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 10 November 2008 

 
Dear Sirs 

 
Buildings 1500 and 1600 Airport City, Novi Beograd, Serbia. 
 

1. Introduction 

In accordance with your instructions dated we have inspected the property located at 88 Omladinskih 

Brigada, Novi Beograd, Serbia, 11070 (the “Property”) owned by Airport City d.o.o. (the "Company ") 

and referred to in the appendices, in order to advise you of our opinion of the Market Value of the 

freehold interest in the Property as at 30 September 2008 

 

2. Inspection 

The property was inspected internally in October 2008 by Oliver Sajatovic of Bates on behalf of DTZ.  

 

3. Compliance with RICS Valuation Standards 

We confirm that the valuation has been made in accordance with the appropriate sections of the 

current Practice Statements ("PS"), and United Kingdom Practice Statements ("UKPS") contained 

within the RICS Valuation Standards, 6th Edition (the "Red Book").  

 

4. Status of valuer and conflicts of interest 

We confirm that we have undertaken the valuation acting as External Valuers qualified for the purpose 

of the valuation. 

 

5. Purpose of the valuation 

We understand that the valuation is required for internal accounting purposes. 
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6. Disclosures required under the provisions of 
UKPS 5.4 

6.1 Name of signatory 

Nick George MBA, MRICS has not previously been the signatory of Valuation Reports 

provided to the Company for the same purpose as the purpose of this Valuation Report. DTZ 

Debenham Tie Leung has been carrying out this valuation instruction for the Company for a 

continuous period since June 2006. 

 

6.2 DTZ's relationship with client 

DTZ has a ongoing relationship with the Company and its associated companies providing 

valuation reports for internal accounting purposes for this property and others in the 

Company’s associate’s’ ownership.  

 

DTZ has also provided valuation reports for secured lending where the Company, or its 

associates, is the borrower.  

 

6.3 Fee income from the Company 

DTZ Debenham Tie Leung is a wholly owned subsidiary of DTZ Holdings plc (the "Group").  In 

the Group's financial year to 30 April 2008, the proportion of total fees payable by the 

Company to the total fee income of the Group was less than 5%. 

 

6.4 DTZ involvement in any of the properties in the previous 12 
months 

DTZ provided a Valuation Report to the Company with effect of 31 December 2007 which 

included a valuation of this property.  

 

7. Basis of valuation 

Our opinion of the Market Value of the Property has been primarily derived using comparable 

recent market transactions on arm's length terms.  

 

7.1 Market Value 

The value of the property has been assessed in accordance with the relevant parts of the 

current RICS Valuation Standards.  In particular, we have assessed Market Value in 

accordance with PS 3.2.  Under these provisions, the term "Market Value" means "The 

estimated amount for which a property should exchange on the date of valuation between a 

willing buyer and a willing seller in an arm's-length transaction after proper marketing wherein 

the parties had each acted knowledgeably, prudently and without compulsion". 

 

In undertaking our valuation on the basis of Market Value we have applied the conceptual 

framework which has been settled by the International Valuation Standards Committee and 

which is included in PS 3.2.   
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7.2 Taxation and costs 

We have not made any adjustment to reflect any liability to taxation that may arise on 

disposal, nor for any costs associated with disposal incurred by the owner.  No allowance has 

been made to reflect any liability to repay any government or other grants, taxation allowance 

or lottery funding that may arise on disposal. 

 

In accordance with local market practice, we have not made a deduction to reflect a 

purchaser's acquisition costs. 

 

8. Brief Summary of the property 

The Property comprises two buildings forming part of the Airport City office campus 

development in Novi Beograd. The buildings, known as Building 1500 and Building 1600, are 

virtually identical and are constructed over basement ground and six upper floors formed of 

concrete frames with glazed elevations. The buildings provide high quality flexible office 

accommodation with convenience retailing on the ground floor and ancillary storage and car 

parking. 

 

The recently completed buildings are held as multi-tenanted investments with the majority of 

accommodation leased, some under offer and some currently being marketed. 

