 

It is crucial to point out that the Property is under historical building protection and it lies in a conservation area. 
Therefore, we believe that there are strict controls (which are actively enforced) on making any alterations to 
certain sections of the Property. 

Map: Master Plan Extract Prague  

   
Source: https://app.iprpraha.cz/apl/app/vykresyUP/ 

We are not aware of any development and / or highway proposals in the vicinity that may have an impact upon 
the value of the Property in the near future. The Property has direct access to an adopted highway. 
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 Building & Occupancy Permits  

5.4.1 Zoning Permit 

We have been provided with a copy of Zoning Permit by the Client. This document no. UMP1 121919/2020 was 
issued on 23rd March 2020 by responsible authorities of the construction department of Prague 1. This Zoning 
Permit allows the reconstruction of inner courtyard related to the buildings no. 852, 835, 837, 896, 900 and 1480. 
The Zoning Permit has not yet become legally effective.  

5.4.2 Building Permit 

We have been provided with a copy of Building Permit by the Client. This document no. UMCP1 569925/2019 was 
issued on 10th December 2019 by responsible authorities of the construction department of Prague 1. This 
Building Permit allows the reconstruction of Palac Savarin. 

The copies of the Permits are attached in the Appendix 7 to this report. 

 Tenancy 

Considering the early stage of the proposed Development, we understand that there is no lease or pre lease within 
the subject property. 
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 Country Economy (Commentary, tables and graphs based on Oxford Economics, September 2020) 

Based on Oxford Economics, Czech GDP is forecasted to fall 6.1% in 2020. Despite a pick-up in activity in June the 
overall output in H1 contracted almost 12%. Moreover, the outlook for H2 is now distressed as the Czech Republic 
was hit by the second wave of the virus. As a result, the economic recovery, which was delayed until 2021, will be 
more gradual than forecasted several months ago, with GDP growing 5.7% next year. 

Consumer spending jumped due to the easing of lockdown, with retail sales growing since May till August on a 
monthly basis, yet in August the growth was only 0.3% m/m. On an annual basis the growth in August reached 
1.6%. But the recovery was uneven, with retail growing at the expense of hospitality, tourism and culture. Now 
with new restrictions on social distancing introduced at October 8, the outlook for the sector worsened. 
Combined with rising uncertainty on the labour market household will tend to keep more precautionary savings. 
Oxford Economics forecasts private consumption will contract 4.0% in 2020, with the recovery expected at a level 
of 4.0% in 2021. 

Industrial production improved in July, growing 5.7% m/m but was still over 4% down below pre-pandemic levels. 
The over-reliance on car manufacturing and deep integration into the automotive supply chain is a key 
vulnerability of the economy. Car production has now resumed but remains well below full capacity, due to both 
demand and health and safety reasons, and weak external demand will continue to hamper the recovery – 
industrial output is forecast to fall by 10.6% in 2020. 

The CNB maintains its stance to only use its newly acquired QE powers as a last resort to preserve financial stability 
and adopted a wait-and-see approach both at its June and September meetings. Depending on the evolution of the 
second wave and the impact on economic activity, the bank might feel more pressure to ease further. The 
government which has passed its budget deficit of CZK500bn (10% of GDP) for 2020 through the parliament, may 
have to extend its furlough scheme beyond end-October. 

Table: Czech Economic Growth Forecast 

Forecast for Czech Republic (Annual percentage changes unless specified) 
Year 2018 2019 2020 2021 2022 2023 
Domestic Demand 4.8  2.4  -2.9  5.0  3.6  2.7 
Private Consumption 3.5 3.0 -4.0 4.0 3.6 2.4 
Fixed Investment 10.0  2.1  -2.6  9.4 5.1  3.9  
Stockbuilding (% of GDP) 1.0  0.9  0.4  0.6  0.5  0.5  
Government Consumption 3.8  2.3 2.0  0.2  1.6 1.9  
Exports of Goods and Services 3.7   1.2  -12.0 9.9 6.2 3.3 
Imports of Goods and Services 5.8  1.3  -8.6 9.1  4.7 2.5 
GDP 3.2   2.3  -6.1 5.7  4.8 3.3  
Industrial Production 3.1   -0.4   -10.6 10.0 4.3 3.2  
Consumer Prices 2.2 2.8  3.1  2.4 2.0 2.0  
Current Balance (% of GDP) 0.5 -0.3 2.2 0.9 0.8 0.7 
Government Budget (% of GDP) 0.9 0.3  -6.5  -0.9  -0.9  -0.9  
Gross Government Debt (% of GDP) 31.6 30.1  38.8 44.1  41.5  39.8 
Short-Term Interest Rates (%) 1.27 2.12  0.86 0.80  1.31  1.61  
Exchange Rate (vs Euro) 25.64 25.67 26.37  24.55 23.90  23.44 

Source: Oxford Economics, September 2020 

6 Market Overview 
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 Prague Office Market Overview 

6.2.1 Stock and Supply  

At the end of Q3 2020, the total modern office stock in Prague increased to 3,727,300 sqm. The share of A class 
office space stands at 71%, with top quality projects, i.e. AAA class buildings, representing ca. 18% of the total 
stock. The largest office district is still Prague 4 (26% of the total stock), followed by Prague 5 (17%) and Prague 8 
(16%). 

In Q3 2020, three office buildings totalling 21,200 sqm were completed in Prague. New supply included the 
construction of Administrativní budova Českých přístavů (2,700 sqm) in Prague 7, AFI City 1 (15,900 sqm) and 
Poděbradská (2,400 sqm), both located in Prague 9. 

The pace of construction activity, which was strong in previous quarters, has started to slow down in Q2 2020. 
There is currently approximately 154,800 sqm of office space under construction (-43% below the 5-year average) 
with the scheduled completion between Q4 2020 – 2022. The highest portion of the new supply is scheduled to be 
delivered in Prague 8 (30% of the total space under construction), followed by Prague 9 (20%) and Prague 6 (17%). 
The share of speculative construction currently stands at 65% which is the same level as a year ago. In reaction to 
the current situation on the market, we expect further pressure on securing pre-lease levels prior to commencing 
construction. The total new supply for 2020 is estimated to reach the level of ca. 155,300 sqm. 

In Q3 2020, three new projects and one refurbishment commenced construction. These included a new 
construction of the first building of one of the most awaited developments in Prague - Smíchov City Na Knížecí 
(8,300 sqm) in Prague 5, followed by Florenc Gate (4,500 sqm) in Prague 8, Košířská brána (2,500 sqm) in Prague 5 
and refurbishment of Olbrachtova 5 (2,000 sqm) in Prague 4. 

Table: Major Office Projects Under Construction*  
Property District Completion Size (sqm) 
Harfa Business Centre B Prague 9 Q4 2021 30,700 
Bořislavka Prague 6 Q1 2021 25,600 
Dock In Five Prague 8 Q3 2022 21,600 
Bubenská 1 Prague 7 Q3 2020 19,700 
Mississippi House Prague 8 Q3 2021 13,300 

* Only projects with GLA equal or exceeding 13,000 sqm of office space were included in this overview 

Source: JLL, PRF, Q3 2020 
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Map: Office Space Under Construction 
 

Source: JLL, PRF, Q3 2020 
 

6.2.2 Demand 

Economic slowdown and uncertainty took its toll on office market performance during Q3 2020, particularly in 
terms of net take-up. Gross take-up underperformed against the 5-year average by 27% and reached 86,200 sqm 
of leased office space. However, on a quarterly basis it shows an improvement of 9%. Year-on-year, gross take-up 
increased by 7%. Net take-up, which excludes renewals, was 60% below the 5-year average and amounted to 
32,400 sqm (-29% q-o-q and -35% y-o-y). At the same time, it is the lowest level since Q4 2013. The most active 
sector in net demand (excl. undisclosed deals) was represented by Finance (39%), followed by IT (35%) and 
Advertising / Media (8%). 

Graph: Net Office Take-up and New Supply (Q3 2019 – Q3 2020) 

Source: JLL, PRF, Q3 2020 
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The highest level of leasing activity was recorded in Prague 4 (45% of the total gross demand) where the largest 
transaction of the quarter was signed – the renegotiation of UniCredit Bank (22,900 sqm) in BB Centrum Filadelfie. 
Other active districts included Prague 8 (21%) and Prague 5 (11%). 
6.2.3 Vacancy 

Due to weaker leasing activity in terms of net demand and negative net absorption in Q3 2020, the vacancy rate 
increased to 7.0% (+90 bps q-o-q). The largest availability was in Prague 5 with 59,300 sqm, representing a vacancy 
rate of 9.1%. In market response to the COVID-19 pandemic, the sublease market has further grown and increased 
the competition by another 49,400 sqm for immediate sublease in Q3 2020. 

Graph: Vacancy Rate in Core Office Districts (Q3 2020 vs Q3 2019) 

Source: JLL, PRF, Q3 2020 

6.2.4 Rental Levels 

In Q3 2020, prime headline rents in the city centre remained stable, oscillating at a level of €21.00 – 22.00 
sqm/month. Inner city rents stood at between €14.50 – 17.50 sqm/month in Prague 2, in the range of €14.50 – 
16.90 sqm/month in Pankrác (Prague 4), at €14.50 – 16.00 sqm/month in Smíchov (Prague 5) and in the range of 
€15.00 – 17.00 sqm/month in Florenc (Prague 8). Rents in the outer city markets reach €13.50 – 15.00 m2/month. 

All of these values refer to headline levels achieved in a limited number of prime properties. These prime projects 
are usually new developments, of above standard quality and/or very well located. Second hand products stand at 
approximately €1.50 below the ranges described above. 

6.2.5 Net Absorption* 

* (Net Absorption represents the change in the occupied stock within a market during the survey period.) 

After 5 years of positive development, quarterly net absorption in Prague was negative and declined by ca. 14,300 
sqm in Q3 2020. Negative net absorption caused vacancy rate increase in most of Prague districts. With a view to 
the level of new supply coming to the market in the last quarter of the year, and the estimated pre-lease dynamics, 
we forecast overall 2020 net absorption to reach ca. 45,000 – 65,000 sqm which would be the lowest level since 2013. 
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Graph: Net Absorption in Q3 2020 by Districts (sqm) 

Source: JLL, PRF, Q3 2020 
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6.3.1 Stock and Supply 

Prague 1 office stock, the fourth largest market in Prague, has reached 523,000 sqm at the end of Q2 2020, which is 
approx. 14% of the total stock. The share of new build office stock in Prague 1 stands at 43%, the remaining 57% 
being refurbishments. 

In 2018, three new projects were delivered to the market totalling ca. 14,300 sqm of office space. It includes a 
refurbishment of Nekázanka 11 with ca. 5,600 sqm of office space, a refurbishment of Albatros Národní building 
with ca. 4,000 sqm and a refurbishment of Mango Building with ca. 4,700 sqm of office space. All these projects 
were delivered in H1 2018. 

During 2019, two projects totalling ca. 3,900 sqm of office space were completed. It includes a refurbishment of 
Palác ARA (2,600 sqm) and a refurbishment of Na Poříčí 5 (1,300 sqm).  

