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In arriving at the present valuation, I have had regard for the matters described here.

The property is freehold and occupied by tenants so that, should it be sold, any purchaser
would acquire free possession thereof, subject to terms of the various lease agreements.

On the basis of the characteristics and conditions described in the Valuation Report, as
well as current market trends, I estimate the value of the freehold interest in its current
state to be €9,390,000 (nine million three hundred and ninety thousand Euro).
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17th May 2022
Our Ref: C00585.01_040_2022

Valuation Report
1. Client

Malta Properties Company plc.

2. Object of Valuation

No 53, Mediterranean Building, Triq L-Abate Rigord, Ta'
Xbiex, Malta.

3. Proprietor

SGE Property Company Limited (C51494).

4. Compliance with
Valuation Standards

The valuation has been prepared in accordance with the
Kamra tal-Periti Valuation Standards for Accredited
Valuers (2012), which are largely based on the TEGOVA
Valuation Standards (2009). Any reference hereafter to the
“Valuation Standards” is to be inferred as a reference to
the afore-mentioned Standards published by the Kamra
tal-Periti. Such standards are considered to be an adequate
replacement for the standards and guidelines required to
be adopted by the MFSA namely the valuation standards
of the Royal Institute of Chartered Surveyors (RICS).

5. Capacity of Valuer

The undersigned has taken on this assignment as an
External Valuer as defined in the Valuation Standards.
Furthermore, it is hereby confirmed that the Valuer is not
aware of any conflict of interest in relation to the property
or to the Proprietor.

6. Special Conditions

This report is confidential to the Client named above for
the specific purpose described below. It may be disclosed
to other professional advisors assisting the Client in
respect of that purpose, but the Client shall not disclose
the report to any other person. Neither the whole nor any
part of this report, or reference to it, may be included in
any published documents, circular or statement without
the prior written consent of the undersigned.
The undersigned is responsible only to the Client and any
other person making use of this valuation shall do so solely
at his or her risk.
The considerations regarding title are as reported to the
undersigned by the Client, and any comments regarding
title are being made in order to make the Client aware of
any potential issues that could affect the value or the
marketability of the property. The undersigned accepts no
liability in this regard.
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7. Basis of Valuation

This report leads to an estimation of the "Market Value" of
the property, as defined in the European Council Directive
2006/48/EC, that is, "the estimated amount for which the
property should exchange on the date of valuation
between a willing buyer and a willing seller in an arm'slength transaction after proper marketing wherein the
parties had each acted knowledgeably, prudently and
without compulsion.”
Without prejudice to the foregoing, the price stated in this
valuation is deemed to be the best price at which the sale
of an interest in the property might reasonably be
expected to have been completed unconditionally for cash
consideration on the date of valuation, subject to the
following premises, unless otherwise stated:
a. a willing seller;
b. prior to the date of valuation there had been a
reasonable period for the proper marketing of the
interest, for the negotiation and agreement of the price
and the terms of sale, and for the completion of the
sale. In this particular case, and due to the high value of
the property being considered, this reasonable period
could entail a number of years, due to the restricted
market for this type of property;
c. the state of the market, level of property values and
other relevant circumstances were, on the date of
exchange of contracts, the same as the date of
valuation;
d. the absence of any additional bid by a purchaser with a
special interest in the acquisition of the interest;
e. a good title can be shown and the property is not
subject to any unusual or onerous restrictions,
encumbrances or outgoings;
f. the property is unaffected by any Statutory Notice and
neither the property nor its use, actual or intended,
gives rises to a contravention of any Statutory
Requirements;
g. the property is free from latent defects and no
deleterious materials have been used in its
construction;
h. only a visual inspection of the property was carried out
to establish the condition of repair and, unless
otherwise specifically stated herein, and in that event
only to the extent so specified, no parts of the property
which were covered, unexposed or otherwise
inaccessible to visual inspection have been inspected,
and no tests have been made as to whether or not such
parts are free of defects, so that the valuation assumes
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that a structural survey would reveal no major defects
involving substantial expenditure.
8. Date of Inspection

The property was inspected on the 15th September and on
the 12th October 2021 in the presence of representatives
of the Proprietor.

9. Inspected by

Simone Vella Lenicker, for and on behalf of AP Valletta
Ltd., as appointed delegate of the undersigned.

10. Purpose of Valuation

This valuation has been prepared in response to a request
by the Client to assess the market value of the property for
the purpose of a bond issue.

11. Description
Property Type:

The property consists of an office block with a reception
area on ground floor level (sometimes also referred to as
the semi-basement level or upper basement), and office
space positioned on first to fifth floor levels.
The property overlies third-party premises which occupy
that part of the ground floor and basement levels situated
at the corner between Triq l-Abate Rigord, Triq il-Qoton
and Triq il-Watar. This underlying third-party property
consists of a basement parking level which is currently
being used as storage space, and a showroom / shop with
offices at ground floor level. It is to be noted that an
inspection of this third-party property was also carried out.
The property also partly overlies commercial premises
situated at ground floor level and located to the right of
the entrance to the property under valuation. Such third
party property was vacant on the dates on inspection, and
appears to have been previously used as a showroom.
There also appears to be a garage at the back of this
portion, with its entrance on Triq il-Watar.
At third floor level, the property under valuation is
interconnected with the adjacent third party premises
located to the right of the entrance, as further detailed
below.

Construction Type:

The property has been constructed using a reinforced
concrete frame structure (columns, beams and slabs) with
some masonry load-bearing walls in parts.
It is to be noted that the property under valuation appears
to have been constructed concurrently with the rest of the
urban block within which it is situated. It is noted that the
whole block appears to consist of one structural frame,
which was subsequently split to define ownership through
the use of non-loadbearing masonry walls.
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12. Tenure

The property is freehold as indicated in the deeds of
acquisition provided by the Client (refer to Annex 5).

13. Occupation

At the time of valuation, the property was tenanted as
follows:
A. A+ Investments Limited intends to lease the ground
floor level of the property under review. The lease term
commences once the renovation works are completed
and is valid for a duration of 5 (five) years (First Term).
The tenant has the right to renew the lease for an
additional period of 5 (five) years on the same terms
and conditions as the First term. The tenant is obliged
to, by not later than the 1st April 2027, confirm its
intention to renew the lease or otherwise.
The annual rent payable for the first year is €4,400,
exclusive of VAT and shall be payable half yearly in
advance. Rent shall increase by 5% annually or by the
same percentage as the minimum wage increase as
established by the Maltese Government and which is
based upon the cost of living allowance, whichever is
the higher of the two.
The tenant intends to also lease the first floor level of
the property under valuation. A copy of the latest draft
agreement was presented to the undersigned, outlining
the agreed terms of the lease. For the purposes of this
report, it has been assumed that such terms have been
agreed to, and will be brought into force upon signing
of the draft agreement provided. This agreement
relates to the first floor level.
The lease term has not yet commenced, and is planned
to run from the date of signing up to the 31st January
2026 (First Term). The tenant will have the right to
renew the lease for an additional period of 6 (six) years
on the same terms and conditions as the first term until
the 31st January 2032 (Second Term). The tenant is
obliged to, by not later than the 1st July 2025, confirm
with the lessor its intentions regarding renewal for the
Second Term.
The annual rent payable for the first year is €123,708,
exclusive of VAT, and shall be payable annually in
advance. Rent shall increase by 5% annually or by the
same percentage as the minimum wage increase as
established by the Maltese Government and which is
based upon the cost of living allowance, whichever is
the higher of the two. Rent is to be increased on the 1st
of February 2023 and each anniversary date thereafter.
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B. PSA Services Limited leases the second floor of the
property. Said lease commenced on the 1st January
2016 for the duration of 5 (five) years and one month,
ending on the 31st of January 2021. The tenant has
renewed the lease for another 5 (five) years on the
same terms and conditions until the 31st January 2026.
Should the tenant wish to continue the said lease, a
confirmation shall be given by not later than 1st July
2025.
Rent is payable half yearly in advance, with the annual
rent for 2022 being €121,279 exclusive of VAT, as
informed by the Client. The rental agreement states
that the rent shall increase on the basis of 5% annually
on the anniversary date of the agreement, or by “…the
same percentage as the minimum wage established by
the Government of Malta would have increased in the
same period as evidenced by the cost of living
allowance (COLA) (or any other similar wage
adjustment mechanism that might replace the present
COLA system in the future, whichever is the higher of
the two”.
C. Genesis Global Limited leases the third, fourth and
fifth (receded floor) levels. The first lease agreement,
which relates to the third floor level, was signed on the
22nd November 2018 and had as its commencement
date the 1st April 2019. Through a subsequent
agreement, the commencement date was changed to
the 22nd April 2019. The lease agreement was for a
term of five years, of which the first year is the di fermo
period and the remaining four years di rispetto. During
the latter period, the tenant may opt to cancel the
lease subject to a six-month notice period. The lease
expires on the 21st of April 2024. The third floor level
was leased in finished state and without airspace or
other space overlying or underlying these premises.
The rent is payable half yearly in advance with the
annual rent for 2022 being €150,491, exclusive of VAT,
as informed by the Client. Rent increases shall be “…on
a yearly basis by five percent or by the same percentage
as the cost of living allowance (COLA) or any other
similar wage adjustment mechanism that in future
might replace the present COLA system, whichever is
the higher percentage of the two.”.
The above mentioned tenant signed a second lease
referring to the fourth (4th) and fifth (5th) floors,
inclusive of the open terrace at 5th floor level. This lease
commenced on the 15th July 2020 for a duration of four
(4) years out of which the first year is di fermo and the
remaining three (3) years are di rispetto. The second
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agreement is aligned to the first agreement signed
between the two parties and therefore the termination
date of the di rispetto period coincides with 22nd April
2024. During the di rispetto period, the tenant may opt
to cancel the lease subject to a six-month notice
period.
Rent is payable half yearly in advance and in 2022
amounts to an annual rent of approximately €273,000,
exclusive of VAT, as informed by the Client. Rent is
increased on the 15th of July with the next review
planned for July 2022, and will increase on a yearly
basis by five per cent (5%) or by the same percentage
as the cost of living allowance (COLA), whichever is the
higher percentage of the two.
14. Age