 

9. Assumption and sources of information 

An Assumption is stated in the Glossary to the Red Book to be a "supposition taken to be 

true" ("Assumption").  Assumptions are facts, conditions or situations affecting the subject of, 

or approach to, a valuation that, by agreement, need not be verified by a valuer as part of the 

valuation process.  In undertaking our valuation, we have made a number of Assumptions and 

have relied on certain sources of information. Where appropriate, the Company have 

confirmed that our Assumptions are correct so far as they are aware. In the event that any of 

these Assumptions prove to be incorrect then our valuation should be reviewed. The 

Assumptions we have made for the purposes of our valuation(s) are referred to below:-   

 

9.1 Title 

We have not had access to the title deeds of the Property.  We have made an Assumption 

that the Company is possessed of good and marketable freehold title and that the property is 

free from rights of way or easements, restrictive covenants, disputes or onerous or unusual 

outgoings.  We have also assumed that the property is free from mortgages, charges or other 

encumbrances.  

 

 

9.2 Condition of structure and services, deleterious materials, 
plant and machinery and goodwill 

Due regard has been paid to the apparent state of repair and condition of the property, but a 

condition survey has not been undertaken, nor have woodwork or other parts of the structure 

which are covered, unexposed or inaccessible, been inspected.  Therefore, we are unable to 

report that the property is structurally sound or is free from any defects. We have made an 

Assumption that the property is free from any rot, infestation, adverse toxic chemical 
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treatments, and structural or design defects other than such as may have been mentioned in 

the body of our Valuation Report and the appendices. 

 

We have not arranged for investigations to be made to determine whether high alumina 

cement concrete, calcium chloride additive or any other deleterious materials have been used 

in the construction or any alterations, and therefore we cannot confirm that the property is free 

from risk in this regard.  For the purposes of this valuation, we have made an Assumption that 

any such investigation would not reveal the presence of such materials in any adverse 

condition. 

 

No mining, geological or other investigations have been undertaken to certify that the site is 

free from any defect as to foundations.  We have made an Assumption that the load bearing 

qualities of the site of the property are sufficient to support the buildings constructed thereon.  

We have also made an Assumption that there are no services on, or crossing the site in a 

position which would inhibit development or make it unduly expensive and that there are no 

abnormal ground conditions, nor archaeological remains present, which might adversely affect 

the present or future occupation, development or value of the property. 

 

No tests have been carried out as to electrical, electronic, heating, plant and machinery, 

equipment or any other services nor have the drains been tested. However, we have made an 

Assumption that all services, including gas, water, electricity and sewerage, are provided and 

are functioning satisfactorily. 

 

No allowance has been made in this valuation for any items of plant or machinery not forming 

part of the service installations of the building.  We have specifically excluded all items of 

plant, machinery and equipment installed wholly or primarily in connection with the occupants' 

businesses.  We have also excluded furniture and furnishings, fixtures, fittings, vehicles, stock 

and loose tools.   

 

Further, no account has been taken in our valuation of any business goodwill that may arise 

from the present occupation of the property. 

 

It is a condition of DTZ Debenham Tie Leung Limited or any related company, or any qualified 

employee, providing advice and opinions as to value, that the client and/or third parties 

(whether notified to us or not) accept that the Valuation Report in no way relates to, or gives 

warranties as to, the condition of the structure, foundations, soil and services. 

 

9.3 Environmental matters 

We have been instructed not to make any investigations in relation to the presence or 

potential presence of contamination in land or buildings, and to make an Assumption that if 

investigations were made to an appropriate extent then nothing would be discovered sufficient 

to affect value. We have not carried out any investigation into past uses, either of the property 

or any adjacent land to establish whether there is any potential for contamination from such 

uses or sites, and have therefore made an Assumption that none exists. 

 

In practice, purchasers in the property market do require knowledge about contamination.  A 

prudent purchaser of the Property would be likely to require appropriate investigations to be 

made to assess any risk before completing a transaction. Should it be established that 

contamination does exist, this might reduce the value now reported.  

 



 
88 Omladinskih Brigada, Novi Beograd, Serbia 11070 

Date of valuation: 30 Septemebr 2008 
Date of report: 10 November 2008 

 

 

 

Page |5  

 

We have no basis upon which to assess the reasonableness of this Assumption.  If it were to 

prove invalid then the value would fall by an unspecified amount.   

 

Commensurate with our Assumptions set out above we have not made any allowance in the 

valuation for any effect in respect of actual or potential contamination of land or buildings. 

 

 

9.4 Areas 

The Company have provided us with the floor areas of the property that are relevant to our 

valuation.  As instructed, we have relied on these areas and have not checked them on site.  