In Q2 2020, The Flow Building (14,100 sqm) was completed which represents the only new development in Prague 
1 in H1 2020. Currently, there is approximately 10,900 sqm of offices under construction with expected completion 
in Q4 2020. On the top of that, there are two notable projects in planning stage - Masaryk station by Penta and 
Savarin by Crestyl. 

The following table lists the expected future completions in Prague 1: 

Table: Planned Office Supply in Prague 1 

 

 

 

 

 

 

Key: IC= Inner City, OC= Outer City 
Source: JLL, Q2 2020  

6.3.2 Demand 

In Q2 2020, Prague 1 was with the gross take-up of 18,100 sqm the second most active district in the city. This 
represents 23% of the total gross take-up volume in Prague during the quarter. Compared to Q2 2019, gross take-
up in the district increased more than triple. Against Q1 2020 results, gross take-up increased by 74%. The share of 
renegotiations in Prague 1 was with 67% above the city average of 43%.  

Overall in H1 2020, demand for office premises in Prague 1 totalled 28,400 sqm which represents approx. 19% of the 
total gross take-up and the third highest share among Prague districts during the period. 

 

 

 

 

 

 

Building Name District Status 
Planned 

Completion Year 
Office Space 

(sqm) 

Na Příkopě 33 Prague 1 - CC UC Q4 2020 7,500 

VN 37 Prague 1 - CC UC Q4 2020 2,100 

Hybernská 1 Prague 1 - CC UC Q4 2020 1,500 

VN 33 Prague 1 - CC Planned Q2 2021 5,000 
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Table: The most significant deals in H1 2020 in Prague 1 

Building Size (sqm) Tenant Type of deal Period 
Myslbek 5,500 Plzeňský prazdroj renegotiation Q2 2020 

The Flow Building 2,600 Scott & Weber pre-completion Q1 2020 

Quadrio 2,500 MetLife pojišťovna renegotiation Q2 2020 

VN 37 1,800 mo-cha Václavák pre-completion Q1 2020 

Myslbek 1,700 Kinstellar renegotiation Q2 2020 

Source: JLL, PRF, Q2 2020 

Table: Prague 1 Take-up Summary 

 

 

 

 

Source: JLL, PRF, Q2 2020 

 

6.3.3 Vacancy 

Prague 1 is the fourth largest submarket in the city. Therefore, the district is not that sensitive to new completions 
and the vacancy rate there has been relatively stable.  

Between 2009 – Q1 2015 the vacancy rate in Prague 1 has been gradually increasing. In Q1 2015 it reached its 
maximum of 20.3% and since then it has been decreasing. Over the last three years, the vacancy rate in Prague 1 
has been decreasing mainly due to very limited new supply and strong demand for office space. 

The average vacancy rate in Prague 1 is currently at 5.7%, representing the sixth highest level among Prague 
districts in Q2 2020, however it is still below the city average of 6.1%. 

Take-up 2015 2016 2017 2018 2019 H1 2020 

Total Gross Take-Up (sqm) 44,700 58,400 56,100 63,000 48,200 28,400 

Total Net Take-Up (sqm) 34,100 44,600 43,500 49,700 32,700 14,500 

Renegotiations (%) 24 24 22 21 32 49 

Absorption (sqm) 23,900 10,500 34,600 32,000 9,200 -900 

Largest Deal (sqm) 6,200 2,800 5,300 5,800 2,700 5,500 
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Chart: Prague 1 Completions, Gross Take-Up and Vacancy 

Source: JLL, PRF, Q2 2020 

6.3.4 Rental Levels 

In Q2 2020, prime headline rents in the city centre remained stable, oscillating at a level of 21.00 and 22.00 
€/sqm/month. However, with varying recent and ongoing policy response and the mitigating implications due to 
the Covid-19 pandemic, it is too early for us to provide a quantitative and robust assessment of value impact. 
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 Czech Retail Market Overview 

6.4.1 Summary 

The Czech Republic has a population of 10.69 million inhabitants and represents the second largest customer 
base in Central Europe after Poland. It includes 4 leading markets of Prague, Brno, Ostrava and Pilsen with the 
population exceeding 150,000 and six secondary markets with a number of inhabitants between 85,000 to 
150,000 comprising the cities of Liberec, Olomouc, České Budějovice, Hradec Králové, Ústí nad Labem and 
Pardubice. 

Map: Czech Retail Market Summary 
 

 
Source: JLL, Czech Statistical Office 2020 

6.4.2 Stock and Supply 

By the end of Q3 2020, the total retail stock in the Czech Republic reached 3,750,200 sq m of modern retail space. 
Shopping centres form approximately 69% of the space, retail parks represent 27%. The remaining space is situated 
within factory outlet stores and modern department stores. Furthermore, there is a number of hypermarkets with 
total floor area reaching almost 1.5 million square meters in approx. 325 stores (of which some are located within 
shopping centres). There are also over 550 supermarkets and over 700 discounters spread around the whole of the 
Czech Republic. 
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Graph: Retail Stock by Format 

 

Prague as the capital city represents the largest retail market in the country accounting for 27% of the total retail 
space. The second largest region in terms of retail stock include Moravian Silesian region where nearly 13% of the 
total country stock is situated. Brno, as the second largest city and the centre of the South Moravian region ranks 
third with approximately 11% of the total country stock. 

Graph: Existing shopping centre stock distribution by regions (in sqm) 

 

Source: JLL, November 2020 

During 2018, an extension to the existing shopping centre Galerie Butovice comprising 10,200 sq m of retail area 
was delivered in Prague. The extension is anchored by Kika furniture store. Another major opening includes the 
second outlet in Prague, Prague The Style Outlet (recently renamed to Premium Outlet Prague Airport) which 
provides approximately 20,000 sq m in its first phase. The project which was on hold and postponed for several 
years is situated next to the Prague Airport. Two more major completions were registered in Ostrava, the regional 
centre of the Moravian-Silesian region. In the last quarter of 2018, the extension of Géčko Ostrava Shopping 
Centre of 10,700 sq m was delivered. In addition, the first phase of Outlet Arena Moravia, with the sale area of 
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11,700 sq m, was completed. The project was developed by TK Development, a developer of the successful 
Prague’s Fashion Arena outlet centre. It is now the fourth existing outlet scheme in the Czech Republic.  

In terms of retail parks, during 2018, approximately 33,400 sq m of retail area in 10 projects were delivered in the 
country. The largest scheme includes Štěrboholy Retail Park which was completed in Q4 2018. With its 13,000 sq 
m it will increase retail provision in the eastern outskirts of Prague. During 2019, several retail parks totalling 
58,400 sq m of retail space were completed in the country. The largest ones include Aventin Shopping Znojmo 
(11,600 sq m), Retail Park Tábor (7,300 sq m), Stop Shop retail park in Třebíč (7,000 sq m) and Komerční Park 
Nehvizdy (5,800 sq m).  

During 2019, the shopping centre stock in the capital city increased by the completion of Stromovka Park by 
Lordship which provides 15,700 sq m of retail area in the district of Prague 7. It represents the only new opening of 
shopping centre format in the Czech Republic in 2019. There were no completions of shopping centres during Q1-
Q3 2020. 

Currently there is approximately 69,300 sq m of retail space under construction with the most notable project 
including a new scheme in Aventin Jihlava. 

In Prague, a new shopping centre in a multi-use project Bořislavka in Prague 6 is under construction. The project 
with focus on convenient retail and services will offer approximately 8,600 sq m of retail space and the completion 
is scheduled in Q1 2021. Two larger retail park schemes are under construction in Jihlava and Kolín. 

Table: Major retail projects under construction 
Name City GLA (sqm) Due In 
Aventin Jihlava Jihlava 21,000 Q4 2020/Q1 2021 

Retail Park Kolín Kolín 9,000 Q4 2020 

Bořislavka Prague 8,600 Q1 2021 

Source: JLL, November 2020 

6.4.3 Retail Density 

The highest shopping centre density in the Czech Republic is registered in the cities of Teplice, Liberec and Olomouc 
where density exceeds a level of 1,000 sq m per 1,000 inhabitants. In Prague, the shopping centre density stands 
below 634 sq m per 1,000 inhabitants. The Prague market is also heavily supported by the agglomeration around 
the city in the Central Bohemia region. 
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Graph: Shopping Centre Density in Major Cities (GLA per 1,000 inhabitants) 

 

6.4.4 Rental Levels 

Rental levels in shopping centres vary significantly, depending mainly on the location as one factor. When talking 
about prime rents in each location, this is only applicable to a few units in the best shopping centre. The quoted 
rent is per sq m per month for a notional unit of 100 sq m. With the increasing size of the unit, the asking rent is 
lower, where in general small unit operators can expect to pay higher rents. The current rental levels depend not 
only on the location in the city, but also on the amount of competition in the particular area. Prague is leading the 
way in terms of rents, which are currently 40% to 50% higher than the rental levels observed in the regional cities.  

For prime shopping centres with very high demand, rental levels of €160 per sq m per month are being achieved. 
Due to the very limited nature of the Prague High Street rents of up to €230 per sq m per month are being 
recorded. In the regional cities, prime rents are between €25-60 per sq m per month. 

The following table lists rents per notional unit of 100 sq m in various cities and locations: 
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Table: Prime Shopping Centre Rents by City 
Format Prime Rent: €/sqm/month 
Prague (city centre)/best performers 160 
Prague (wider centre) 60 - 75 
Prague (outskirts) 50 - 60 
Brno 45- 60 
Pilsen 40 - 45 
Ostrava 45 - 50 
Karlovy Vary 27 - 37 
Liberec 20 - 30 
Pardubice 30 - 35 
Hradec Králové 40 - 45 
Olomouc 30 - 35 
Ústí nad Labem 25 - 35 
Smaller regional cities 15 - 25 

Source: JLL, June 2020 

As en extra to rents, service charges and marketing fees are charged to tenants. The most common service charges 
are in the range €6-12 per square meter per month (including marketing fees). 

 Prague Retail Market Overview 

Prague as the capital city and the economic centre of the country accounts for the largest share (27%) of the total 
modern stock in the Czech Republic The highest proportion of the retail stock in Prague is situated within 
shopping centres, followed by department stores. An important part of the city centre retail in the Czech capital is 
represented by the prime high street as well as retail parks and retail galleries. 

By the end of Q3 2020, the total modern retail stock in Prague reached 1,022,900 sq m; with shopping centres 
accounting for ca. 839,300 sq m. During 2015-2020/Q3, approximately 64,100  

sq m of new shopping centre space was delivered in the city which represents only 8% of the total stock. The 
largest addition to the retail stock in the last 5 years represented the extension of Westfield Chodov (originally 
Centrum Chodov) in Prague 4 in 2017, with more than 38,000 sq m of retail space increasing the total scheme 
retail area to nearly 96,000 sq m. 

During 2018, the Prague shopping centre stock increased by 10,200 sqm with the extension of the existing scheme 
Galerie Butovice shopping centre in the western part of the capital. The entire newly delivered space is occupied 
by Kika furniture store. In addition to shopping centre developments, a second outlet centre opened in April 2018 
in Prague. Prague The Style Outlet, originally developed as Galeria Moda scheme, was on hold since 2013. The 
project which is situated next to the Prague Airport offers 20,000 sq m of retail area in its first phase. 

