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14th march 2025

Project Ref: Misc_0463

Our Ref: Misc_0463_25_R00

PA Ref Number:

Location: Industrial plots ref HHF 303 and HHF 304 — Hal Far Industrial Estate, Birzebbugia, Malta
Tenure: Temporary emphyteutical grant of 65 years

To whom it may concern,
RE: PROPERTY VALUATION
1. Introduction

The undersigned architect and civil engineer has been appointed by JD Operations Limited (a wholly owned
subsidiary of JD Capital plc) to undertake the valuation of the above captioned property which is currently
being used as an industrial facility for the manufacture of steel and aluminium works and simultaneously being
developed into a logistic centre and adjacent steel and aluminium manufacturing facility. The valuation is being
undertaken at present market conditions.

The valuation is being made without a formal structural or technical assessment. The valuation covers the
property when complete. The property is being valued on a Market Value basis, as defined by the Royal
Institute of Chartered Surveyors (‘RICS’) Standards, more specifically, the price at which land and buildings
could be sold under private contract between a willing seller and an arm’s length buyer on the date of
valuation, it being assumed that the property is publicly exposed to the market, that market conditions permit
orderly disposal, and that a normal period, having regard to the nature of the property, is available for the
negotiation of sale

The land in question falls within the South Malta Local Plan as issued by MEPA in 2006 and the land is zoned for
industrial use and duly covered by Policy SMHF 01 as per local plan map HF1.

2. Purpose of Valuation

The valuation has been prepared in line with Chapter 7, Section 7.5 ‘Valuations of Property in the course of
Development’ and 7.8 ‘Valuation of Property for Business use’ of the Capital Markets Rules published by the
Malta Financial Services Authority, and with the disclosure requirements related to property Companies
seeking listing on the Malta Stock Exchange. The Capital Markets Rules found in Chapter 7 Sections 7.6, 7.7, and
7.10 are not applicable.

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

The undersigned declares that neither he nor the firm he is a member of, are regulated by the Royal Institute of
Chartered Surveyors and reference to their valuation standards in this report are solely to put context to the
approach adopted. As a non-RICS regulated member of a firm over which RICS cannot exert control, the
undersigned declares that in preparing this valuation the undersigned has complied with the RICS valuation
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standards and guidelines.

The undersigned declares a site visit was undertaken on the 30th of September 2024. This visit was intended to
better understand the characteristics and qualities of the Property and its surroundings, to evaluate the
condition of the existing property, to take note of the works undertaken to date, and to establish what could
influence the value of the property.

This valuation has been prepared solely for the abovementioned purpose and is not suitable for any other use.
In accordance with standard practice, neither the whole, nor any part of this valuation, nor any reference
thereto, may be included in any document published without the prior written approval of the undersigned for
the context in which it may appear.

3. Declaration of Independence
The undersigned declares that he has no financial interest in JD Capital plc.

The undersigned also declares that he is currently the architect responsible for the design and the attainment
of the permit for the said site. Notwithstanding the aforesaid, in light of the terms of engagement applicable to
this particular assignment, both the undersigned and the Board of Directors of JD Capital plc, are of the view
that the undersigned is independent of the Issuer in satisfaction of Chapter 7 of the Capital Market Rules.

4. Basis of Valuation

An opinion of the best price at which the sale of an interest in property would have been completed
unconditionally for cash consideration on the date of valuation is based on the following assumptions:

a. There is a willing seller and a willing buyer;

That, prior to the date of valuation, there had been a reasonable period, (having regard to
the nature of the property and the state of the market) for the proper marketing of the
interest, for the agreement of price and terms and conditions of the sale;

c. That the state of the market, the level of values, and other considerations affecting the
transactions that actually occurred in the recent past , remained the same as on the date of
valuation;

That no account is taken of any additional bid by a purchaser with a special interest; and
That both parties to the transaction had acted knowledgeably, prudently and without
compulsion.

The Guidance Notes refer to the fact that certain types of property designed or adapted for particular uses,
invariably change hands in the open market at prices based directly on trading potential for a strictly limited
use.

In drawing up this report, the undersigned has applied judgement and relied on information provided to him by
JD Capital plc, management and their advisors or which was otherwise in the public domain.