The property was constructed in two phases. The first part
of the property appears to have been completed in the
early 1990s and consisted of the basement level up to the
third floor level. This phase is therefore approximately 30
years old. The second part of the property, which consisted
of the fourth and fifth floor levels, was constructed in the
late 2000s, and is therefore approximately 15 years old.
Various alterations and changes to the finishes have taken
place over the years, both internally and externally.

15. Location
Aspect:

The property lies in a mixed-used area consisting of
predominantly office and showroom activities on Triq lAbate Rigord. A villa area is located to the East, with those
villas having frontage on Triq l-Abate Rigord mostly
converted for office purposes. Residential uses dominate
the remaining surrounding area. Within walking distance
lies the Ta’ Xbiex and Gżira seafront.

Surroundings:

Surrounding properties are generally a combination of
villas used for commercial or residential purposes, similar
medium high-rise office complexes, terraced houses and
larger apartment blocks. Various small parking areas can
be found along adjacent streets.

Amenities:

The public garden known as Gnien Il-Kunsill tal-Ewropa,
the Ta’ Xbiex and Gżira seafront, various connections to
public transport facilities, catering establishments,
churches, several embassies and retail outlets lie in close
proximity of subject property.

16. Common Areas

The property partly overlies third party property, however,
the premises that are being assessed have a private and
separate entrance. The party walls are assumed co-owned
in equal parts with the owners of the adjacent properties.
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The floor slabs at ground floor and first floor levels are
assumed co-owned in equal parts with the owners of the
underlying properties, as applicable.
By virtue of the deed of title (refer to Annex 5F), the
Proprietor also acquired “the one half (1/2) undivided
share of the room on the ground-floor of the Property and
accessible through the remainder of the ground-floor of the
Property … which room is owned in common with A&A
Properties Limited or its successors in title”.
17. Local Authority

Ta’ Xbiex Local Council.

18. Accommodation

A land survey of the property under report was not carried
out and such survey was not within the scope of this
report. The areas indicated below were measured using
the Code of Measuring Practice in the Valuation Standards.
The Gross External Areas (GEA) stated below are indicative
only and were calculated from the survey presented by the
Client (refer to Annex 7). The Net Internal Areas (NIA)
stated below are indicative only and were calculated from
various drawings presented by the Client which are not
considered to be entirely accurate, except for the NIA at
Ground Floor which is based on the survey presented by
the Client (refer to Annex 7).
Floor level
Ground floor
First floor
Second floor
Third floor
Fourth floor
Fifth floor
Total area

Space use
Reception
Offices
Offices
Offices
Offices
Offices

NIA (m2)
55 ≈
475 ≈
475 ≈
475 ≈
475 ≈
220 ≈
2,175 ≈

GEA (m2)
70 ≈
540 ≈
540 ≈
540 ≈
540 ≈
300 ≈
2,530 ≈

In addition to the above, the terrace at fifth floor level has
a useable area of approximately 215m2.
19. The Site
Boundaries:

Site boundaries of the property are clearly defined by
party walls on one side, and three parts being defined by
frontages on public roads, namely Triq l-Abate Rigord on
the East, Triq il-Qoton to the South from the first floor level
upwards, and Triq il-Watar to the West from first floor
level upwards. At ground floor level, site boundaries are
defined by frontage on Triq l-Abate Rigord on one side,
and by party walls on the remaining sides.

Physical Characteristics:

The site is situated on sloping ground with no known
unusual characteristics. A ground investigation was not
carried out, and no details were provided by the Client as
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to any such investigation carried out by the Proprietor.
This report therefore assumes that any technical
investigations would not reveal any ground conditions that
would have a significant impact on the value of the
property, including but not limited to fissures, the
presence of clay, and ground contamination.
The premises have a frontage of approximately 18.9m on
Triq l-Abate Rigord, 37.1m on Triq il-Qoton, and 15.3m on
Triq il-Watar measured from first floor level upwards. The
property has a built footprint of 540m2 from first floor
level upwards, while at ground floor level the property has
a built footprint of approximately 70m2.
Easements:

As indicated by the Client, the property is subject to the
following burdens and rights: the property is subject to
and enjoys those easements and servitudes arising
naturally out of its position above third party property.
Furthermore, the property is subject to the following
conditions:
a) As stated in Clause 1.2.5 of the deed of title (refer to
Annex 5F), “the Property is subject to the perpetual
servitude constituted on the Title Deed in favour of the
adjacent plot of land in Ta’ Xbiex, property of United
Automobile Limited … in the sense that the Property
may not be transferred under any title whatsoever,
including by title of lease, to the local agent of
‘Vauxhall’ and the Purchaser acknowledges the
existence of this servitude and undertakes to it (sic) on
its successors in title.”
b) As stated in Clause 1.2.4 of the deed of title (refer to
Annex 5F), “the Property enjoys the servitude,
constituted on the Title Deed, on the portion of land
adjacent to the Property measuring approximately forty
square metres (40sq.m) …consisting of the right to
freely and exclusively park vehicles in the said area,
which servitude was created by the Developer on the
Title Deed. This right, to the extent only that it can
lawfully be transferred to the Purchaser, is hereby being
transferred by the Vendor to the Purchaser as an
integral part the rights and appurtenances of the
Property”. Whilst establishing the market value of the
subject property no value has been allocated to this
portion of land due to the uncertainty as regards to the
exact rights enjoyed by the Proprietor, and the exact
location and extents of this portion.
c) It is further understood that the property enjoys the
right of access to the basement level for maintenance
purposes.
Apart from above mentioned and described servitudes, the
following is also noted:
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i. The property enjoys and is subject to those easements
arising naturally out of its position above third party
property located at the ground floor (sometimes also
referred to as the semi-basement level or upper
basement) and basement levels, including, but not
limited to, the passage of drains observed at basement
level and the placement of windows;
ii. The property is currently physically interconnected to
the adjacent office block at third floor level, with such
adjacent level being currently occupied by the same
tenant, namely Genesis Global Limited;
Hypothecs – Privileges:

As informed by the Client the Property is subject to the
following hypothecs:
x H. 7471/2022: General Hypothec on all the property of
SGE as principal debtor. General Hypothec on all the
property of MPC as joint and several surety. Special
Hypothec and Special Privilege on the Swatar HSBC
Contact Centre property of SGE granted to BOV in
warranty of the loan of EUR6,500,000 granted by BOV
to SGE by virtue of the deed in the Records of Notary
Hans Karl Attard of the 21/03/2022.
The Client did not inform of any other General Hypothecs
registered against the Proprietor and no other Special
Hypothecs and / or Special Privileges burdening the
property.

20. Roads

Surrounding roads are made up and surfaced with tar
macadam, which can be considered to be in good to very
good condition. Triq L-Abate Rigord has recently been
rebuilt. Adjoining access roads have street lighting
installed, newly constructed pavements and a fair amount
of greenery.

21. Planning Considerations

The property falls under the requirements of the North
Harbours Local Plan (NHLP) published by the Malta
Environment and Planning Authority (MEPA). The planning
functions of the MEPA have been assumed by the Planning
Authority, which was established in 2016.
Policy Map GT1 of the NHLP, designates the site on which
the property is located as a Residential Area as further
described in Policy NHHO 01, and the frontage on Triq lAbate Rigord as a Commercial Area, as further described in
Policy NHRE 03 (refer to Annex 3). Policy Map GT2 of the
same Local Plan sets the height limitation to 4 floors with
semi-basement level and an overlying receded penthouse
level. Annex 2 of the Development Control Design Policy,
Guidance and Standards 2015 (DC15) establishes the
maximum allowable building height for this site at 22m.
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The Indicative Alignment Scheme for the area shows that
the building is required to have a 3m deep front garden all
round. Figure 1 below consists of a screen shot from the
Geo Server of the Planning Authority, and indicates that
the building appears to be receded from the Street
Alignment. However, it is noted that the exact boundary of
the land area owned by the original Proprietor is not
physically demarcated on site since the statutory front
garden does not consist of an enclosed private space, but
appears to have been left as an open public space along
Triq l-Abate Rigord and Triq il-Qoton, while on Triq il-Watar
this consists primarily of accesses to the basement and
semi-basement levels. It is understood that the property
excludes any “front garden” area, and it is being
considered that such matter would not give rise to any
issues relating the planning compliance.
While the fact that the obligatory front garden area is not
physically demarcated is not considered to contravene
planning policy, and subject to the observations regarding
its ownership as outlined above, it is recommended that
the current layout of this space is duly sanctioned also in
view of the comments made hereunder regarding the
provision of on-site parking.
It is also noted that, according to Figure 1 below, the
building appears to project beyond the official Building
Alignment along Triq l-Abate Rigord – the deepest
deviation at the corner between Triq l-Abate Rigord and
Triq il-Qoton appears to be of approximately 750mm. For
the purposes of this valuation it has been considered that
this matter would not give rise to any issues of noncompliance from a planning point of view.