During 2019, a new shopping centre was completed in Prague. Centrum Stromovka, which was developed by 
Lordship, is situated in inner city area of Prague 7. It provides 15,700 sq m of retail space and is predominantly 
targeting residents and office workers from the neighbourhood. The opening took place in November 2019.  

There were no other completions of shopping centres during Q1-Q3 2020. 
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The only shopping centre, which is currently under construction in Prague includes Bořislavka, a mixed-use 
scheme combining office and retail function. The project will offer approximately 8,600 sq m of retail space and 
the completion is scheduled in Q1 2021.  

In the city centre, the most notable project in the pipeline is Savarin by Crestyl, approx. 35,000  

sq m redevelopment of several historical buildings including inner courtyard between Na Příkopě and Wenceslas 
Square. The second major project which should increase the provision of retail area in the city centre include a 
planned redevelopment of the area surrounding Masaryk Train Station by Penta. Both projects are in the planning 
stage with expected delivery after 2022. 

Other projects in the pipeline include redevelopment of My Národní Department Store and extension of the 
existing shopping centre Metropole Zličín.  

My Národní Department Store was recently acquired by Amádeus Real from Tesco who was also the operator of 
the scheme. The reconstruction will include a change of use from department store to a retail gallery on the 
ground and two upper levels and offices on top floors. The total retail size should comprise 12,000 sq m. The 
reconstruction works were originally planned to begin in 2020, yet they will be most probably postponed. The 
completion of the project is planned for delivery in 2022.  

Extension of Metropole Zličín by Unibail-Rodamco-Westfield and Commerz Real should bring more than 20,000 sq 
m of additional retail space and increasing the current retail area of 55,000 sq m. Once the extension is delivered, 
Metropole Zličín will reinforce its dominant shopping centre position on the western outskirts of Prague. The 
timing of the project is scheduled for delivery during 2024. 

In Prague 7, another shopping centre is in the pipeline on the brownfield site next to Bubny railway station. The 
project should be part of a large redevelopment of the entire area which should bring in addition to new office 
and residential buildings a development of 55,000 sq m of a modern retail scheme. The developer is CPI and the 
timing of the project is expected after 2025. 

All the deadlines of the planned projects were set prior to the Covid-19 pandemic. It is possible that due to recent 
market development there will be changes in delivery times. 

6.5.1 Retail Rents in Prague 

Rental levels in shopping centres vary significantly, depending mainly on the location as one factor. When talking 
about prime rents in each location, this is only applicable to a few units in the best shopping centres. The quoted 
rent is per sq m per month for a notional unit of 100 sq m. The current rental levels depend not only on the 
location in the city, but also on the amount of competition in the location. Prague is leading the way in terms of 
rents, which are currently 40% to 50% higher than the rental levels observed in the regional cities. 

For prime shopping centres with very high demand, rental levels of €160 /sq m/ month are being achieved. Due to 
the very limited availability of the Prague High Street, rents of up to €230 /sq m/ month are being recorded.  

Service charges of between €9.00 -11.00 /sq m/ month including marketing fee can be expected for prime 
shopping centres, in addition to these quoted headline rents. 

With view to the current economic downturn and difficulties connected with on-going Covid-19 pandemic, it is 
expected some landlords and tenants might enter negotiations about temporarily rental relief. It is case by case 
and not all the landlords are willing or capable of offering better terms. Nevertheless, if agreed, they are meant for 
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a limited period and can include incentives such as rental decrease to carry across the most difficult period until 
tourists come back. However, according to our knowledge, at this stage this is not affecting headline rents. 

6.5.2 COVID – 19 

Prague high street and city centre shopping malls which are normally benefitting from strong inflow of tourists, are 
hit by lack of foreign visitors. One option for the business is to focus on local customers in the meantime, though it 
will not fully compensate for the loss. Reopening the borders with at least neighboring countries, once pandemic 
allows, might improve the outlook for retailers, hotels and F&B sectors, until the times when tourists will return to 
Prague. 

Graph: Prague Tourist Arrivals (Jan 2019 – June 2020) 

 
 

 Prague High Street Retail Market Overview 

6.6.1 Location and Surroundings 

Prague as the capital city and one of the most popular tourist destinations of the world also represents the most 
developed retail destination in the CEE. The Prague high street market is confined to the historical city centre on 
the right embankment of the Vltava River (in the Old Town and New Town districts). It currently has three well 
established retail destinations: Na Příkopě, Wenceslas Square (Václavské náměstí) and Pařížská.  

Whilst Na Příkopě Street and Wenceslas Square are interconnected and together form approximately 1.5 km of 
mainstream shopping, Pařížská Street is situated off the Old Town Square and is a target for luxury shopping. As 
demand from retailers to secure the right location on the prime streets exceeds supply, new shops are also 
spreading to neighbouring streets and to newly created or, renovated retail passages. This both increases the retail 
offer and leads to the establishment of new high street locations. 

Since 2009, the high street retail scene in Prague has undergone significant development. The profiles of three main 
high street locations; Na Příkopě, Wenceslas Square and Pařížská have become more focused. A number of flagship 
stores have opened, new retailers have entered the market and the entire flair of retail has moved from domestic 
to international. The most visible changes can be seen in Pařížská and its surrounding side streets, mainly Široká, 
but also Staroměstské náměstí (Old Town Square) or Kostečná, where a number of luxury brands entered the 
market. One of the most significant recent developments in Pařížská took place in 2014 when fully redeveloped 
Pařížská 3 turned into a new 3-storey flagship store of Louis Vuitton. 
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Na Příkopě keeps its prime position as the high street location of Prague being a home to flagship stores of 
international brands such as Zara, H&M, New Yorker, Mango, Desigual, Nike, Bershka, Tommy Hilfiger, Michael Kors 
or Benetton. Wenceslas Square is striving to become the top location for mainstream retail. Major retailers include 
Marks&Spencer, Van Graff, Reserved, Gate, H&M, Sephora, C&A or Bata.  

The retail provision on the Prague high street is further extended by several retail galleries such as Myslbek, 
Slovanský Dům, Černá Růže or Panská Pasáž on Na Příkopě or Koruna Palace on the corner of Na Příkopě and 
Wenceslas Square. On Náměstí Republiky, a leading shopping centre Palladium together with department store 
Kotva are situated. 

As the city centre is perceived by retailers as an attractive location, several new projects were carried out there in 
the last several years. Among the latest additions to the retail stock in the city centre is opening of Quadrio shopping 
centre, a brand-new development on Národní. Other recent city centre projects include the remodelling of City 
Palais on 28. Října or refurbishment of Na Příkopě 14 where a renowned toy store Hamleys opened in May 2016.  

During H1 2020, a new city centre development the Flow Building was completed on the corner of Wenceslas Square 
and Opletalova. It is a mixed used project by Flow East with offices on top floors and retail on ground and two 
additional floors. The occupier for the retail will be Primark which will be new market entry in the country. The 
opening was delayed from spring till the second half of 2020. 

One of the most significant projects on the Prague high street in the pipeline represents the „The Cross“ or Savarin 
Palace, a redevelopment of 6 different buildings including a large inner courtyard area (former stables) between Na 
Příkopě, Wenceslas Square, Jindřišská and Panská. The project was acquired by Crestyl from Ballymore Properties 
in 2015 and once completed it should substitute the lack of high street retail space between Na Příkopě and 
Václavské náměstí. Another major development in the Prague city centre will be Masaryk Train Station project 
which should add approximately 10,000 sq m of retail space in the first phase. The timing of both projects is after 
2022. 

In addition, former My Narodni Tesco department store which is adjacent to Quadrio will be reconstructed into 
retail gallery on the underground, and two above ground floors. Top floors will be turned into offices. The building 
was recently acquired from Tesco by Amádeus Real and the opening of the new concept is planned for 2022. 

6.6.2 High Street Demand 

Demand for a retail unit on Prague high street outweighs supply however retailers are selective. The most 
demanded are the Golden Cross (the intersection of Na Příkopě and Wenceslas Square) for mainstream and 
Pařížská for luxury brands. In general, as the number of units available on Prague’s high street is very limited, if 
there appears to be a unit available in prime locations, it is usually under construction with a new tenant secured. 
Some of the vacant units which are not leased immediately are on the market not due to the lack of interest but as 
a result of the retail demand not necessarily matching the supply combined with high expectations from the 
landlords. In such cases, negotiations take longer with the lack of supply favouring landlords.  

As the rotation on the prime high street will slow, the importance and attractiveness of the side streets for retailers 
will increase. The side streets will gradually gain in importance and become good alternatives to the main high 
street. 

During 2019, Hermès extended and reopened after reconstruction its store in its original location on Pařížská. 
Moreover, Montblanc, after being present on the Prague market for many years via franchise operation with 
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Carollinum, opened their direct store in the same street, Pařížská in the beginning of the year. The third large 
opening on the high street in 2019 included new Rolex store which was extended and reopened on the corner of 
Pařížská and Široká in autumn 2019. 

Table: Selection of New Market Entries in the city centre of Prague in 2018 – H1 2020 
Shopping Centre/Retail Galleries Retailers 

Myslbek Brooks Brothers 
High Street Retailers 
Pařížská Saint Laurent, Gismondi 1754 
Široká Christian Louboutin 
Maiselova Red Valentino 

Source: JLL, September 2020 

6.6.3 Rental Levels 

During H1 2020, due to the very limited nature of the Prague High Street prime headline rents remained stable at 
€230 / sq m / month for a notional unit of 100 sq m in prime location on Na Příkopě and Pařížská. For Wenceslas 
Square, prime rents for a standard unit of 100 sq m are in the range of €135 sq m / month. Larger units, or units 
situated in less attractive parts of the square, are less expensive depending on their size and location. 

With view to the current economic downturn and difficulties connected with on-going Covid-19 pandemic, it is 
expected some landlords and tenants might enter negotiations about temporarily rental relief. It is case by case 
and not all the landlords are willing or capable of offering better terms. Nevertheless, if agreed, they are meant for 
a limited period of time and can include incentives such as rental decrease to carry across the most difficult period 
until tourists come back. However, according to our knowledge, at this stage this is not affecting headline rents. 

 

  



 
 

  

Savarin Development Czech Republic | 31 October 2020 

© 2020 Jones Lang LaSalle IP, Inc. All rights reserved 40

 Investment Market Overview 

6.7.1 Investment Market Commentary 

Up until the breakout of Covid-19 in March 2020, the Czech Republic had been reporting strong macro-economic 
performance amid its positive 6 year growth cycle. This expansion was broken in Q1 2020 by GDP contraction (3.6% 
q-o-q) caused mainly by a drag from trade and gross fixed investment. Industrial production weakened as factories 
remained closed –including the crucial automotive industry –in a struggle to control the Covid-19 pandemic. To the 
opposite effect, lockdown measures were lifted in Q2 2020 and a gradual upswing started to occur. The Czech 
Republic is still considered as the most stable country with the lowest investment risk rating within the CEE region. 
Fiscal and monetary policy from the government, together with rate reduction of 75bps by the National Bank to 
0.25% on May 7, have increased confidence over financial stability and recovery of the economy.  