5. Valuation
a. Current State

The site, covering an area of 16,245 square metres, is currently partly used as the production facility for JD
Operations Limited with the remainder of the site currently being under development. The existing buildings
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over were built around the world war 2 period.
b. Ownership

The premises are currently subject to a temporary emphyteusis agreement with INDIS Malta Ltd (previously
Malta Industrial Parks Limited) (C 28965), dated 28 June 2018 for an annual ground rent of €121,139.80 for a
period of 65 years. The valuer is informed that the ground rent will increase every 5 years by 5% with the first
increase being assumed to be in 2028. The valuer has been informed that the ground rent is not dependent on
the ratio of built to unbuilt area.

The above translates into a rate of €7.83 per square metre for the year 2024 increasing to €13.38 per square
metre by the end of the term

The undersigned has also been informed that the assets of JD operations Limited, which includes the title over
the Hal Far property, is presently encumbered by a general hypotech in favour of BoV.

The undersigned has additionally been informed that JD operations Limited granted a first ranking special
hypothec over the Hal Far property in favour of Alter Domus Trustee Services (Malta) Limited (C 63887), in its
capacity as security trustee, for the benefit of the holders of the bonds issued under the secured bond issuance
programme published by the Company

c. Permitting

The property forms part of an industrial zone marked for industrial use within the South Malta Local Plan
(2006) as per map HF1 and policy SMHF 01.

A development permit with reference DNO 935/23 has been approved by the Planning authority on the 14th of
September 2023. The approved permit envisages the following development:

Industrial use (built) 8939 sgm

Industrial use (External unbuilt) 2314 sgm

High Internal Storage 7124 sqm (17m clear height)
Low Internal Storage 1837 sgm (6.5m clear height)
Storage External Area (Unbuilt) 2198 sqm

Office Use 1,595 sqm

d. Works undertaken to date

The architectural design is complete, and over 80% of the structure has been designed and working drawings
issued.

Apart from the significant time and effort put in the optimisation of the conceptual design of the site, works
carried out on site to date include:

Demolition works in the factory are 50% complete

General excavation in factory area is complete

Foundations in factory area currently are 100% complete

Construction of basement for new factory is complete

Construction of new reservoir in factory area and adjoining pump room 70% complete
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Steel sections for factory have been ordered and 100% delivered
Manufacturing of factory is 75% complete

Erection of steel structure for factory is 20% complete

Demolition in the warehouse area area is 50% complete

Excavation and casting of foundations for warehouse 50% complete
Casting of precast columns, delivery to site and installation 50% complete
Columns, beams and slabs installation for warehouse 50% complete
Administration block construction is 100% complete

It is estimated that a total of €6,000,000 Euros of works has been completed to date and a target completion
date has been set for the last quarter of 2026

e.

Built up complete property valuation

An estimate of the value of the completed premises is being provided by taking into consideration the following

parameters:

e The property will be constructed in steel/concrete, and the different areas will be finished as follows:

o

(0]

Warehousing/Industrial - smooth concrete floor slab, rendered walls and exposed roofs. Basic
level of services including lighting, power, water supply, smoke detection and basic ELV points
Offices - Tiled floors, rendered walls and exposed ceilings. In relation to services, lighting,
power, water supply, smoke detection and basic ELV points

Roads - Tarmac / concrete roads

e The following rental rates have been assumed after researching the ask-price for similar real estate
offered on the open market, and after applying the typical discounts negotiated by the buyer and the
seller to agree on the transaction price :

o

Industrial €100 per sgm - Rates found across southern villages in Malta ranged between €70
per square metre to €140 per square metre.

Office €80 per sqm - rate was derived by researching office rates in the southern area of
Malta with rates varying between €100 per square metre to €140 per square metre. The rate
adopted is less than the minimum rate specified since it is believed by the undersigned that
there will be a limited market interested in renting offices in Hal Far.