FIGURE 1: Extract from Geo Server (Planning Authority)
including Indicative Scheme Alignment
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The following applications for planning permission were
traced on the Planning Authority website:
x

PB/01450/89
To demolish and re-erect showroom, offices, and
underlying basement garages
(Permission granted, May 1994 – This permit is now
expired, and relates to the original levels of the
building from basement to third floor)

x

PA/00515/96
To replace existing steel apertures and balcony railings
by aluminium apertures and railings
(Permission granted, April 1996)

x

PA/04149/99:
To change signage
(Permission granted, October 1999 - This permit
concerns the ground floor corner of the building on
Triq l-Abate Rigord c/w Triq il-Qoton. No drawings are
available online. This permit is considered to have
been superseded by PA/00067/13)

x

PA/00398/01
Installation of free-standing sign (fixed) in front garden
(Application refused)

x

PA/03335/02
Erection of fascia sign (non-illuminated)
(Permission granted, August 2002 - No drawings are
available online. This permit is considered to have
been superseded by PA/00067/13)

x

PA/02808/07
Proposed 3rd floor and penthouse level offices over
existing commercial premises
(Permission granted, November 2007 - This permit is
expired, and relates to the levels referred to as fourth
floor and fifth floor in this report)

x

PA/03650/09
Sanctioning of minor internal and external alterations
to showroom and underlying garage also including
proposed signage
(Permission granted, January 2010 - expired)

x

PA/05219/10
Embellishment of existing façade using galvanised
steel mesh panels
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(Permission granted, July 2011 - This permit is
considered to be superseded by PA/00067/13).
x

PA/00067/13
Amended application to modify embellishment of
façade approved by PA 5219/10
(Permission granted, April 2013 - expired.)

x

PA/03137/13
Proposed changes to parking layout
(Permission granted, March 2014 - It is noted that the
application concerns an outdoor parking area adjacent
to the building under review. The application was
submitted by MIB Management Services Company
Limited, but no information is available online as to
what title the applicant holds, or held, over such area.
As already highlighted above, it is recommended that
the Client verifies ownership of this portion of land
through the appropriate legal searches. This permit is
now expired.)

Annex 4 includes copies of planning permits PA/01450/89,
PA/02808/07,
PA/03650/09,
PA/00067/13
and
PA/03137/13. Based on the inspections carried out, a
number of deviations from the latest approved permits
were noted. Informal discussions were held with an official
of the Planning Authority, and the undersigned is in a
position to report the following:
i. As per planning permit PB/01450/89, the basement
level was approved, in its entirety, as parking. This
level, which is owned by a third party, is currently being
used as storage / warehousing. While this has an
impact on the overall compliance of the building, it is
noted that the current use can easily be reverted to
parking as per the approved permit.
ii. As per planning permit PA/01450/89, the external area
around the building on Triq il-Watar and Triq il-Qoton is
indicated as private parking. This has, however, not
been provided on site. Subsequently, another permit
with reference PA/03137/13 was approved for an
alternative parking layout along Triq il-Qoton. The Case
Officer’s report for the latter permit states that “The
original permit PB 1450/89 was originally approved
with the parking spaces along Triq il-Qoton being
perpendicular rather than parallel to the street, partly
falling within the front garden area of the site as per
drawing PB 1450/89/74B. As per photos at doc 1C, it
can also be seen that the pavement along this stretch
of road was built in order to accommodate this layout,
having a split level pavement extending into the front
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garden area of the premises, and the actual pedestrian
pavement situated along the building line rather than
the front garden alignment. The proposed layout is 45
degree to the façade whilst the approved parking was
perpendicular to the façade. The approved layout
would restrict adequate manoeuvring due to the width
of the road and the parking on both sides of the street.
The proposed layout would increase two car parking
spaces from the existing layout, therefore, proposed
layout is considered acceptable.”
The current parking provision along Triq il-Qoton does
not comply with either of these permits. Furthermore,
it is interesting to note that the Case Officer refers to
the proposed parking as being provided within
privately owned land.
In view of the fact that the approval of the office block
was conditional on the provision of such parking, it is
noted that the lack of provision of such parking facility
has rendered the whole building non-compliant. The
options to rectify this contravention are the following:
- The creation of parking provision along Triq il-Watar
and Triq il-Qoton as per approved permit; or
- The submission of an application to sanction (or
regularise) the current state.
iii. The approved upper basement plan in permit
PA/01450/89 shows the reception area as including an
additional staircase, which is not present on site. It is
unclear where this staircase was intended to lead to.
While this is considered a minor change, it is
recommended that this deviation is sanctioned.
iv. The office levels approved under permit PA/01450/89
(first, second and third) as well as those approved
under permit PA/02808/07 (fourth and fifth) are
generally approved as open plan areas – these have
now been partitioned internally, and soffits have been
installed in most areas. While it is noted that such
changes are considered acceptable in principle, it is
recommended that these are sanctioned in order to
ensure compliance with sanitary requirements and fire
safety requirements.
v. The approved building height as per PA/02808/07 was
of 17.75m at the higher end of Triq l-Abate Rigord
measured from the pavement level to the terrace,
excluding the railing at roof level. It is also noted that
the approved elevation as per PA/00067/13 indicates
this dimension as being 17.06m. Based on the survey
provided by the Client (refer to Annex 7), the actual
height at this point is of 18.0m. While this is higher
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than the permitted height, it is considered to fall within
the allowable height as per current planning policy. It is
nonetheless recommended that this matter is
sanctioned accordingly.
vi. As indicated in the decision notice of permit
PA/02808/07 Condition 6, “The penthouse level shall be
set back by at least 4.25 metres from the front facades
… the canopy at penthouse level shall project by not
more than 1 metre, shall be cantilevered, and shall
remain open from the sides and the front without any
support on party walls and/or pillars.”. The current set
back is less than 4.25m, and is therefore not compliant
with the said planning permit. This deviation appears to
be a result of the fact that the external glazing line has
been shifted outwards to the edge of what was
originally intended to be a concrete canopy all-round
the façade at this level. It is also noted that retractable
canopies have been installed in some areas at this
level. It is recommended that these matters are
sanctioned (or regularised), as applicable, although it is
noted that the retractable canopies may not be
considered acceptable to the Authority.
vii. A number of ventilation penetrations have been
created within the façade. These are considered to be a
minor deviation, although it is recommended that
these are indicated in any application for sanctioning
(or regularisation) that may be submitted in view of the
other contraventions mentioned in this section.
viii. The access stairs, skylight, services and screening at
roof level differ from the approved drawings. These are
considered to be minor deviations, although it is
recommended that these are indicated in any
application for sanctioning (or regularisation) that may
be submitted in view of the other contraventions
mentioned in this section.
ix. The generator room beneath the pavement along Triq
il-Qoton does not seem to be indicated in any of the
approved permit drawings. It is recommended that this
matter is sanctioned accordingly. In this regard it is also
noted that the deed of title (refer to Annex 5F) states at
Clause 3.5 that “the Vendor and the Purchaser hereby
agree that the electricity generator and its accessories
servicing the Property currently installed at basement
level underlying the pavement in Triq il-Qoton is
included with the sale and purchase of the Property, but
the Vendor does not give any guarantees that it may be
kept in its present location.”
It is noted that there does not appear to be any
enforcement action on the property.
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22. Statutory considerations

Apart from the planning deviations noted above, a number
of considerations are also noted:
x None of the sanitary facilities on all floor levels are
compliant with the requirements of the Access For All
Design Guidelines (2011) published by the Commission
for the Rights of Persons with Disability (CRPD).
Furthermore, no grab rails have been installed in the
said facilities. It is noted that, at any time, the CRPD has
the right to request that appropriately sized and
equipped facilities are provided at all levels of the
building.
x The internal height of the offices on first to fifth floor
levels varies from between 2.40m and 4.0m, and is
considered to be compliant with current regulations.
x The owner of the basement level stated that there is no
rainwater collection reservoir present within the site.
The undersigned could not verify where the rainwater
falling on the roof and upper terrace of the property is
draining to, although it would appear that this is
draining into the main sewer. This contravenes
buildings regulations and it is recommended that this
matter is sanctioned (or regularised) accordingly.
This valuation assumes that the above matters can be
rectified and/or sanctioned, and the undersigned reserves
the right to amend this valuation accordingly should it
transpire otherwise.