Retail sales figures took a significant hit; even double digit growth in e-commerce did not manage to compensate 
for the overall double digit decline. Logistics sector entered the Covid-19 era in a good condition with strong 
fundamentals -historic low vacancy, strong rental growth, positive take up -and has been relatively resilient 
compared with other sectors. Office sector was marked by a drop in leasing activity and by a pause in investment 
activity –this was true for all other sectors in the Czech Republic. Overall, investment activity in H1 2020 was lacking  
due a clear shortage of opportunities combined with the significantly increased uncertainty among investors 
caused by Covid-19. Tourism, retail, F&B and leisure sectors were the most impacted by the pandemic in H1 2020. 

The total investment volume in H1 2020 was €1.95 billion, up by almost 9% compared to H1 2019. However, it is 
crucial to point out that 66% of this volume was formed by the largest deal (by volume) in the Czech history when 
Blackstone / Round Hill Capital sold their Residomo residential portfolio to Swedish Heimstaden Bostad for ca €1.3 
billion. Not taking into account this transaction, the total investment volume significantly affected by the shortage 
of product and the pandemic would be €0.65 billion, down by 64% and 50% compared to H1 2019 and H2 2019 
respectively. The number of transactions in H1 2020 (19) was substantially lower than in H1 2019 (34) and H2 2019 
(33) with majority of the deals taking place in Q1 2020. 

Not taking into consideration the Residomo portfolio, Czech investors kept dominating the market in H1 2020 with 
65% market share (44% in H1 2019). Investors from Italy represented 25% of the market due to a €138 million 
shopping centre deal in Prague 1 closed by Generali. Russian capital was also active in H1 2020 purchasing two 
office buildings in Prague through a Czech asset manager FID Group and representing 8% of the market share. In 
H1 2020 the Czech investment market did not witness any purchases from South Koreans confirming their current 
lack of appetite and nor from the usually active German and Austrian investors. 

Office sector was the most dominant and represented 53% of the investment volume in H1 2020. The most 
significant office investment transactions included City Empiriain Prague 4 sold by Generali for €70+ million to 
Czech investor and developer PSN; followed by City West C1 and C2 located in Stodůlkysold by CFH for €74.5 million 
to Czech investor Českomoravská Nemovitostní; Lighthouse in Prague 7 sold by Deka for ca €55 million to Star 
Capital Investments; and Albatross in Prague 1 sold by PSN for ca €30 million to FID Group. The total office 
investment volume recorded for H1 2020 reached €513 million; down by 32% compared with H1 2019. 

Retail sector held the second largest market share in H1 2020 with 34% primarily thanks to KotvaShopping Centre 
located in Prague 1 sold by PSN to Generali for €138 million. In H1 2020, retail sector witnessed 4 transactions. The 
largest transactions included already mentioned Kotva Shopping Centre; Čestlice Shopping Centre sold by Ahold 
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to Czech investor HSTN for ca €42 million; and the regional shopping centre OC Plzeň Rokycanská changed hands 
between Tesco and another Czech purchaser Trigea for ca €32 million. The total retail investment volume recorded 
for H1 2020 reached €222 million; 81% of the total volume transacted in Q1 2020 before the government closed all 
shopping centres to slow down the spread of Coronavirus. 

In previous years and prior the decline in investment activity due to lack of product and Covid-19 in Q1 2020, 
investors were eager to find an opportunity in industrial and logistics sector. Nevertheless, as significant part of this 
market is owned by strategic players who rarely sell, this sector continues to suffer from a lack of available product 
coupled with current uncertainty generated by the global pandemic. In H1 2020, market share of industrial and 
logistics sector stood at 3% with only one forward commitment transaction at €17 million. 

After record high hotel investment activity in 2019, only two transactions were recorded in H1 2020. The most 
significant hotel deal was Penta hotel Prague with 227 rooms sold by New World Development to Around town 
Property Holdings for an undisclosed price in portfolio transaction together with another 16 hotels across Europe. 
With tourism immensely affected by Covid-19 –closure of borders, no international flights and imposed closure on 
all hotels by the government -hotel sector had been suffering to a great extent. 

To conclude, pricing adjustments are expected in some sectors and one of the greatest concerns is around debt as 
margins have increased and LTVs decreased, however, banks are continuing to lend and support the prime core 
investment product. If an upward shift in yields occurs in some sectors, it should not be as severe as during the 
Global Financial Crisis because of significant amount of sidelined capital targeting real estate and general lack of 
product. 

In H1 2020, our view on prime yields is as follows: prime offices at 4.25%, prime shopping centres at 5.15%. The 
industrial and logistics prime yield remains at 5.50%. Prime retail parks are at 6.00% while prime high-street assets 
would trade at 3.75%. 

6.7.2 Investment Considerations  

In order to conclude the yield profile for the subject property we have considered the following real estate 
transactions: 

OC Kotva, Prague 1 

OC Kotva, Prague 1, a department store located in Prague 1 with gross lettable area of 27,670 sq m of 
predominantly retail premises was acquired by Generali Real Estate in Q1 2020. The vendor was local investor 
PSN. The property is situated on náměstí Republiky what makes an excellent visibility and high footfall. The deal 
price was about EUR 138 million. 

Albatros 

Local investor PSN sold the Albatros office building to FID Group in Q1 2020. The property represents office 
building built in 2003 but reconstructed in 2018. Albatros building provides 3,500 sq m of office premises spanned 
on eight above-ground floors. The transaction price was approximately EUR 30 million with a yield of around 
4.75%. 
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Palác Špork, Prague 1 

Palác Špork, a historical building from 1790 with the area of 10,000 sq. m, was acquired by Generali Real Estate in 
Q1 2019. The seller was Sebre, a local investment and development company.  The building is situated in the 
western part of Hybernská street and has an excellent location within the historical centre of Prague. The building 
went through a major reconstruction which was finished in 2018 and offers office and retail space. The major 
office tenant is Dentons, the retail part is represented by Sia restaurant and Červený Jelen restaurant. The 
transaction price was approximately EUR 62 million with a yield sub 4.25%. 

DRN, Prague 1 

Sebre sold the DRN office building in Q1 2019. The property was sold to Kgal, a German fund. The reconstruction 
of the building was finished in 2017 and it provides the total area of ca. 11,400 sq. m. The key tenant in the 
property is WeWork, an international coworking provider. The property benefits from excellent visibility and 
connectivity, being located on metro line B and only 7-min from Václavské náměstí. The price of the transaction 
was over EUR 102 mil., with a yield below 4.0%. 

Palac Euro Astra, Prague 1 

In Q1 2017 Generali Real Estate purchased from Mint Investments the office and retail property located 
on Vaclavske Namesti 2. The property provides approximately 6,200 sq m of lettable area. The dominant income 
generator is the retail space. The property was transacted for 86 million EUR, translating to the yield of around of 
3.5% and a capital value of approximately 13,800 EUR / sq m 

Praga Studios, Prague 8 

Skanska sold the Praga Studios office property in Prague 8 in August 2019. The property was purchased by CBRE 
Global Investors on behalf of South Korean investor. The office complex provides 7 floors and 115 parking spaces. 
The key tenants in the property include Edward Lifesciences Czech Republic, Scott & Webber, Pipedrive and 
BizMachine. The property benefits from excellent visibility and connectivity, being located close to metro line B, 
Křižíkova and in proximity to the city centre. The price of the transaction was over EUR 55 mil., with a yield of 
around 4.25%. 

6.7.3 Yield rationale 

Considering the characteristics of the Property and the situation on the market we have applied the Cap Rate of 
4.00 on office component and 4.25% on retail component of Palac Savarin and 4.25% on office component and 
4.50% on retail component of Project Savarin.  
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 Valuation Methodology 

7.1.1 Market Value Definition 

Market Value is defined by the Royal Institution of Chartered Surveyors (RICS) as the following: 

“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.” 

The full interpretive commentary on Market Value Definition is attached at Appendix 3.  

7.1.2 Residual Approach 

The residual analysis determines a price that could be paid for the site given the expected ‘as if complete’ value of 
the proposed development and the total cost of the proposed development, allowing for market level profit 
margins and having due regard to the known characteristics of the property and the inherent risk involved in its 
development.   

We have adopted the standard approach for the valuation of developments; the Residual Method of Valuation in 
accordance with the Practice Statements as set out in the RICS Valuation Standards. The residual value or site 
value as it is also known is the surplus after total costs including construction, fees, contingency, finance costs 
and developer's profit are deducted from an estimate of the gross development value (GDV) upon completion. 
This surplus or residual value represents the amount that a purchaser would be willing to pay for the site.  

A standardized approach is therefore important to the valuation of an Investment Property under Construction 
(IPUC) throughout the development to ensure that it is only certain variables that can change and not the 
approach. We continue to value the development in this way throughout the phases of construction from site 
acquisition to the point where all risks are removed and therefore any element of developer’s profit is also 
removed. At this stage, the IPUC can be valued as a standing investment.  

The level of profit reasonably required by a purchaser (and therefore reflected in arriving at fair value) will 
diminish as each stage is passed and the risk associated in realising the value of the completed development is 
reduced. The amount of profit is typically measured as profit on cost or value and will be influenced by the level of 
pre-lets / pre-sales. Typically profit on cost varies between 10% for de-risked 100% pre-let / pre-sold IPUCs and 
30% for 100% speculative IPUCs without planning or having a concept in place. 

7.1.3 Yield Definition  

Commonly used yield type in Central & Eastern Europe property market is the Gross Initial Yield (GIY) which divides 
net operating income by the market value of the property or the purchase price BUT excl. purchaser’s transaction 
costs. 

Because the GIY is calculated otherwise comparing to NIY i.e. without taking transaction costs into account, the 
outcome (yield) is usually higher than NIY. 

7 Valuation Approach 
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This is largely due to the fact that unlike in more established western markets there are no standard assumptions 
for average purchasers’ costs for any of the target markets in CEE in which a fund invests. Purchasers actual 
purchase costs on any transaction, vary widely, depending upon the nature of the transaction (e.g. whether it is a 
property purchase or SPV purchase) and the type and level of due diligence that may be required in either 
alternative purchase method.  

As a result, there is no established practice in any of the CEE markets in terms of purchasers’ costs level and the 
majority of available information about market yields refers to GIY. Therefore, in our valuations we usually apply 
GIY resulting in the Market Value net of purchaser’s costs.  

This is common market practice in CEE region including the Czech property investment market.  

 Market Rent 

7.2.1 Rental Evidence 

Taking into account the characteristics of the Property, we came to the conclusion that in the analysed district 
there is number of similar available projects to the subject of our valuation which show similar evidence as that 
produced in the subject Property. The following details serves as an evidence of signed deals on the market within 
the surrounding or competing areas in comparable or neighbouring properties. 