We have made an Assumption that the floor areas supplied to us have been calculated in 

accordance with the local market practice.  

 

9.5 Statutory requirements and planning  

Verbal enquiries have been made of the relevant planning authority in whose area the 

property lies as to the possibility of highway proposals, comprehensive development schemes 

and other ancillary planning matters that could affect property values. The results of our 

enquiries have been included within our Valuation Report where relevant. 

 

We have made an Assumption that the building has been constructed in full compliance with 

valid town planning and building regulations approvals. Similarly, we have also made an 

Assumption that the property is not subject to any outstanding statutory notices as to its 

construction, use or occupation. Unless our enquiries have revealed the contrary, we have 

made a further Assumption that the existing use of the property is duly authorised or 

established and that no adverse planning condition or restriction applies. 

 

9.6 Leasing  

We have not been provided with copies of any leases or documentation confirming tenancy 

details. You provided us with a copy of the tenancy schedule giving an outline summary of the 

correct letting status and we have assumed that this is correct and up to date. We have relied 

upon this tenancy schedule in undertaking our valuation.  

 

We have not undertaken investigations into the financial strength of the tenants unless we 

have become aware by general knowledge, or we have been specifically advised to the 

contrary. We have made an Assumption that the tenants are financially in a position to meet 

their obligations. Unless otherwise advised we have also made an Assumption that there are 

no material arrears of rent or service charges, breaches of covenants, current or anticipated 

tenant disputes. 

 

However, our valuation reflects the type of tenants actually in occupation or responsible for 

meeting lease commitments, or likely to be in occupation, and the market's general perception 

of their creditworthiness.   

 

We have also made an Assumption that wherever rent reviews or lease renewals are pending 

or impending, with anticipated reversionary increases, all notices have been served validly 

within the appropriate time limits. 
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9.7 Information  

We have made an Assumption that the information the Company and its professional advisers 

have supplied to us in respect of the property is both full and correct.   

 

It follows that we have made an Assumption that details of all matters likely to affect value 

within your collective knowledge such as prospective lettings, rent reviews, outstanding 

requirements under legislation and planning decisions have been made available to us and 

that the information is up to date.  

 

10. Valuation 

10.1 Valuation Methodology and Considerations 

In assessing our opinion of Market Value we have adopted a traditional investment approach 

applying appropriate capitalisation rates to the current and potential net income flows from 

each building. 

 

For those parts of the accommodation that are subject to signed leases, we have utilised the 

advised rental income, making suitable allowances for rent free periods where negotiated. For 

the accommodation where leases are either in discussion or currently being marketed, we 

have adopted Estimated Rental Values (ERV’s) allowing for appropriate marketing periods 

and rent free incentives. Our ERV’s are based on comparable rentals in the vicinity, including 

lettings in the subject buildings and the other parts of the development. From the rental 

income, we have made deductions to allow for Landlord’s non-recoverable costs to arrive at a 

net income and applied appropriate Equivalent Yields to the net income flows. 

 

The prospects for both income indexation and growth in market rentals are implicit in the 

yields adopted. 

  

In accordance with local market practice, we have made no allowance for notional purchaser’s 

costs in our Market Value assessment. 

 

10.2 Market Value 

We are of the opinion that the Market Value as at 30 September 2008 of the freehold interest 

in the Property described in the appendices, subject to the Assumptions, and comments in 

this Valuation Report is:- 

 

€44,620,000 

(Forty Four Million Six Hundred and Twenty Thousand Euro) 

 

  3,427,000,000 RSD 

(Three Billion four Hundred and Twenty Seven Million Serbian Dinars) 

 

(exchange rate as 30 September 2008)  
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11. Confidentiality and Disclosure 

The contents of this Valuation Report and appendices are confidential to Airport City d.o.o for 

the specific purpose to which they refer and are for their use only.  Consequently, and in 

accordance with current practice, no responsibility is accepted to any other party in respect of 

the whole or any part of their contents.  Before this Valuation Report, or any part thereof, is 

reproduced or referred to, in any document, circular or statement, and before its contents, or 

any part thereof, are disclosed orally or otherwise to a third party, the valuer's written approval 

as to the form and context of such publication or disclosure must first be obtained.  

 

Yours faithfully 

 

 

 
 

 

Nick George 

Chartered Surveyor 

Director 

For and on behalf of 

DTZ Debenham Tie Leung Limited 

 

 




























