23. Building Services

This is not a condition report. A visual inspection has been
made of the readily accessible services. No tests have been
made.
Water Services
1st class water supply
1st class storage
2nd class water supply
Rainwater storage
Fire-fighting system
Soil water treatment
Soil water disposal

Description and Notes
Government mains
Not available
Not available
Not available
Available
Not available
Main sewer

Electrical/ELV services
Main power supply
Essential power supply
Alternative power supply
Intruder detection
Intruder alarm system
Fire detection system
Energy saving system

Description and Notes
3-phase off national grid
Generator
Not available
Available
Available
Available
Not available
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Other services
Lifts
Air-conditioning system
Central heating
Under-floor heating
TV services
Telephone service
24.

Components, Finishes
and Condition of Repair

Structure

Description and Notes
Available; one
Available
Available by means of airconditioning system
Not available
Available
Available

This is not a condition report. No surveys or inspections
were made of unexposed or inaccessible parts of the
structure. Most ceilings and columns were covered by
gypsum soffits and have therefore not been fully
inspected.
The structure consists primarily of a reinforced concrete
frame. It is noted that the structure of the being valued
appears to be continuous with the structure of the
adjacent property. In view of this, any alterations to the
structure of such adjacent property may have an impact on
the property under review.
During the inspection of the basement level, at times also
referred to as the lower basement level, some spalling and
cracks on parts of the concrete ceiling and on some
columns was noted (refer to photographs enclosed at
Annex 2). Some evidence of rising damp was also noted. It
is noted that these are not considered to be of immediate
concern to the structural integrity of the building, however
it is recommended that these are regularly monitored to
assess any further deterioration. Nonetheless, it is noted
that the property at basement level does not form part of
the subject property and is in ownership of third parties,
and that therefore such monitoring will require the
consent of such owner. The cost to carry out maintenance
to the aforementioned defects is considered to be the
responsibility of the same third party owner.
With regard to the underside of the second floor slab some
areas were noted to manifest honeycombing and concrete
loss, together with the presence of some patches. Such
aspects are not considered to have a negative impact on
the structural integrity of the building; nonetheless it is
recommended that these areas are monitored.
Based on the inspection of the subject property it is the
opinion of undersigned that the structure appears to be in
an overall good condition.

Finishes

Finishes are generally of a high standard throughout the
property. These include natural stone flooring on ground
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floor level, and tiled, fitted carpets or laminate flooring on
first to fifth floor levels. Walls are plastered or covered in
artificial greening or brickwork. Partition walls, soffits with
integrated services, fire sprinkler systems, smoke
detectors, CCTV system, mechanical ventilation, lighting
fixtures and emergency lighting are installed throughout
the property. The offices are supplied with various
kitchenettes equipped with various built-in appliances.
The external façade mainly consists of aluminium glazed
apertures combined with plastered walls. The said
apertures have single glazing on the first, second and third
floor and double glazing on the more recently built fourth
and fifth floor levels. Apertures on the lower floors may
need to be replaced within the next 15 years as these are
already showing signs of deterioration.
Workmanship is of a good quality throughout. Overall, the
property is considered to be well finished for its intended
use, and it is being considered that, aside from the
aforementioned apertures, a major refurbishment would
not be required before at least 10 years’ time, barring any
extraordinary events.
25.

Environmental
Considerations

The property has three main exposed façades, the two
shorter ones facing due North West and due East, with the
longer façade facing due South West. Therefore, the
property is subject to varying degrees of solar gain and
heat loss throughout the day. The upper receded level has
its roof exposed to solar gains, while part of the fourth
floor level lying beneath the upper terrace is also exposed
to solar gains. The presence of any roof insulation was not
known on the date of inspection.
The property does not include any energy-saving aspects
that could be detected during the inspection carried out.
Since the application for development permission for the
upper floors was submitted after January 2007, these
levels should comply with the guidelines set out in
Technical Guidance Part F – Conservation of Fuel, Energy
and Natural Resources (minimum requirements on the
energy performance of buildings regulations, 2006).
The following consists of an overview of the undersigned’s
observations with regard to compliance of the building
with Technical Guidance F:
(i)

The façade design exceeds the allowable area of
glazing;

(ii)

An Energy Performance Certificate was not provided
to the undersigned, and therefore it could not be
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confirmed whether the current performance is in line
with the overall permitted energy demand;
(iii) An assessment of the U-Values of the building
components has not been undertaken;
(iv) A rainwater reservoir is not provided on site, and
consequently the rainwater falling on the building is
not being put to use within the property.
It is recommended that a full review is undertaken to
ascertain the compliance of the building with the
requirements of Technical Guidance F, and it is further
recommended that any contraventions are sanctioned (or
regularised) accordingly. This valuation assumes that these
matters can be addressed and the undersigned reserves
the right to alter this report should it transpire otherwise.
26. Valuation Methodology

The market value of commercial property is calculated on
the basis of the income approach. In this valuation the
Discounted Cash Flow calculation has been applied. This
method is based on a yield over a period under valuation
of 10 years. The yield is realised by making an investment
on the date of valuation in order to subsequently receive
cash flows during the period under review. The discount
rate for subject property is equal to 5.70% which is
estimated on the basis of the yield on long-term
government bonds (risk-free return), increased by a risk
premium that depends on the degree of risk of the
property sector, the investment risk of the immovable
property itself and the rate of inflation.
The cash flows consist of rental income less loss of rental
income, rental tax, rental costs for vacancy, overdue
maintenance, any renovation costs and a final value at the
end of the period under review. The operating costs are
deducted from the annual income. During the period
under review concerned, account is taken of periodic price
increases such as the indexation of the rent and cost
increases. The expected market rent is likewise subject to
inflation. The final value is determined on the basis of the
cash flow and an expected exit yield in year 11.
In view of the matters described in Sections 21, 22 and 25,
the value of the property has been adjusted by the sum of
€131,250 which, as stated in the deed of title, constitutes
the liquid fund to be maintained by the previous owner to
make good for any costs that may be incurred by the Client
in order to rectify the above matters. The undersigned
reserves the right to adjust this valuation should it
transpire that such amount is not sufficient.
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27. Impact of COVID-19

The outbreak of the Novel Coronavirus (COVID-19) was
declared by the World Health Organisation as a “Global
Pandemic” on 11 March 2020, and has impacted global
financial markets. By virtue of Legal Notice 115 of 2020,
and in accordance with Article 14 of the Public Health Act,
the Superintendent of Public Health declared that, with
effect from the 7 March 2020, a public health emergency
exists in Malta in terms of COVID-19. Travel restrictions
have been implemented by many countries, including
Malta, and many market operators were made to shut
down or restrict their operations in line with the relevant
legal instruments.
Market activity has been impacted in many sectors. In view
of the situation, Malta is currently experiencing an
uncertain and unpredictable real estate market. This has
led to valuation uncertainty which is not measurable,
because the only inputs and metrics available for the
valuation are likely to relate to the market before the
event occurred and the impact of the event on prices will
not be known until the market has stabilised.
This valuation is therefore reported on the basis of
‘valuation uncertainty’ as defined in the European
Valuation Standards 2016, and in line with the Kamra talPeriti Valuation Standards COVID-19 Guidance Note (May
2020). While the estimated value is considered to be the
best and most appropriate estimate based on the available
information, it is the opinion of the undersigned that less
certainty – and a higher degree of caution – should be
attached to this valuation than would normally be the
case.
Given the unknown future impact that COVID-19 might
have on the real estate market, it is recommended that the
Client keeps the valuation of this property under frequent
review.

…
……
……
………
………
… ………
…
…………………………………
David
d Felice
o.b.o.
o AP Valletta Ltd.
L
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Annex 1
Site and Block Plan

Room under stairs at ground floor – deeds indicate
that the Proprietor owns a ½ undivided share
together with the original Developer of the building

X
Y
Block plan at
ground floor level
Property under review
Vacant showroom (X)
Showroom / office (Y)
Front garden as per Local Plan
Approximate area allocated for parking in 2016 deed

Annex 2
Photographs
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Extracts of North Harbours Local Plan
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Annex 4B
Planning Permits and Permit Drawings –PA/02808/07

Case Number: PA/02808/07
Report Name: Decision Notice

--- Full Development Permission --Documents : PA 02808/07/ 1C/ 1I/ 1J/ 1K/ 1L

Accessibility Audit Report PA 02808/07/ 16A
Planning Authority hereby grants development permission in accordance with the application and
plans described above, subject to the following conditions:
1 - The permission is subject to a contribution amounting to the sum of LM6000 (six
thousand Malta Liri) [EUR 13976.24] in favour of MEPA’s Urban Improvements Fund for the

locality of the site to compensate for the shortfall of 12 car parking spaces. The funds
raised shall be used to fund traffic management, green transport, urban improvements or
similar projects in the locality of the site. The contribution shall not be refundable and
funds shall be utilized as required and directed by the Malta Environment and Planning
Authority.
2 - This permission relates only to the additions and alterations specifically indicated on

the approved drawings. This permission does not sanction any illegal development that
may exist on the site.
3 - The development hereby permitted shall not be brought into use until the Final

Compliance (Completion) Certificate, certifying that the development has been carried
out in full accordance with the plans approved by this permission and with the other
conditions imposed in this permission, has been issued by the Malta Environment &
Planning Authority. Prior to the issuing of the Final Compliance Certificate for this
development, this applicant shall submit, to MEPA,
(i) clearance from the National Commission for Persons with Disability verifying that the
development full satisfies any conditions imposed by these departments as per approved
documents PA 02808/07/ 16A.
4 - The height of the building shall not exceed the permitted number of 4 floors and

penthouse (plus the underlying semi-basement) as indicated on the approved drawings.
5 - The offices hereby being permitted may only be put to one of the Class 5 uses listed in

Legal Notice 53 of 1994 (Use Classes Order).
6 - The penthouse level shall be set back by at least 4.25 metres from the front facades.