Table: Comparable Rental Evidence - Asking Rents Offices 

Property Tenant Area 
Type 

Area in sq. m Rent in EUR 
 /sq. m / m 

Myslbek Asking Rent Office n/a 18.50 – 19.50 
Palladium Asking Rent Office n/a 18.25 – 19.50 
Slovanský Dům Asking Rent Office n/a 18.50 – 19.80 
Quadrio Asking Rent Office 880 18.00 – 24.80 
Quadrio Deals Office 180 - 540 22.00 - 23.35 
Palác Euro - Astra Asking rent Office 430 20.90 
Stará Celnice Asking rent Office n/a 15.90 – 21.00 
Palác Špork Deals Office 152 – 550 18.15 - 21.00 
Churchill I. Asking rent Office 300 - 680 17.50 – 19.50 
Churchill II.  Asking rent Office 350 – 2,000 18.00 – 20.00 

Source: JLL 

Table: Comparable Rental Evidence – Retail 

Location Tenant Area type Size sq m 
Rent in EUR 
/sq. m / m 

Nám. Republiky Deal Retail 525 75.00 
Jung. nám.  Deal Retail 770 65.50 
Na Příkopě Deal Retail 500 90.00 
Na Příkopě Deal Retail 700 85.00 
Na Příkopě Deal Retail 600 80.00 
Na Příkopě Deal Retail 3,500 47.00 
28. řijna Deal Retail 600 65.00 
Můstek Deal Retail 300 160.00 
Jindřišská Deal Retail 110 48.00 
Jindřišská Offer Retail 500 26.00 
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Location Tenant Area type Size sq m 
Rent in EUR 
/sq. m / m 

Jindřišská Offer Retail 250 30.00 
Panská Deal Retail 150 52.00 

Source: JLL 

For the purpose of estimating the market rent for the subject premises, we have undertaken the analysis of above-
mentioned asking rents and recently concluded leasing deals within comparable properties. Moreover, we have 
discussed the level of ERV with our leasing and retail department in JLL. 

7.2.2 Market Rent 

Based on current market conditions, our analysis of above-mentioned offers and letting transactions that have 
been concluded and the nature of the subject property we have estimated the following Rental Values (ERV’s) for 
the subject property. 

Table: Market rent – Palac Savarin 
Accommodation Market rent per 

sq m/month 
Office  22.00  
Retail  110.00  
External Seating - Retail  15.00  
Teraces - Retail  15.00  
Storages - Retail  10.00  

Source: JLL 

Table: Market rent – Project Savarin 
Accommodation Market rent per 

sq m/month 
Office  21.00  
Retail  43.56 
External Seating - Retail  10.45  
Storages - Non-retail  9.00  
Teraces - Office  5.25 
Parking - Office  220.00 / space 

Source: JLL 

 General Valuation Assumptions 

Our valuation was prepared in accordance with the information obtained from the Client and specifically based on 
the following assumptions: 

a) We have relied upon the information provided to us by the Client as being complete and correct as to tenure, 
measurements and capacities of properties, planning consents and other relevant information; 

b) There are no Rights of Way, easements, outgoings of an onerous nature or restrictions on use affecting the 
property, except for ones mentioned in the report, which may have a material effect on the value; 

c) The subject property has clear and fully marketable title without any historical claims; 

d) The premises are constructed and used in accordance with all necessary building and planning permissions, 
and there are no disputes with neighbouring owners or occupiers or with the local municipal authorities; 

e) The site is not subject to any form of environmental contamination; 
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f) That the property complies with any fire and life security codes, environmental codes and any other regulatory 
requirements that may exist; 

g) No structural surveys of the buildings have been undertaken. We are therefore unable to report that they are 
free of structural faults, rot, infestation or defects of any other nature, including inherent weakness due to the 
use of construction materials now suspect. No tests were carried out on any of the services; 

h) Forecasts and projections contained in the valuation must be read strictly in conjunction with the explanations, 
qualifications and assumptions set out in the text. Such forecasts and projections involve a significant element 
of subjective judgement and are designed to assist buyers in considering possible outcomes. They are not 
intended to give any assurance that any particular result or outcome will occur. The assumptions on which 
forecasts and projections are based are considered reasonable at the time of issue of the valuation, but no 
assurance is given that they are correct or exhaustive or that they will continue to be so in the future; 

 Specific Valuation Assumptions 

Estimating the Market Value of the subject property we have made allowances for the following:  

7.4.1 Palac Savarin 

Gross Development Value (GDV) 

 The total projected Gross Market Rental Income from Office premises of Palac Savarin is € 121,274 p.a. We 
have adopted non-recoverable costs of 1,00%. The Total Net Income (assuming Fully Let) is € 120,061 p.a.; 

 The total projected Gross Market Rental Income from Retail premises of Palac Savarin is € 3,014,273 p.a. 
We have adopted non-recoverable costs of 1,00%. The Total Net Income (assuming Fully Let) is € 2,984,130 
p.a.; 

 The total projected Gross Market Rental Income from all types of premises including external seating, 
storage and terraces of Palac Savarin is € 3,272,195 p.a. We have adopted non-recoverable costs of 1,00%. 
The Total Net Income (assuming Fully Let) is € 3,239,473 p.a.; 

 We have applied a capitalisation rate of 4.00% for office premises and 4.25% for retail and other premises 
including storage and terraces. It makes blended capitalisation rate of 4.24%.; 

 This indicates a GDV of € 76,399,448, equalling to a capital value of € 21,360 per sq m of GLA (including 
external seating and terraces). 

Timing Assumptions 

 We have assumed a 1-year lead-in period and 2.0 years for construction;  

 Therefore, we have assumed that the project Savarin will be completed in October 2023. 

 We have assumed the initial void period of 0.5 year and 0.5 years rent free period provided by the landlord 
to future tenants; 

Construction / Development Costs 

 The Investment Cost was estimated at € 13,733,289 excluding finance costs; 

 The construction costs are calculated as follows: 



 
 

  

Savarin Development Czech Republic | 31 October 2020 

© 2020 Jones Lang LaSalle IP, Inc. All rights reserved 47

 Based on the provided budget by the client, the hard construction costs were estimated at € 11,303,613 
equalling to € 3,160 per sq m of lettable area (including external seating and terraces); 

 The construction contingency was adopted at the level of 3.00% of hard costs totalling € 339,108; 

 The professional fees were estimated at the level of 11.00% of hard costs and contingency, equalling 
to € 1,280,699; 

 The marketing and letting fees were estimated at the level of 10.00% and 15.00% of NOI, totalling 
€ 809,868. 

Finance Costs 

 We have adopted a finance rate of 2.75%.  

 The interest on the development costs amounts to € 787,632. 

 There is also interest on the Property of € 5,237,513. 

Total Estimated Project Costs 

 The Total Investment Cost including finance costs but excluding post construction costs, Developer’s 
Profit and Purchase Costs was estimated at € 14,520,922; 

 We have been informed that as of the date of valuation there were no costs incurred in the past, this fact 
forms Pending Development Costs of € 14,520,922; 

Developer’s Profit 

 Considering the stage of the project (issued the Building Permit), we have adopted a developer’s profit of 
15.00% (€ 9,817,877) to reflect the level of profit that can be required by a purchaser to undertake the 
development project. 

Residual Value 

 Total Pending Development Costs (€ 14,520,922) and the developer’s profit (€ 9,817,877) amount to € 
24,338,799. Net Disposal Proceeds (€ 75,270,392) less total costs (€ 24,338,799) give a residual value of € 
50,931,593.  

 We deduct interest on the Property (€ 5,237,513) and Purchase Costs of 1.50% (€ 675,282) to give a 
Residual Value of € 45,018,798 rounded to € 45,000,000. 

7.4.2 Project Savarin 

Gross Development Value (GDV) 

 The total projected Gross Market Rental Income from Office premises of Project Savarin is € 4,813,200 p.a. 
We have adopted non-recoverable costs of 1,00%. The Total Net Income (assuming Fully Let) is € 4,765,068 
p.a.; 

 The total projected Gross Market Rental Income from Retail premises of Project Savarin is € 
14,035,950 p.a. We have adopted non-recoverable costs of 1,00%. The Total Net Income (assuming Fully 
Let) is € 13,895,590 p.a.; 

 The total projected Gross Market Rental Income from all types of premises including external seating, 
storage, terraces and parking of Project Savarin is € 19,649,197 p.a. We have adopted non-recoverable 
costs of 1,00%. The Total Net Income (assuming Fully Let) is € 19,452,705 p.a.; 
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 We have applied a capitalisation rate of 4.25 % for Office, Storages - Non-retail, Teraces – Office, Parking 
– Office and 4.50% for Retail and External Seating – Retail. It makes blended capitalisation rate of 4.43%; 

 This indicates a GDV of € 439,348,321, equalling to a capital value of € 8,540 per sq m of GLA (including 
external seating and terraces). 

Timing Assumptions 

 We have assumed a 2-year lead-in period and 2.5 years for construction;  

 Therefore, we have assumed that the project Savarin will be completed in May 2025. 

 We have assumed the initial void period of 1 year and 0.5 years rent free period provided by the landlord 
to future tenants; 

Construction / Development Costs 

 The Investment Cost was estimated at € 182,477,553 excluding finance costs; 

 The construction costs are calculated as follows: 

 Based on the provided budget by the client, the hard construction costs were estimated at € 155,352,381 
equalling to € 3,020 per sq m of lettable area (including external seating and terraces); 

 The construction contingency was adopted at the level of 3.00% of hard costs totalling € 4,660,571; 

 The professional fees were estimated at the level of 11.00% of hard costs and contingency, equalling 
to € 17,601,425; 

 The marketing and letting fees were estimated at the level of 10.00% and 15.00% of NOI, totalling 
€ 4,863,176; 

Finance Costs 

 We have adopted a finance rate of 2.75%.  

 The interest on the development costs amounts to € 16,136,109. 

 There is also interest on the Property of € 25,610,489. 

Total Estimated Project Costs 

 The Total Investment Cost including finance costs but excluding post construction costs, Developer’s 
Profit and Purchase Costs was estimated at € 198,613,663; 

 We have considered 8.00% project costs incurred in the past totalling of € 15,754,368, this fact forms 
Pending Development Costs of € 182,859,295; 

Developer’s Profit 

 Considering the early stage of the project we have adopted a developer’s profit of 22.50% (€ 79,504,069) 
to reflect the level of profit that can be required by a purchaser to undertake the development project. 

Residual Value 

 Total Pending Development Costs (€ 182,859,295) and the developer’s profit (€ 79,504,069) amount to € 
262,363,364. Net Disposal Proceeds (€ 432,855,489) less total costs (€ 262,363,364) give a residual value of 
€ 170,492,125.  
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 We deduct interest on the Property (€ 25,610,489) and Purchase Costs of 1.50% (€ 2,141,108) to give a 
Residual Value of € 142,740,527 rounded to € 142,700,000. 

Detailed valuation calculations are attached in the Appendix 9 of this Report. 
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Having regard to the contents of this Report, we are of the opinion that the Market Value of Savarin Development, 
located in Prague 1, Czech Republic, at the valuation date, which is 31st October 2020, was apportioned as follows: 

 

MARKET VALUE OF PALAC SAVARIN 
EUR 45,000,000 

(Forty-Five Million Euros) 

and 

MARKET VALUE OF PROJECT SAVARIN 
EUR 142,700,000 

(One Hundred and Forty-Two Million Seven Hundred Thousand Euros) 

 

We understand that the valuation is required for the LTV Test Purposes of J & T BANKA, a.s. 