Internal Store / Warehouse - Research was undertaken to establish the rental rate of a
warehouse with an internal clear height of 17m. None in the market could be found, but it
was determined that warehouses up to a height of 7m are being leased between €90 to €200
euro per square metre. Itis presumed that the variability in rate depends on the location, as
well as the storage volume available, with the highest rates being in the Handaq Area and the
lowest rates being within towns. The site in consideration is considered to be ideally located
for storage/logistic purposes, considering its proximity to the freeport and the easy access
from the main arterial road network. The substantial height of the facility will also provide
better optimisation of storage space and volume with the potential to store around 30,000
pallets by using a very narrow aisle (VNA) lifter and rack installation. This is over double what
could be stored in a warehouse of circa 7m height, and it is therefore deemed prudent and
reasonable to adopt a rental rate of double the rate quoted above. Industry practice suggests
that whereas the effective usable capacity of a 7 metre high facility is 50% due to space
required for marshalling area and circulation aisles, a VNA system can increase this to 66%
usable capacity. For this reason an average rate of €150 per square metres will be assumed
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for a 7m high warehouse. This will be doubled to take into consideration the fact that the
warehouse is 17m high and not 7m, resulting in an annual rate of €300 per square metre.
The rate will be further reduced to €250 per square metre annually to take into consideration
the fact that the property is ultimately owned by the Government of Malta.

o A capitalisation rate of 6.00% will be utilised.

Designation Area (sqm) Rent Amount
Industrial use (built) 8939 €100 €893,900
Industrial use (External 2314 €40 €92,560
unbuilt)

High Internal Storage 7124 €250 €1,781,000

(17m clear height)

Low Internal Storage 1837 €100 €183,700
(6.5m clear height)

Storage External Area 2198 €40 €87,920
(Unbuilt)

Office Use 1,595 €80 €127,600
Total - A 24007 €3,166,680
Land Lease - B €127,197
Sub total-C=A-B €3,039,483
Capitalisation at 6% €50,658,050

Based on the above, the value of the completed property will be approximately fifty one million Euro
(€51,000,000).

Taking into consideration that the ownership is a ground rent with circa 59 years remaining, and not freehold,
the value of the completed property is deemed to be in the region of forty nine million euros (€49,000,000)
when taking into consideration the present value of all future earnings over the remaining period

f.  Land (only) Valuation
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A valuation of the plot has been carried out by deducting from the above value an approximate construction,
servicing and finishing cost of €23.54 million composed as follows:

o €17 million ex VAT for construction which is based on a rate per square metre indicated below which
are based on market rates for such project::

o Rate of construction and basic servicing of industrial facility at €750 per sqm;

o Rate of construction and basic servicing of offices €725 per sqm

o Rate of construction of internal storage at €1000 per sqgm

o  External Storage / Access Routes at €150 per sqgm

o €6.54 million ex VAT for the following items assuming that an interested investor would purchase the
site to undertake the project:

o Opportunity cost (3% yield on Malta Government Stock on the internally funded front finance
of circa €19m which is based on a typical average gearing ratio of 40:60 ove a 2 year period -
approx €1.17 million)

o Finance cost during construction period at 4.0% (loan on original 60% gearing circa 29M Euro
with a 2 year moratorium - approx €2.35 million))

o  Project Preliminaries (5% of construction cost €17M - approx €0.86 million)

Duty to buy land (5% of cost of land €26M - approx €1.30 million)
Contingency (5% of construction cost €17M - approx €0.86 million)

Based on the above it is the considered opinion of the undersigned that a fair value for the plot of land located
at the above captioned address is in the region of twenty five million five hundred thousand euro (€49,000,000
- €23,540,000 = €25,460,000). To this value one needs to add the 6M already invested in the property
amounting to a total fair value of thirty one million five hundred thousand Euro (€31,500,000)

The value of land at €25,500,000 translates to a rate of circa €1,570 euro per square metre of land which is
deemed to be fair and reasonable when compared to other industrial land in the Tal-Handaq area which is
currently being advertised at a rate of €2,000 per square metres, which results in a rate of €1,800 per square
metre after applying a 10% discount resulting from potential negotiations between a willing seller and an
interested buyer. The reduced rate of €1560 when compared to the €1,800 per square metre is explained by the
haircut that is typically expected to be applied as a consequence of the real estate being on temporary (but long
term) emphyteusis from INDIS.

a. Conclusion

e  Valuation of complet roperfly (over remaining lease period) €49.00 million
e Estimated value of gelopme t €23.54 million
e  Valuation of Land €25.50 million
e Value of works c t’ { ‘ € 6.00 million

Perit Peter Zammit
B.E&A (hons), A&C.E.,MSCSurrey),MIStructE,CEng

Innovative Architectural Structures Ltd.
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