The external height of the penthouse shall not exceed 3.4 metres above roof level. The
canopy at penthouse level shall project by not more than 1 metre, shall be cantilevered,
and shall remain open from the sides and the front without any support on party walls
and/or pillars.
7 - The lift shaft shall be set back by at least 4.25 metres from the front elevation and

shall not exceed the height of 1.5 metres above the finished roof level of the penthouse
measured externally.
8 - All services located on the roof of the penthouse shall be clustered together and

surrounded by a 1.5 metres high non-solid screen. The services shall not exceed the
height of this screen, which shall be set back 2 metres from the front and back edges of
Report Printed On: Tuesday, July 13, 2021 16:40
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the roof of the underlying penthouse.
9 - a) This development permission is valid for a period of FIVE YEARS from the date of

this notice but will cease to be valid if the development is not completed by the end of
this five year period.
b) It should be noted that a third party may have the right of appeal against this
permission. Any development which is carried out when such an appeal has been made,
or until the time limit for the submission of such an appeal has expired, is undertaken at
the risk that this permission may be revoked by the Planning Appeals Board or quashed
by the Court of Appeal.
c) This development permission does not remove or replace the need to obtain the
consent of the land/building owner to this development before it is carried out.
Furthermore, it does not imply that consent will necessarily be forthcoming nor does it
bind the land/building owner to agree to this development. Where the land/building is
owned or administered by the Government of Malta a specific clearance and agreement
must be obtained for this development from the Land and/or Estate Management
Departments.
d) All works shall be carried out strictly in accordance with the approved plans and the
conditions of this permission. Where a matter is not specified on the plans then the
conditions of this permission and of Development Control Policy and Design Guidance
shall take precedence and modify the plans accordingly.
e) Before any part of the development hereby permitted commences, the enclosed green
copy of the Development Permit shall be displayed on the site. This must be mounted on
a notice board, suitably protected from the weather and located not more than 2 metres
above ground level at a point on the site boundary where it is clearly visible and can be
easily read from the street. The copy of the permit must be maintained in a good
condition and it shall remain displayed on the site until the works are complete.
f) The enclosed Commencement Notice shall be returned to the Malta Environment &
Planning Authority so that it is received at least five days prior to the commencement of
the development hereby permitted.
g) Copies of all approved plans and elevations shall be available for inspection on site by
Malta Environment & Planning Authority staff at all reasonable times.
h) No building material, waste material, machinery or plant shall obstruct the pavement or
the smooth flow of traffic on the road in the vicinity of the site. The deposit of materials or
the placing of equipment in the street must be authorised.
i) Waste materials resulting from this development shall be deposited at an official waste
disposal site or used as fill material. If waste materials from the development are not to
be reused, they shall not be disposed of other than at an official waste disposal site.
j) The permit is issued on condition that, where applicable, any excavation shall be
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subject to the requirements of the Civil Code regarding neighbouring tenements.
k) Where applicable, building works shall be erected in accordance with the official
alignment and proposed/existing finished road levels as set out on site by the Malta
Environment & Planning Authority’s Land Surveyor. The Setting Out Request Notice
must be returned to the Land Survey Unit of the Malta Environment & Planning Authority
when the setting out of the alignment and levels is required.
l) Where applicable, the development hereby permitted, shall be carried out in
accordance with the provisions of the Environmental Management Construction Site
Regulations, LN295 of 2007.
A number of additional conditions, standard at the time of issue of the permission, would also have
been imposed in the original permission. It would have included conditions such as (but not limited
to): Permit is granted saving third party rights. The applicant is not excused from obtaining any
other permission required by law.
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Annex 4C
Planning Permits and Permit Drawings – PA/03650/09

Case Number: PA/03650/09
Report Name: Decision Notice

--- Full Development Permission --Documents : PA 3650/09/1B/1D/1E/3A
Planning Authority hereby grants development permission in accordance with the application and
plans described above, subject to the following conditions:
1 - a) This development permission is valid for a period of FIVE YEARS from the date of

this notice but will cease to be valid if the development is not completed by the end of this
five year period.
b) It should be noted that a third party may have the right of appeal against this
permission. Any development which is carried out when such an appeal has been made,
or until the time limit for the submission of such an appeal has expired, is undertaken at
the risk that this permission may be revoked by the Planning Appeals Board or quashed
by the Court of Appeal.
c) This development permission does not remove or replace the need to obtain the
consent of the land/building owner to this development before it is carried out.
Furthermore, it does not imply that consent will necessarily be forthcoming nor does it
bind the land/building owner to agree to this development. Where the land/building is
owned or administered by the Government of Malta a specific clearance and agreement
must be obtained for this development from the Land and/or Estate Management
Departments.
d) All works shall be carried out strictly in accordance with the approved plans and the
conditions of this permission. Where a matter is not specified on the plans then the
conditions of this permission and of Development Control Policy and Design Guidance
shall take precedence and modify the plans accordingly.
e) Before any part of the development hereby permitted commences, the enclosed green
copy of the Development Permit shall be displayed on the site. This must be mounted on
a notice board, suitably protected from the weather and located not more than 2 metres
above ground level at a point on the site boundary where it is clearly visible and can be
easily read from the street. The copy of the permit must be maintained in a good
condition and it shall remain displayed on the site until the works are complete.
f) The enclosed Commencement Notice shall be returned to the Malta Environment &
Planning Authority so that it is received at least five days prior to the commencement of
the development hereby permitted.
g) Copies of all approved plans and elevations shall be available for inspection on site by
Malta Environment & Planning Authority staff at all reasonable times.
h) No building material, waste material, machinery or plant shall obstruct the pavement or
the smooth flow of traffic on the road in the vicinity of the site. The deposit of materials or
the placing of equipment in the street must be authorised.
i) Waste materials resulting from this development shall be deposited at an official waste
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disposal site or used as fill material. If waste materials from the development are not to
be reused, they shall not be disposed of other than at an official waste disposal site.
j) The development hereby permitted shall not be brought into use until the Final
Compliance (Completion) Certificate, certifying that the development has been carried
out in full accordance with the plans approved by this permission and with the other
conditions imposed in this permission, has been issued by the Malta Environment &
Planning Authority.
k) The permit is issued on condition that, where applicable, any excavation shall be
subject to the requirements of the Civil Code regarding neighbouring tenements.
l) Where applicable, building works shall be erected in accordance with the official
alignment and proposed/existing finished road levels as set out on site by the Malta
Environment & Planning Authority’s Land Surveyor. The Setting Out Request Notice
must be returned to the Land Survey Unit of the Malta Environment & Planning Authority
when the setting out of the alignment and levels is required.
m) Where applicable, the development, hereby permitted, shall be carried out in
accordance with the provisions of the Environmental Management Construction Site
Regulations, LN 295 of 2007.
n) This permission relates only to the additions and alterations specifically indicated on
the approved drawings. This permission does not sanction any illegal development that
may exist on the site.
2 - This consent does not remove or replace the need, where applicable, to obtain the

written permission of the Local Council under Bye-Laws made by that Council for the
control of advertisements on street furniture situated within its locality boundary. The
applicant should therefore contact the Local Council for the area within which the site of
the advertisement(s) hereby permitted is located to ascertain whether authorisation
under any Bye-Law is required for the advertisement.
A number of additional conditions, standard at the time of issue of the permission, would also have
been imposed in the original permission. It would have included conditions such as (but not limited
to): Permit is granted saving third party rights. The applicant is not excused from obtaining any
other permission required by law.
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Date: 26 April 2013
Our Ref: PA/00067/13

Mr. Joseph Cutajar
Mib Management Services
Mediterranean Building
53, Triq Abate Rigord
Ta' Xbiex XBX 1122
Application Number:
Application Type:
Date Received:
Approved Documents:

PA/00067/13
Amended development permission
19 October 2012
PA 67/13/ 1A/ 1E/ 1F/ 1G/ 1H.