 

 Statutory and Tax Matters 

Market Value is understood as the value of the property estimated without regard to cost of sale or purchase, and 
without offset for any associated taxes. Therefore, no allowances have been made for any expenses of realisation, 
or for taxation, which might arise in the event of a disposal. The property is considered as if free and clear of all 
mortgages or other charges which may be secured thereon. 

Transaction costs typically comprise the following: 

e) Stamp duty is not applicable for the transfer of shares of an asset holding company. Transfer duty on the sale 
of assets is likely to be abolished in the Czech Republic retrospectively as of 1st December 2019; 

f) Court registration and Notarial fees: vary according to transaction, however these are not significant; 
g) The transfer of real estate is VAT exempt, except for transfers made within five years after the official completion 

of the construction; 
h) Agent’s fees at 0.5-3.0% of purchase price plus VAT. It is more likely that a fee of 0.5% would be charged on an 

investment disposal and a higher fee around 3% charged on the acquisition of land. 
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 Confidentiality  

This Valuation Report is provided for the use only of the party to whom it is addressed to and no responsibility is 
accepted to any third party for the whole or any part of its content. The basis of valuation may not be appropriate 
for other purposes and should not be so used without prior consultation with us.  

Neither the whole nor any part of this Valuation Report nor any reference thereto may be included in any published 
document, circular or statement, nor published in any way without our written approval of the form and context in 
which it may appear. 

 Material valuation uncertainty due to Novel Coronavirus (COVID – 19) 

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organisation as a “Global Pandemic” 
on the 11th March 2020, has impacted global financial markets. Travel restrictions have been implemented by many 
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. Indeed, the current response to 
COVID-19 means that we are faced with an unprecedented set of circumstances on which to base a judgement. 

Our valuation is therefore reported on the basis of “material valuation uncertainty”’ as per VPS 3 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 subject property under frequent review. 

For the avoidance of doubt, the inclusion of the ‘material valuation uncertainty’ declaration above does not mean that 
the valuation cannot be relied upon. Rather, the phrase is used in order to be clear and transparent with all parties, in 
a professional manner that – in the current extraordinary circumstances – less certainty can be attached to the 
valuation than would otherwise be the case. 
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General Principles 
Adopted in the preparation of Valuations and Reports 

These General Principles should be read in conjunction with Jones Lang LaSalle’s General Terms and 
Conditions of Business. 

It is our objective to discuss and agree the terms of our instructions and the purpose and basis of the valuation, 
at the outset, to ensure that we fully understand and meet our client’s requirements. 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. Where appropriate, we will be 
pleased to discuss variations to suit any particular circumstances, or to arrange for the execution of structural or 
site surveys, or any other more detailed enquiries. 

1 Compliance with Regulations and Valuation Standards 

The Valuation will be prepared in accordance with RICS Standards. 

The ‘RICS Standards’ means the RICS Valuation - Professional Standards July 2017, published by the Royal 
Institution of Chartered Surveyors (RICS). Compliance with the RICS Standards means that the Valuation 
and Services in this respect are also compliant with the International Valuation Standards published by the 
International Valuation Standards Council. A copy of RICS Valuation Standards is available for inspection 
upon request. 

2 Valuation Basis:  

Our reports state the purpose of the valuation and unless otherwise noted, the basis of valuation is as 
defined in the appropriate valuation standards. The full definition of the basis which we have adopted is 
either set out in our report or appended to these General Principles. 

3 Disposal Costs Taxation and Other Liabilities:  

No allowances are made for any expenses or realisation, or for taxation, which might arise in the event of a 
disposal. All property is considered as if free and clear of all mortgages or other charges, which may be 
secured thereon. 

No allowance is made for the possible impact of potential legislation which is under consideration. 

Valuations are prepared and expressed exclusive of VAT payments, unless otherwise stated. 

4 Source of Information 

We accept as being complete and correct the information provided to us by the sources listed, such as 
details of tenant, tenancies, tenant's improvements, planning consents and other relevant matters, as 
summarised in our report. 

5 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. 
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Where we have been provided with documentation we recommend that reliance should not be placed on 
our interpretation without verification by your lawyers. 

6 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 terms of their lease 
and that there are no arrears of rent or undisclosed breaches of covenant. 

7 Measurements: 

We do not normally measure premises unless specifically requested and base our valuation on the 
information made available to us. Where measurement is undertaken this is normally carried out in 
accordance with either the relevant local codes or the Code of Measuring Practices issued by the Royal 
Institution of Chartered Surveyors, except in the case of agricultural properties or where we specifically 
state that we have relied upon another source. 

8 Estimated Rental Value: 

Our opinion of rental value is formed purely for the purposes of assisting in the formation of an opinion of 
capital value. It does not necessarily represent the amount that might be agreed by negotiation, or 
determined by an Expert, Arbitrator or Court, at rent review or lease renewal. 

9 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 EU regulations, including enactments relating to fire regulations. 

10 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 defect. We seek to reflect in our 
valuations any readily apparent defects or items of disrepair which we note during our inspection or costs 
of repair which are brought to our attention. 

11 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 
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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. 

12 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. 

13 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. 

14 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, subcontractors or any members of the professional or design 
team. 

15 Insurance: 

Unless expressly advised to the contrary we assume that appropriate cover is and will continue to be 
available on commercially acceptable terms, for example in regard to the following: 

Composite Panels 

Insurance cover for buildings incorporating certain types of composite panels may only be available 
subject to limitation, for additional premium, or unavailable. Information as to the type of panel used is not 
normally available. Accordingly, our opinions of value make no allowance for the risk that insurance cover 
for any property may not be available, or may only be available on onerous terms. 

Flood and Rising Water Table 

Our valuations have been made on the assumption that the properties are insured against damage by flood 
and rising water table. Unless stated to the contrary, our opinions of value make no allowance for the risk 
that insurance cover for any property may not be available, or may only be available on onerous terms. 

16 Confidentiality 

Our Valuations and Reports are confidential to the party to whom they are addressed for the specific 
purpose to which they refer, and no responsibility whatsoever is accepted to any third parties. Neither the 
whole, nor any part, nor reference thereto, may be published in any document, statement or circular, nor in 
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any communication with third parties, without our prior written approval of the form and context in which 
it will appear. 

17 Statement of Valuation Approach: 

We are required to make a statement on our valuation approach. In the absence of any particular 
statements in our report the following provides a generic summary of our approach. 

The majority of institutional portfolios comprise income producing properties. We usually value such 
properties adopting the income approach to valuation, where we apply a discount rate to the current rent 
and, if any, future reversionary income streams. Following market practice we will either value properties 
using a discounted cash flow, incorporating an appropriate discount rate and exit yield, or we adopt a 
capitalisation rate applied to current and future income streams. If the latter approach is adopted we 
employ either hardcore or term and reversion methodology, the former where future reversions are 
generated from regular short term uplifts of market rent, the latter where the next event is one which 
fundamentally changes the nature of the income or characteristics of the investment. Where there is an 
actual exposure or a risk thereto of irrecoverable costs, including those of achieving a letting, an allowance 
is reflected in the valuation. 

Vacant buildings, in addition to the above methodology, may also be valued and analysed on a comparison 
method with other capital value transactions where applicable. 

Where land is held for development we adopt the comparison method where there is good evidence, 
and/or the residual method, particularly on more complex and bespoke development proposals. 

There are situations in valuations for accounts where we include in our valuation properties which are 
owner-occupied. These are valued on the basis of existing use value, thereby assuming the premises are 
vacant and will be required for the continuance of the existing business. Such valuations ignore any higher 
value that might exist from an alternative use. 
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General Terms and Conditions of Business 
1. Introduction 
These General Terms and Conditions of Business shall apply to all dealings between JLL and the Client and, for 
the avoidance of doubt, shall be treated as applying separately to each instruction given by the Client to JLL. 
These General Terms and Conditions of Business apply where JLL provides services to a Client and there is no 
written agreement for the provision of these services or, if there is, to the extent that these General Terms and 
Conditions of Business do not conflict with the terms of that written agreement.  Reference in these General 
Terms and Conditions to the agreement means the written or informal agreement that is subject to these 
General Terms and Conditions of Business. 
 
2. JLL 
JLL means Jones Lang LaSalle s.r.o., with its seat at Prague 1, Na Příkopě 1096/21, PSČ: 110 00, Identification 
No.: 24789704, registered with the Companies Register kept by the Municipal Court in Prague, Section C, File 
No. 174409 or the other member of the JLL group of companies that provides services or the relevant part of 
services. 
 
3. Services 
JLL is to provide all services to the specification and performance level stated in writing or, if none is stated, to 
the specification and performance level that it ordinarily provides. JLL has no responsibility for anything that 
is beyond the scope of the services so defined. 
 
4. Timetable 
JLL is to use reasonable endeavors to comply with the Client’s timetable, but is not responsible for non-
compliance unless the consequences of non-compliance have been agreed in writing. Even then, JLL is not 
liable for delay that is beyond its control. 
 
5. E-mail and on-line services 
The Client agrees that JLL may where appropriate use the available electronic communication and systems in 
providing services, making available to the Client any software required that is not generally available. An 
email is considered to be received on the same day as sent. 
 
6. Duty of care to the Client 
JLL owes to the Client a duty to act with reasonable skill and care in providing services, complying with the 
Client’s instructions where those instructions do not conflict with (a) these General Terms and Conditions of 
Business, (b) the agreement or (c) applicable law and professional rules, including the code of ethics. 
JLL has no liability for the consequences of any failure by the Client or any agent of the Client promptly to 
provide information or other material that JLL reasonably requires, or where that information or material is 
inaccurate or incomplete. 
 
 
 
 



 
 

  

Savarin Development Czech Republic | 31 October 2020 

© 2020 Jones Lang LaSalle IP, Inc. All rights reserved 60

7. Standard 
JLL is to provide the service to the specification and performance level stated in writing in the agreement or, if 
none is stated, to the specification and performance levels that it ordinarily provides in accordance with JLL’s 
duty of care as set out below.  Any variations must be agreed in writing.  
 
8. What is beyond the scope of the service 
JLL has no responsibility for anything that is beyond the scope of the service so defined. In particular, it has no 
liability for: 

 an opinion on price unless specifically instructed to carry out a formal valuation 
 advice, or failure to advise, on the condition of a property unless specifically instructed to carry out a 

formal survey 
 the security, management or insurance of property unless specifically instructed to arrange it 
 the safety of those visiting a property unless that is specified in its instructions. 

 
9. Duty of care to third parties 
JLL owes a duty of care to no one but its Client. No third party has any rights unless there is specific written 
agreement to the contrary.  
 
10. Liability for third parties  
JLL has no liability for products or services that it reasonably needs to obtain from others in order to provide 
services.  
JLL may delegate to a third party the provision of any part of services, but if it does so: 
(a) without the Client’s approval, JLL is responsible for what that third party does; 
(b) with the Client’s approval or at the Client’s request, JLL is not responsible for what that third party does. 
 