Location:
Proposal:

Mib Management Services, 53, Triq L-Abate Rigord, Ta'Xbiex, Malta
Amended application to modify embellishment of facade approved by
pa 5219/10

Environment and Development Planning Act, 2010
Full Development Permission
The Malta Environment & Planning Authority hereby amends development permission granted in
application number PA 5219/10, in accordance with the application and documents described above,
subject to the following conditions:
1

a) This development permission is valid for a period of FIVE YEARS from the date of
publication of the decision in the press but will cease to be valid if the development is not
completed by the end of this validity period.
b) This permission relates only to the development as specifically indicated on the
approved drawings. This permission does not sanction any other illegal development that
may exist on the site.
c) Copies of all approved drawings and documents shall be available for inspection on site
by MEPA staff at all reasonable times. All works shall be carried out strictly in accordance
with the approved drawings, documents and conditions of this permission. Where a
matter is not specified, then the conditions of this permission and of Development Control
Policy and Design Guidance shall take precedence and shall modify the drawings and
documents accordingly.
d) Where applicable, all building works shall be erected in accordance with the official
alignment and official/existing finished road levels as set out on site by MEPA’s Land
Surveyor. The Setting Out Request Notice must be submitted to the Land Survey Unit of
MEPA when the setting out of the alignment and levels is required.

e) Where an officially schemed street, within the development zone, bordering the site is
unopened or unformed, it shall be opened up and brought up to its proper, approved and
PA/00067/13
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official formation levels prior to the commencement of any development hereby being
permitted.
f) Before any part of the development hereby permitted commences, the enclosed green
copy of this development permission shall be displayed on the site. This must be
mounted on a notice board, suitably protected from the weather and located not more
than 2 metres above ground level at a point on the site boundary where it is clearly visible
and can be easily read from the street. The copy of the permission must be maintained in
a good condition and it shall remain displayed on the site until the works are complete.
g) The enclosed Commencement Notice shall be returned to MEPA so that it is received
at least five days prior to the commencement of any works hereby permitted.
h) Where applicable, the development hereby permitted shall be carried out in accordance
with the provisions of the Environmental Management Construction Site Regulations,
Legal Notice 295 of 2007 (or subsequent amendments). Any hoarding shall be erected in
accordance with Schedule 2 of the same Regulations.
i) A water cistern with a volume in cubic metres of 60% of the total roof area (in square
metres) of the building(s) shall be constructed to store rain water run-off from the built up
area of the development. This cistern shall be completed and available for use prior to the
development hereby being first brought into use.
j) Where applicable, the ramp leading down to the underlying basement/garages for
private car parking shall at no point be steeper than 1:5 from the back edge of the
pavement. If there are more than 5 public car parking spaces or garages, the ramp shall
not be steeper than 1:8 (or 1:10 if helical). The ramp shall always be so formed that it
does not encroach onto the pavement.
k) Where applicable, an area of a depth of 4 metres from the pavement, with a gradient
not steeper than 1:10, shall be provided within the site for vehicles to wait at pavement
level before entering the street.
l) Where applicable, any garages/parking spaces shall only be used for the parking of
private cars and they shall be kept available at all times for this purpose.
m) Where applicable, any approved stores shall be used for domestic storage only and
shall be physically and internally linked to the overlying dwellings.
n) The height of the development shall not exceed the permitted number of floors and the
height in metres as indicated on the approved drawings.
o) No steps, ramps or street furniture are to be constructed on or encroached onto the
public pavement or road.
p) Any doors and windows, the lower edge of which is less than 2m above road level, and
any gates shall not open outwards onto a public pavement or road.
q) Where applicable, the garage door opening(s) at ground floor level, overlooking the
public street, shall be fitted with a solid aperture within the thickness of the external wall
along the building alignment. This aperture shall be of the same colour of the other
apertures on the elevation, unless otherwise indicated on the approved drawings. This
aperture shall be fitted prior to the issue of any Compliance Certificate (partial or full) on
the whole or any part of the development hereby approved. No gates are permitted on
PA/00067/13
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this opening.
r) Where present, window grilles (including ‘pregnant’ windows), sills, planters and other
similar elements which are part of or fixed to the facade of buildings, the lower edge of
which is less than 2 metres above road level, shall not project more than 0.15 metres from
the facade over a public pavement or street.
s) Air conditioning units shall not be located on the facades of the building which are
visible from a public space/street.
t) There shall be no service pipes, cables or wires visible on the front elevation or on any
other elevations of the building which are visible from the street or public space.
2

a) The approved premises shall be used as indicated on the approved drawings or as
limited by any condition of this permission. If a change of use is permitted through the
Development Planning (Use Classes) Order, 1994 (or its subsequent amendments), and it
is not restricted by a condition of this permission, approval from the National Commission
for Persons with Disability may still be required. Reference needs to be made to MEPA
Circular 3/10 or its subsequent amendments.
b) Where provided, loading and unloading shall take place solely within the premises, and
not from/on the public pavement or street.
c) Unless shown on the approved drawings, no approval is hereby granted for the display
of any sign or advertisement. These must form the subject of a separate application for
advertisement consent.
d) No activity is to take place outside the premises, unless clearly indicated on the
approved drawings, and no crates or other items are to be stored outside. The
placing/installation of any structures or facilities in front of the premises, unless indicated
on the approved drawings, must be the subject of a separate clearance/permission from
MEPA.

Where the approved drawings and/or documents are dimensioned, then the declared dimensions
shall prevail over the actual size as depicted on the approved drawings and/or documents.
Developers are advised to check the invert level to the sewer main with the Water Services
Corporation as they would have to make their own arrangements where a gravity service connection
is not possible. In these cases, the architect has to indicate the solutions envisaged and to indicate on
the plan what needs to be carried out and obtain approval from WSC. Developers are further
reminded that connection of storm water into main sewers is not allowed.
A third party may have the right of appeal against this permission. Any action taken on this
permission when such an appeal has been made, or until the time limit for the submission of
such an appeal has expired, is undertaken at the risk that this permission may be revoked by
the Environment and Planning Review Tribunal or quashed by the Court of Appeal.
If the declaration of ownership, as contained in the application form, is determined as incorrect by a
Court of Law, then the said Court of Law can declare this development permission as null and void.
This development permission does not remove or replace the need to obtain the consent of the
land/building owner to this development before it is carried out. Furthermore, it does not imply that
consent will necessarily be forthcoming nor does it bind the land/building owner to agree to this
PA/00067/13
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development. Where the land/building is owned or administered by the Government of Malta a
specific clearance and agreement must be obtained for this development from the Land and/or Estate
Management Departments.
This development permission is granted saving third party rights. This permission does not exonerate
the applicant from obtaining any other necessary permission, license, clearance or approval required
from any Government department, local council, agency or authority (including MEPA), as required by
any law or regulation.
This development permit does not authorise any storage of substances listed in Occupational Health
and Safety Authority Act (Cap. 424) - Control of Major Accident Hazards Regulations, 2003, as
amended, in quantities that would render this site an establishment within scope of these regulations.
The storage and handling of said substances may require a new or amended development
permission in line with current policies and regulations.
For any non-residential uses hereby being approved, prior to commencement of any works on site or
any eventual permitted change of use, the applicant shall be required to contact the Environment
Protection Directorate (within MEPA) to obtain any necessary operational permit or registration. This
requirement does not apply to Class 4, 5, 7 and 8 uses as listed in the Development Planning (Use
Classes) Order (1994), or its subsequent amendments.
This decision is being published on 4 May 2013.

David Cassar
f/Head EPC Secretariat
Environment and Planning Commission
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Notes to Applicant and Perit
Right for reconsideration
Where applicable, you have a right to submit a request for reconsideration to the Authority in terms of
regulation 10 of Legal Notice 514 of 2010.
Right for appeal
You have a right to submit an appeal, against the decision, to the Environment and Planning Review
Tribunal in terms of article 41 and the Second Schedule of the Environment and Development
Planning Act, 2010.
Time limits
Requests for reconsideration or appeals must be made within 30 days from the publication of the
decision notification in the local press as required by regulation 6(6) of Legal Notice 514 of 2010.
Fees to submit a request for reconsideration or appeal
In either case, there is a fee to be paid which should accompany the request for reconsideration or
the appeal. The fees are as follows:
For reconsideration - 3% of the Development Permit Fee paid in respect of the original application,
subject to a minimum of €69.88.
For appeal - 5% of the Development Permit Fee paid in respect of the original application, subject to
a minimum of €186.35.
Submission of request for reconsideration or appeal
With regards to requests for reconsideration, Form MEPA 6/10 must be used for submission. All
fields of the Form must be filled in as appropriate. Requests for reconsideration can only be
submitted electronically.
With regards to appeals, as required by the Second Schedule of the Act, the submission must include
the detailed grounds for appeal and the requests being made by the appellant. Appeals must be
submitted physically at the offices of the Environment and Planning Review Tribunal, St. Francis
Ditch, Floriana.
Submission of an appeal — General Services Board
If this application has been refused on sanitary issues, an appeal to the General Services Board may
be submitted within one month from publication of Decision Notification on the press.
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Date: 27 February 2014
Our Ref: PA/03137/13

Application Number:
Application Type:
Date Received:
Approved Documents:

PA/03137/13
Full development permission
6 June 2013
PA 3137/13/1B/1D; and supporting document:
Transport Malta conditions: PA 3137/13/1G

Location:
Proposal:

Site at, Triq Il-Qoton, Ta'Xbiex, Malta
Proposed changes to parking layout

Environment and Development Planning Act, 2010
Full Development Permission
The Malta Environment & Planning Authority hereby grants development permission in accordance
with the application and documents described above, subject to the following conditions:
1

a) This development permission is valid for a period of FIVE YEARS from the date of
publication of the decision in the press but will cease to be valid if the development is not
completed by the end of this validity period.
b) This permission relates only to the development as specifically indicated on the
approved drawings. This permission does not sanction any other illegal development that
may exist on the site.
c) Copies of all approved drawings and documents shall be available for inspection on site
by MEPA staff at all reasonable times. All works shall be carried out strictly in accordance
with the approved drawings, documents and conditions of this permission. Where a
matter is not specified, then the conditions of this permission and of Development Control
Policy and Design Guidance shall take precedence and shall modify the drawings and
documents accordingly.
d) Where applicable, all building works shall be erected in accordance with the official
alignment and official/existing finished road levels as set out on site by MEPA’s Land
Surveyor. The Setting Out Request Notice must be submitted to the Land Survey Unit of
MEPA when the setting out of the alignment and levels is required.

e) Where an officially schemed street, within the development zone, bordering the site is
unopened or unformed, it shall be opened up and brought up to its proper, approved and
official formation levels prior to the commencement of any development hereby being
permitted.
PA/03137/13
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f) Before any part of the development hereby permitted commences, the enclosed green
copy of this development permission shall be displayed on the site. This must be
mounted on a notice board, suitably protected from the weather and located not more
than 2 metres above ground level at a point on the site boundary where it is clearly visible
and can be easily read from the street. The copy of the permission must be maintained in
a good condition and it shall remain displayed on the site until the works are complete.
g) The enclosed Commencement Notice shall be returned to MEPA so that it is received
at least five days prior to the commencement of any works hereby permitted.
h) Where applicable, the development hereby permitted shall be carried out in accordance
with the provisions of the Environmental Management Construction Site Regulations,
Legal Notice 295 of 2007 (or subsequent amendments). Any hoarding shall be erected in
accordance with Schedule 2 of the same Regulations.
i) All new developments shall be provided with a water cistern to store rainwater run-off as
required by the Energy Performance of Buildings Regulations (2012) [published through
Legal Notice 376 of 2012 and any amendments thereto] and to Technical Guidance
Document F [published through Government Notice 1002 of 2006 and any amendments
thereto] which are prevailing at the time of construction of the development.
j) Where applicable, the ramp leading down to the underlying basement/garages for
private car parking shall at no point be steeper than 1:5 from the back edge of the
pavement. If there are more than 5 public car parking spaces or garages, the ramp shall
not be steeper than 1:8 (or 1:10 if helical). The ramp shall always be so formed that it
does not encroach onto the pavement.
k) Where applicable, an area of a depth of 4 metres from the pavement, with a gradient
not steeper than 1:10, shall be provided within the site for vehicles to wait at pavement
level before entering the street.
l) Where applicable, any garages/parking spaces shall only be used for the parking of
private cars and they shall be kept available at all times for this purpose.
m) Where applicable, any approved stores shall be used for domestic storage only and
shall be physically and internally linked to the overlying dwellings.
n) The height of the development shall not exceed the permitted number of floors and the
height in metres as indicated on the approved drawings.
o) No steps, ramps or street furniture are to be constructed on or encroached onto the
public pavement or road.
p) Any doors and windows, the lower edge of which is less than 2m above road level, and
any gates shall not open outwards onto a public pavement or road.
q) Where applicable, the garage door opening(s) at ground floor level, overlooking the
public street, shall be fitted with a solid aperture within the thickness of the external wall
along the building alignment. This aperture shall be of the same colour of the other
apertures on the elevation, unless otherwise indicated on the approved drawings. This
aperture shall be fitted prior to the issue of any Compliance Certificate (partial or full) on
the whole or any part of the development hereby approved. No gates are permitted on
this opening.
PA/03137/13
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r) Where present, window grilles (including ‘pregnant’ windows), sills, planters and other
similar elements which are part of or fixed to the facade of buildings, the lower edge of
which is less than 2 metres above road level, shall not project more than 0.15 metres from
the facade over a public pavement or street.
s) Air conditioning units shall not be located on the facades of the building which are
visible from a public space/street.
t) There shall be no service pipes, cables or wires visible on the front elevation or on any
other elevations of the building which are visible from the street or public space.
2

The conditions imposed and enforced by Transport Malta are at document PA
3137/13/1G. The architect/applicant is required to contact Transport Malta, throughout all
the construction phases of the development hereby approved, to ensure that the
development is carried out in conformity with the conditions imposed by Transport Malta.

3

To make up for the shortfall in parking provision of 6 parking spaces, this development
permission is subject to a contribution amounting to the sum of €6,988.12 (Six Thousand
Nine Hundred Eighty Eight Euros Twelve Cents) in favour of MEPA’s Urban
Improvements Fund for the locality within which the site is located. The funds raised shall
be used to fund traffic management, green transport, urban improvements or similar
projects, as prescribed by Policy 4.18 of "Development Control: Policy and Design
Guidance, 2007". The contribution shall not be refundable and the funds shall be utilised
as required and directed by MEPA.

A third party may have the right of appeal against this permission. Any action taken on this
permission when such an appeal has been made, or until the time limit for the submission of
such an appeal has expired, is undertaken at the risk that this permission may be revoked by
the Environment and Planning Review Tribunal or quashed by the Court of Appeal.
Where the approved drawings and/or documents are dimensioned, then the declared dimensions
shall prevail over the actual size as depicted on the approved drawings and/or documents.
Developers are advised to check the invert level to the sewer main with the Water Services
Corporation as they would have to make their own arrangements where a gravity service connection
is not possible. In these cases, the architect has to indicate the solutions envisaged and to indicate on
the plan what needs to be carried out and obtain approval from WSC. Developers are further
reminded that connection of storm water into main sewers is not allowed.
If the declaration of ownership, as contained in the application form, is determined as incorrect by a
Court of Law, then the said Court of Law can declare this development permission as null and void.
This development permission does not remove or replace the need to obtain the consent of the
land/building owner to this development before it is carried out. Furthermore, it does not imply that
consent will necessarily be forthcoming nor does it bind the land/building owner to agree to this
development. Where the land/building is owned or administered by the Government of Malta a
specific clearance and agreement must be obtained for this development from the Land and/or Estate
Management Departments.
This development permission is granted saving third party rights. This permission does not exonerate
the applicant from obtaining any other necessary permission, license, clearance or approval required
PA/03137/13
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from any Government department, local council, agency or authority (including MEPA), as required by
any law or regulation.
This development permit does not authorise any storage of substances listed in Occupational Health
and Safety Authority Act (Cap. 424) - Control of Major Accident Hazards Regulations, 2003, as
amended, in quantities that would render this site an establishment within scope of these regulations.
The storage and handling of said substances may require a new or amended development
permission in line with current policies and regulations.
For any non-residential uses hereby being approved, prior to commencement of any works on site or
any eventual permitted change of use, the applicant shall be required to contact the Environment
Protection Directorate (within MEPA) to obtain any necessary operational permit or registration. This
requirement does not apply to Class 4, 5, 7 and 8 uses as listed in the Development Planning (Use
Classes) Order (1994), or its subsequent amendments.
This decision is being published on 8 March 2014.

David Cassar
f/Head EPC Secretariat
Environment and Planning Commission
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Notes to Applicant and Perit
Right for reconsideration
Where applicable, you have a right to submit a request for reconsideration to the Authority in terms of
regulation 10 of Legal Notice 514 of 2010.
Right for appeal
You have a right to submit an appeal, against the decision, to the Environment and Planning Review
Tribunal in terms of article 41 and the Second Schedule of the Environment and Development
Planning Act, 2010.
Time limits
Requests for reconsideration or appeals must be made within 30 days from the publication of the
decision notification in the local press as required by regulation 6(6) of Legal Notice 514 of 2010.
Fees to submit a request for reconsideration or appeal
In either case, there is a fee to be paid which should accompany the request for reconsideration or
the appeal. The fees are as follows:
For reconsideration - 3% of the Development Permit Fee paid in respect of the original application,
subject to a minimum of €69.88.
For appeal - 5% of the Development Permit Fee paid in respect of the original application, subject to
a minimum of €186.35.
Submission of request for reconsideration or appeal
With regards to requests for reconsideration, Form MEPA 6/10 must be used for submission. All
fields of the Form must be filled in as appropriate. Requests for reconsideration can only be
submitted electronically.
With regards to appeals, as required by the Second Schedule of the Act, the submission must include
the detailed grounds for appeal and the requests being made by the appellant. Appeals must be
submitted physically at the offices of the Environment and Planning Review Tribunal, St. Francis
Ditch, Floriana.
Submission of an appeal — General Services Board
If this application has been refused on sanitary issues, an appeal to the General Services Board may
be submitted within one month from publication of Decision Notification on the press.
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Annex 5A
Deed of Title – 27th December 1993

Annex 5B
Deed of Title – 21st December 2005
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Not. Pierre Attard, Notary Public, Malta.
15fl0 Vincenti Buildings, Shait Street/ Valletta, VLT 1432.
T el. 21224892/ 2ia327

4O ; B

eg - &arla,

)",.,-,.;rl

ax. 21245922.

No.390

This the twenty first day of
December of the year two

Sale

thousand and five.