 
11. Liability to the Client  
The liability of JLL to the Client for its own negligence causing death or personal injury is unlimited, but 
otherwise its liability is: 

- limited to an aggregate sum not exceeding: i) 25% of the reported value, or ii) 5 million EUR, whichever 
is the lesser amount for each property, 

- excluded to the extent that the Client is responsible, or someone on the Client’s behalf for whom JLL is 
not responsible under these General Terms and Conditions of Business, 

- limited to direct and reasonably foreseeable loss or damage with no liability for indirect or 
consequential loss, 

- (where JLL is but one of the parties liable) limited to the share of loss reasonably attributable to JLL on 
the assumption that all other parties pay the share of loss attributable to them (whether or not they do), 

- not (so far as permitted by law) increased by any implied condition or warranty. 
 
JLL shall not be liable for any hidden defects in the real property sold, bought or leased, unless JLL was aware 
of these defect and did not inform the client hereof. 
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12. Insurance 
JLL agrees to purchase and maintain appropriate insurance policies, in particular professional indemnity 
insurance. Upon request, JLL may provide evidence of such insurance. 
 
13. Indemnity from the Client 
The Client agrees to indemnify JLL against all liability (including without limitation all actions, claims, 
proceedings, loss, damages, costs and expenses) that relates in any way to the provision of services, except a 
liability that a court of competent jurisdiction decides (or JLL agrees) was caused by the fraud, willful default 
or negligence of JLL or of a delegate for whom JLL is responsible under the agreement. 
 
14. Protection of employees 
The Client agrees that (except for fraud or a criminal offence) no employee of the JLL group of companies has 
any personal liability to the Client, and that neither the Client nor anyone representing the Client will make a 
claim or bring proceedings against an employee personally. 
 
15. Complaints resolution procedure 
The Client agrees that it will not take any action or commence any proceedings against JLL before it has first 
referred its complaint to JLL in accordance with JLL’s complaints procedure, details of which are available 
upon request from the Compliance Officer, Jones Lang LaSalle s.r.o., with the seat at Prague 1, Na Příkopě 
1096/21, PSČ: 110 00, with identification no 24789704. 
 
16. Conflict of interest 
If JLL becomes aware of a conflict of interest it is to advise the Client promptly and recommend an appropriate 
course of action. 
 
17. Confidential information 
JLL must keep confidential all information of commercial value to the Client of which it becomes aware solely 
as a result of providing services, but it may: 

- use it to the extent reasonably required in providing services, 
- disclose it if the Client agrees, 
- disclose it if required to do so by law, regulation or other competent authority. 

 
On termination of the agreement JLL may, to comply with legal, regulatory or professional requirements, keep 
one copy of all material it then has that was supplied by or on behalf of the Client in relation to the service. The 
Client may request the return or destruction of all other client material (save for electronic back-ups). 
 
18. Publicity 
Neither JLL nor its Client may publicize or issue any specific information to the media about services or its 
subject matter without the consent of the other. 
 
19. Marketing 
For marketing purposes JLL is entitled to disclose that it provided services to the Client using its trademark, as 
well as to disclose a general description of provided services. 
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20. Intellectual property 
Copyrights, patents, trademarks, design and other intellectual property rights in any material supplied by the 
Client, or in any material prepared by JLL exclusively for the Client, belong to the Client. 
Such rights in any other material prepared by JLL in providing services belong to JLL, but the Client has a non-
exclusive right to use it for the purposes for which it was prepared. 
 
21. Remuneration  
Where the fees and expenses payable for services are not specified in writing, JLL is entitled to: 

- a fair and reasonable fee by reference to time spent, and 
- reimbursement of expenses properly incurred on the Client’s behalf. 

Where services are not performed in full, JLL is entitled to a reasonable fee proportionate to services provided 
as estimated by JLL. 
  
If an invoice is not paid in full within 30 (thirty) days from the date of issuance, JLL may charge interest on the 
balance due at a daily rate of 0,05 %.  
 
22. Assignment 
The Client may assign rights and obligations arising from the agreement, but must first get the written consent 
of JLL, which will not be unreasonably withheld.  
23. Termination 
The Client or JLL may withdraw from the agreement immediately by written notice to the other, if the other has 
not satisfactorily rectified a substantial or persistent breach of the agreement within the reasonable period 
specified in an earlier notice to rectify it. 
 
JLL can terminate the agreement prematurely, but only if fulfilment of the agreement is no longer reasonably 
possible. Premature termination takes place by registered letter and must be properly substantiated. JLL is 
authorised to terminate the agreement prematurely if it cannot be reasonably demanded that JLL should 
complete the agreement or let it continue (unaltered). Whether there is actually a situation or circumstance, as 
described in the previous sentence, is at the unilateral discretion of JLL. There is already a situation or 
circumstance justifying dissolution by JLL if – in their opinion – JLL may suffer damage to its reputation in any 
way. In that event, JLL still retains its claims to payment of the invoices for activities carried out up that moment, 
in which the preliminary results of the activities carried out up to that moment will be made available to the 
Client. The possible extra costs thereof will be charged to the Client by JLL.  
 
Either party is authorised to prematurely terminate the Instruction with immediate effect if the other party is 
declared bankrupt, is granted a moratorium on payments or discontinues its business operations. 
Termination of the agreement does not affect any claims that arise before termination or the entitlement of JLL 
to its proper fees or to be reimbursed its expenses up to the date of termination.  
On termination JLL must return to the Client or, if the Client so wishes, destroy all Client information that is to 
be kept confidential, but JLL may keep (and must continue to keep confidential) one copy of that information 
to comply with legal, regulatory or professional requirements.  
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24. Notices 
A notice is valid if in writing addressed to the last known address of the addressee and is to be treated as served: 

- when delivered, if delivered by hand during normal business hours, 
- when actually received, if sent by fax or electronic mail. 

25. Anti-money laundering checks 
The Client acknowledges that to comply with law and professional rules on suspected criminal activity JLL is 
required to check the identity of Clients. JLL is also required by law to report to the appropriate authorities any 
knowledge or suspicion that a Client’s funds (or any funds provided for or on behalf of a Client) derive from the 
proceeds of crime and may be unable to tell the Client that it has done this. The Client is obliged to provide JLL 
with the necessary information and documents required by law to undertake checks and to give promptly 
written notice about changes therein. 
 
26. Anti-bribery  
Both parties shall comply with all applicable laws, statutes, regulations, relating to anti-bribery and anti-
corruption. 
 
27. Governing Law 
These General Terms and Conditions of Business and the terms of the instruction and the agreement shall be 
governed and construed in accordance with the laws of the Czech Republic. All disputes shall be finally settled 
by the Arbitration Court of the Economic Chamber of the Czech Republic and the Agricultural Chamber of the 
Czech Republic in Prague in accordance with the rules set forth for this court by three arbiters.  
 
The rights and remedies of either party in respect of the agreement shall not be diminished, waived or 
extinguished by the granting of any indulgence, forbearance or extension of time granted by such party to the 
other nor by any failure of, or delay by the said party in ascertaining or exercising any such rights or remedies. 
Any waiver of any breach of the agreement shall be in writing. The waiver by either party of any breach of the 
agreement shall not prevent the subsequent enforcement of any subsequent breach of that provision and shall 
not be deemed to be a waiver of any subsequent breach of that or any other provision.  
 
If at any time any one or more of the conditions of the agreement (or any sub-condition or paragraph or any part 
of one or more of these General Terms and Conditions of Business) is held to be or becomes void or otherwise 
unenforceable for any reason under any applicable law, the same shall be deemed omitted from the agreement 
and the validity and/or enforceability of the remaining provisions of the agreement shall not in any way be 
affected or impaired as a result of that omission.  
 
These General Terms and Conditions of Business are issued in accordance with § 1751 of the Civil Code. 
Acceptance of the proposal agreement (including all of its components) by the Client with any amendment or 
variation is not allowed. The provisions of § 2971, § 2004/1, § 1971, § 1805/2, § 647, § 566/2, § 564/ 2 of the Civil 
Code are excluded and do not apply. 
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Application of any other conditions of business, which may refer Client is excluded, unless agreed otherwise or 
unless in these General Terms and Conditions of Business and conditions stated otherwise. 

 

  



 
 

  

Savarin Development Czech Republic | 31 October 2020 

© 2020 Jones Lang LaSalle IP, Inc. All rights reserved 65

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 3 

Definition of Market Value 
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The Basis of Valuation 
 

Our valuation is carried out on the basis of the property’s Market Value.  

The Market Value is defined in the RICS Red Book as: 

‘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’. 

Interpretive Commentary, as published in the RICS Valuation – Professional Standards (incorporating the 
International Valuation Standards): 

1. Market value is the basis of value that is most commonly required, being an internationally recognised 
definition. It describes an exchange between parties that are unconnected and are operating freely in the 
marketplace and represents the figure that would appear in a hypothetical contract of sale, or equivalent legal 
document, at the valuation date, reflecting all those factors that would be taken into account in framing their bids 
by market participants at large and reflecting the highest and best use of the asset. The highest and best use of an 
asset is the use of an asset that maximises its productivity and that is possible, legally permissible and financially 
feasible – see IVS Framework paragraphs 32–34 Market Value. 

2. It ignores any price distortions caused by special value or synergistic value. It represents the price that would 
most likely be achievable for an asset across a wide range of circumstances. Market rent applies similar criteria 
for estimating a recurring payment rather than a capital sum. 

3. In applying market value, regard must also be had to the conceptual framework set out in IVS Framework 
paragraphs 30–34 Market Value, which includes the requirement that the valuation amount reflects the actual 
market state and circumstances as of the effective valuation date. 

4. Valuers must ensure in all cases that the basis is reproduced or clearly identified in both the instructions and 
the report. There is no mandatory requirement to refer to the IVS conceptual framework (IVS Framework 
paragraphs 30–34) in the valuer’s report but, in appropriate cases, it may be useful to do so if it is considered likely 
to assist the client. 

5. However, a valuer may be legitimately instructed to provide valuation advice based on other criteria, and 
therefore other bases of value may be appropriate. In such cases the definition adopted must be set out in full and 
explained. Where such a basis differs significantly from market value it is recommended that a brief comment is 
made indicating the differences. 

6. Notwithstanding the disregard of special value (see definition in IVS Framework paragraphs 43–46 Special 
Value), where the price offered by prospective buyers generally in the market would reflect an expectation of a 
change in the circumstances of the asset in the future, the impact of that expectation is reflected in market value. 
Examples of where the expectation of additional value being created or obtained in the future may have an impact 
on the market value include: 

• the prospect of development where there is no current permission for that development and 

• the prospect of synergistic value (see definition in IVS Framework paragraph 47) arising from merger with another 
property or asset, or interests within the same property or asset, at a future date. 

7. The impact on value arising by use of an assumption or special assumption should not be confused with the 
additional value that might be attributed to an asset by a special purchaser. 

8. Note that in some jurisdictions a basis of value known as ‘highest and best use’ is adopted and this may either 
be defined by statute or established by common practice in individual countries or states. 
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Location Map 
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Source: www.openstreetmap.org 

 
Source: www.openstreetmap.org 
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Extract from Land Register 
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   Title List 3562
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Title List 7699
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Site Map 
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Title List 3562 

 
Source: http://sgi.nahlizenidokn.cuzk.cz/marushka 

Title List 7699 

 
Source: http://sgi.nahlizenidokn.cuzk.cz/marushka 
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Permits 
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Zoning Permit
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Building Permit
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Photographs 
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Savarin Development 

  
Buildings Václavské náměstí 835 & 837 - Exterior Building Václavské náměstí 835 - Exterior 

  
Building Václavské náměstí 837 - Interior Building Václavské náměstí 837 - Interior 

  
Building Václavské náměstí 837 - Interior Building Václavské Náměstí 837 - Basement 

  
Inner Courtyard - view from above Building Jindřišská 900/7 - Exterior 
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Building Jindřišská 900/7 - Interior Inner Courtyard 

  
Building Panská 10 - Exterior Building Panská 10 - Interior 

  
Building Panská 8 - Exterior Inner Courtyard 

  
Building Panská 8 - Interior Building Panská 8 - Interior 
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Building Savarin - Exterior Building Savarin - Casino 

  
Building Savarin - Courtyard Building Savarin - Courtyard 

 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 



 
 

  

Savarin Development Czech Republic | 31 October 2020 

© 2020 Jones Lang LaSalle IP, Inc. All rights reserved 113

 

 

 

 

 

 

 

 

Appendix 9 

Calculations 
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31.10.2020

Currency EUR

Use Type Gross Rentable Area Gross Rentable Area Lease Length Contracted Rent / EMRV Total GOI pa Rent Deductions Total NOI pa

 sq m  sq m  years EUR/mth/sq m EUR % EUR

Office 459                            459                               5                              22.00                                           121,274                 1.00% 120,061                

Retail 2,284                         2,284                            5                              110.00                                         3,014,273              1.00% 2,984,130             

External Seating - Retail 348                            348                               5                              15.00                                           62,640                   1.00% 62,014                  

Teraces - Retail 262                            262                               5                              15.00                                           47,111                   1.00% 46,640                  

Storages - Retail 224                            224                               5                              10.00                                           26,897                   1.00% 26,628                  

-                         -                       

Total Rentable/Saleable Area 3,577                         3,577                            -                       3,272,195              1.00% 3,239,473             
Total Rentable Area excluding external seating and Teraces 3,353                         3,353                            per sq m Total GDV
Estimated Gross Development Value Office @ 4.00% 6,534 3,001,524
before Purchaser's Costs Retail @ 4.25% 30,748 70,214,825

External Seating - Retail Capitalisation Rate @ 4.25% 4,193 1,459,144
Teraces - Retail @ 4.25% 4,193 1,097,418
Storages - Retail @ 4.25% 2,795 626,537

 - -
Blended Cap Rate 4.24%

Total GDV 76,399,448
EUR/sq m 21,360

Purchaser's costs (Commercial) 5.971807008
Agents & Legal Fees 1.5%
Stamp Fees 0.0%
Notary Fees 0.0%
Total Purchaser's costs 1.5% 1,129,056             

3.0% per sq m Total NDV
Estimated Net Development Value Net Cap Rate Applied EUR 21,044 75,270,392

Timing Assumptions (of the Development Process)   Cumulative
Start End Years

Total Project Duration (excl. Lead-in period) 10/2020 10/2024 4.00
Month nos (inclusive)   Years

Remaining Project Duration Years Start End Appraisal as at 10/2020   at end
Start / Lead-in period 1.00 0 12 Demolition Start 10/2021 1.00
Demolition 0.00 0 12 Construction Start 10/2021 1.00
Construction 2.00 13 36 Completion  Date 10/2023 3.00
Initial Void 0.50 37 42 Lease Commence Date 05/2024 3.50
Rent-Free Period 0.50 43 48 Sale Commence Date 10/2024 4.00

Project Costs

Hard Costs GR/SA EUR/sq m

Construction 3,160                       11,303,613            

3,160                       11,303,613        
Other Construction Costs 0.00% -                         
Construction Contingency 3.00% of hard costs 339,108                 

339,108             
11,642,722           

Professional Fees (Design and Planning, Construction Management, Quantity Surveyor etc.)
Professional Fees 11.00% of hard cost & contingency 1,280,699              
Other Consultancy 0.00% of hard cost & contingency -                         

1,280,699          
Marketing & Letting Costs 12,923,421           
Marketing 10.00% of NOI 323,947                 
Letting, Legals & Other Cost 15.00% of NOI 485,921                 

809,868             
13,733,289           

Financing Costs (On Project Costs Excluding Land Cost)
2.75% base rate + margin

Over Years 4.00
Applied to (% ) of Costs 50.00%
Construction financing 787,632             

Total Estimated Project Costs (Excluding Post-Construction Cost, Developer's Profit & Site Purchase) EUR 14,520,922
Progress

Project Costs Incurred 31/10/2020 0% -                         
Pending Project Cost 31/10/2020 100% as %  of total 14,520,922        

Developer's Profit 

Developer's Profit % 15.00% of Total Project Costs (Including Site, Construction and Financing Costs)
67.61% of Pending Project Cost

9,817,877          

Pending Costs & Developer's Profit (Excluding Site Purchase) EUR 24,338,799

Residual value
Estimated Net Development Value 75,270,392            
Pending Costs & Developer's Profit (Excluding Site Purchase) 24,338,799            
Balance Available for Site Purchase before Purchaser's Deduction of Purchaser's Costs 50,931,593        

Carried interest charges
Financing @ 2.75%
Over years 4.00
Applied to (% ) of Costs 100.00% 5,237,513          

45,694,080           
Site / Property Purchaser's Costs
Agents & Legal Fees 1.50%
Stamp Fees 0%
Notary Fees 0%
Total Purchaser's costs 1.50% 675,282                

Market Value of Property (After Deduction of Purchaser's Costs) Site Area (sq m) Market Value EUR 45,018,798
(Round) € 45,000,000

GLA of the development in sq m 3,577                            sq m EUR/sq m 12586
(Round EUR/sq m) € 12,590

DEVELOPMENT APPRAISAL - ASSUMPTIONS & RESIDUAL VALUATION

Palac Savarin Mixed Use CZ Prague

Valuation Date

Estimated Annual Income
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31.10.2020

Currency EUR

Use Type Gross Rentable Area Gross Rentable Area Lease Length Parking Places Contracted Rent / EMRV Total GOI pa Rent Deductions Total NOI pa

 sq m  sq m  years EUR/mth/sq m EUR % EUR

Office 19,100                       19,100                          5                              21.00                                           4,813,200              1.00% 4,765,068             

Retail 26,850                       26,850                          5                              43.56                                           14,035,950            1.00% 13,895,590           

External Seating - Retail 1,222                         1,222                            5                              10.45                                           153,173                 1.00% 151,641                

Storages - Non-retail 1,350                         1,350                            5                              9.00                                             145,800                 1.00% 144,342                

Teraces - Office 2,925                         2,925                            5                              5.25                                             184,275                 1.00% 182,432                

Parking - Offfice 120                      220.00                                         316,800                 1.00% 313,632                

Total Rentable/Saleable Area 51,447                       51,447                          120                      19,649,197            1.00% 19,452,705           
Total Rentable Area excluding external seating and Teraces 47,300                       47,300                          per sq m Total GDV
Estimated Gross Development Value Office @ 4.25% 5,870 112,119,247
before Purchaser's Costs Retail @ 4.50% 11,501 308,790,896

External Seating - Retail Capitalisation Rate @ 4.50% 2,758 3,369,795
Storages - Non-retail @ 4.25% 2,516 3,396,282
Teraces - Office @ 4.25% 1,468 4,292,524
Parking - Offfice 4.25% 7,379,576

@ - -
Blended Cap Rate 4.43%

Total GDV 439,348,321
EUR/sq m 8,540

Purchaser's costs (Commercial)
Agents & Legal Fees 1.5%
Stamp Fees 0.0%
Notary Fees 0.0%
Total Purchaser's costs 1.5% 6,492,832             

3.0% per sq m Total NDV
Estimated Net Development Value Net Cap Rate Applied EUR 8,414 432,855,489

Timing Assumptions (of the Development Process)   Cumulative
Start End Years

Total Project Duration (excl. Lead-in period) 10/2020 10/2026 6.00
Month nos (inclusive)   Years

Remaining Project Duration Years Start End Appraisal as at 10/2020   at end
Start / Lead-in period 2.00 0 24 Demolition Start 10/2022 2.00
Demolition 0.00 0 24 Construction Start 10/2022 2.00
Construction 2.50 25 54 Completion  Date 05/2025 4.50
Initial Void 1.00 55 66 Lease Commence Date 05/2026 5.50
Rent-Free Period 0.50 67 72 Sale Commence Date 10/2026 6.00

Project Costs

Hard Costs GR/SA EUR/sq m

Construction 3,020                       155,352,381          

3,020                       155,352,381      
Other Construction Costs 0.00% -                         
Construction Contingency 3.00% of hard costs 4,660,571              

4,660,571          
160,012,952         

Professional Fees (Design and Planning, Construction Management, Quantity Surveyor etc.)
Professional Fees 11.00% of hard cost & contingency 17,601,425            
Other Consultancy 0.00% of hard cost & contingency -                         

17,601,425        
Marketing & Letting Costs 177,614,377         
Marketing 10.00% of NOI 1,945,271              
Letting, Legals & Other Cost 15.00% of NOI 2,917,906              

4,863,176          
182,477,553         

Financing Costs (On Project Costs Excluding Land Cost) 2.75%
2.75% base rate + margin

Over Years 6.00
Applied to (% ) of Costs 50.00%
Construction financing 16,136,109        

Total Estimated Project Costs (Excluding Post-Construction Cost, Developer's Profit & Site Purchase) EUR 198,613,663
Progress

Project Costs Incurred 31/10/2020 8% 15,754,368            
Pending Project Cost 31/10/2020 92% as % of total 182,859,295      

Developer's Profit 

Developer's Profit % 22.50% of Total Project Costs (Including Site, Construction and Financing Costs)
43.48% of Pending Project Cost

79,504,069        

Pending Costs & Developer's Profit (Excluding Site Purchase) EUR 262,363,364

Residual value
Estimated Net Development Value 432,855,489          
Pending Costs & Developer's Profit (Excluding Site Purchase) 262,363,364          
Balance Available for Site Purchase before Purchaser's Deduction of Purchaser's Costs 170,492,125      

Carried interest charges
Financing @ 2.75%
Over years 6.00
Applied to (% ) of Costs 100.00% 25,610,489        

144,881,635         
Site / Property Purchaser's Costs
Agents & Legal Fees 1.50%
Stamp Fees 0%
Notary Fees 0%
Total Purchaser's costs 1.50% 2,141,108             

Market Value of Property (After Deduction of Purchaser's Costs) Site Area (sq m) Market Value EUR 142,740,527
(Round) € 142,700,000

GLA of the development in sq m 51,447                          sq m EUR/sq m 2775
(Round EUR/sq m) € 2,770

DEVELOPMENT APPRAISAL - ASSUMPTIONS & RESIDUAL VALUATION

Project Savarin Mixed use CZ Prague

Valuation Date

Estimated Annual Income
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