Enrolled in the
Public Regishy
on the:-

Before me Doctor of Laws Pierre Attard, a Notary Publíc,
duly admitted and sworn, have personally appeared and
identi.fied themselves in accordance with law by means of
the hereunder mentioned official documents:

2e/12/200s

The Parties
\r,
i

r.

(

21.655

Of the first partr
2005

|oseph Cutajar, managing director, son of Carmel Cutajar
and of the late Rosette nee Tabone, born in Pieta' and
resíding at Kalkara, holder of identity card numbet 37264M
who appears on this deed in the name and on behalf of
"Aon Malta Limited" formerly called "MIB Holding
Company Limited', a limited liability company registered
in Malta with registration number letter "C" three five four
zero (C3540) and having its registered office at
'Mediterranean Building', Abate Rigord Street, Ta Xbiex, as
duly authorised by virtue of the Memorandum and Articles
of Association of the company and also virtue oÍ a
resolution of the Board of Dirãctors of the company a copy
of which is annexed to this deed as Document A.
Of the second part:
Shaun Wallis, Chairmaru son of Clive Wallis and of Marian
nee McBain, born in Surrep Engtand and residing at
Madliena limits of Gharghur, holder of British Passport
number 093041345 who appears on this deed in the name
and on behalf of "HSBC Life Assurance (Malta) Ltd.", a

limited liability compan)¡ registered in Malta with

registration number letter'"C" one eight eight one four
(C18Bi4) and having its registered office at 'Hexagon
lfouse', Spencer Gardens, Blata l-Bajda, as duly authorised
in his capacity of chairman of the aforesaid company by
virhre of the Memorandum and Articles of Association of
the company.

Definitions

The Parties agree that in this deed, unless otherwise
expressly stated or the contrary intention appears, the

Option to Buy

tl
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following capitalised terms shall have the following
meanings respectively assigned to them:

"the Vendor" means the above mentioned and described
"Aon Malta Limited".
"the Purchaser" means the above mentioned and described
'HSBC Life Assurance (Malta) Ltd".
" Aon" means the above mentioned and described "Aon
Malta Limited".
"HSBC" means the above mentioned and described "HSBC
Life Assurance (Malta) Limited".

means the Vendor and
collectively or Aon and HSBC collectively.

"the Parties"

thc

Purchaser

"the Company" means A & A Properties Limited.

"the Title Deed' means the deed in the Records of Notary
Clyde La Rosa of the twenty seventh day of December of
the year one thousand nine hundred and ninety three
(27 /12/1993) by virhre of which the Vendor purchased the
Property from the CompanY.

"the Property" means the building, used as an

office

complex, having its entrance from Abate Rigord Street in
Ta' Xbiex, without official civic door number, named
' Mediterranean Building', consisting of;

i.

the reception area occupying that part of the ground-

floor shown outlined in red on the plan attached as
Document B to the Title Deed a coPy of which plan is
armexed to this deed as Document B,

ii.

the one halt (l/Z) undivided sha¡e of the room on the
ground-floor level of the Property and accessible through
the Property, shown hedged in blue on the plan attached as
Document B to the Titie Deed a coPy of which plan is
arrnexed to this deed as Document B, bounded on the north
by property of United Automobile Limited and on the east
and south by the remainder of the Property, which room is
owned in common with the Company or its successors in
title, and

iii.

the first, second anrJ. third floors of the building in
their entirety,

2

Not. Pìerre Attard Notary public, Malta.

75170 Vincenti Buildings, Strait Streer,
T el. 21224892/212327 4O; F ax. 2!245922.

Valletfa, VLT l4g?-

iiil

provisiorìs are recotded on this deed.

"the Lease Agreemenf' means the lease agïeement of the
Property entered into the same date of thi; deed between
flSBCps Iessor and Aon as lessee.
The First Part

1.

By virtue of the First part of this deed the Vendor
sells and t¡ansfers to the purchaser which accepts,
purchases and acquires the property unde¡ the following
terms and conditions accepted by the parties.

2. _ The Property is being sold by the Vendor and
purchased by the Purchaser as subject to and enjoying the
foilowing servitudes and provisioís arising rtorå t¡u"titlu
Deed, namely:
2.'1.

The basement area underlying the ground_floor of the
PrgpertT does not form part of tf,ã property and was
not
inciuded in the sare made by virrue of thã Tilre Deed and is
not included in the sale made by virtue of this deed.

2.2 The ground-floor of the property, namely the area
shown outiined in red on the phn áttached as Document
B
to the Title Deed, a copy of which pl6n is arurexed to this
deed as Document B, as well as theìift shaft, staircase
and
stairwell situated in the property at ground_floor, first
flooi,
second floor and third floor are subiect to the servitude
consisting of the right of free, continuous and. uruestricted
right of passage in favour of trre remainder of the builãin;
owned by the Cornpany or its successors in title,
whicñ
servihrde was reserved by the Company on the Title Deed.
2.3 On the Title Deed the -ompany reserved. the right to
place a sign on the ground-flóor of the prop"rtyi
Urã
dimensions and location of which have to ^rrr.Éi
tf,u

approval of the Pu¡chaser.

';.

r

'.1
I
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2.4 The Purchaser shall have the right of access to the
basement area and the existing ¡oof area for maintenance
purposes at reasonable times.

2.5

On the Title Deed the Company retained the airspace
over the third floor level of the Property and the right to
erect further storeys over such level and the Vendor
irrevocably granted its consent to such further construction
and to the consequent reduction of its proportionate share
of the cornmon parts being acquired by virtue of the Title
Deed, as well as to the inc¡ease of any dominant servitudes
already burdening the Property.

2,6

In the eventual exercise of the right reserved by the
Company to erect further storeys, the Company undertook
to exercise due discretion in order not to inconvenience the
Vendor or its successors in title unduly in the enjoyment of
the Property and the Company and the Vendor agreed that
any of the hereunder mentioned occuïrences shall
constitute an undue disturbance in the enjoyment of the
Property:

a) the obstruction of the entrance by âny crane or other
heavy vehicle;
b) the presence of any workmen or materials in the
coûunon areas ot in the lift or lifts, unless by the
Purchasey's express consenÇ which permission shall not be
unreasonably withheld;
c)

the disconnection of the air conditioning at any time
between the period from the fifteenth (15) day of June until
the thirtieth (30) day of September of any year)

d) the disconnection of the power supply except for a
single period of twenty four (24) hours;
e) any relocation of the water tanks and re-integration
of the water supply taking longer than twenty four (24)
hours to complete.

2.7

Notwithstanding the above mentioned provisions the
Purchaser shall be entitled to place the water tanks, the air
conditioning units and television aerials on the roof of the
third (3) floor level, and furthermore shall have the right of
access to the roof at all reasonable times in order to inspect
and maintain such equipment. In the event that the

Company erects a further storey or storeys,

4
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shall

be

Not. Pierre Attard, Notary PublÍc, Malta.
15[0 Vincenti Buildings, Strait Street, Valletta/ VW 1432.
T
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obliged to re-position at its expense any items such as aircondítioning units and water tanks on the roof of the third
floor level to such higher level following the erection of a
further storey or storeys.

2.8

The Company undertook to provide adequate space
and access at basement level underþing the pavement for
the insrallation of an electrical generator to be connected to
the relevant power circuits.

2.9

.The Property enjoys the servitude on the portion of
adjacent to the Property measuring approximately
'Torty'' squa"re metres (40sq.m), bounded on all compass
points by Cotton Street, shown outlined in gteen on the
plan attached as Document B to tÏe Title Deed, a copy of
which plan is an¡rexed to this deed as Document B,
consisting of the right to freely and exclusively park
vehicies in the said area, which servitude was created by
the Company on the Title Deed.
Iand..,

210 On the Title Deed the Company undertook that the
rest of the building is not to be used by any other person or
organisation for the purposes of competing business in
insurance and agreed that this condition shall constitute a
servitude in perpetuity.

3.

The Property is also subject to the perpetuai servitude
ín favour of the adjacent plot of land in Ta, Xbiex, propeïty
of 'United Automobile Limited', having a frontage on Sir
Ugo Mifsud Street and on Abate Rigord Street, measuring
approximately five hundred and eighty six square metres
(586sq.m), better shown on a plan annexed to a deed in my
records of the nineteenth November one thousand nine
hundred and ninety (19,1L.7990), bounded on the east by
Aþate l{igord Street, on the north east by SÍr Ugo Mfsud
Street and on the south west by the Property, on which
divided portion of land there is now constructed the
showroom of United Automobile Limited, in the sense that
under any title
the local agent of
es to impose this

4.

Save as otherwise stated on this deed, the property is
being sold by the Vendor and purchased by the purchaser

as otherwise free and unencumbered and free from any
groundrents, burdens, hypothecs, privileges, charges,
cautions and other servitudes, and free from any rights

T el. 27224892/ 212327 40 ¡
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whether real or personal or of whatever fype or nature in
favour of third parties, the Vendor, the Government or any

public authority and free from any requisition or

expropriation or any form of compulsory acquisition.

5.

The Property is being sold by the Vendor

and

purchased by the Purchaser tale quale in the sate in which it
is to be found today as seen and inspected by the
Purchaser.

6.

The Vendor declares and warrants and the Purchaser
accepts and declares that parts of the Property are subject to

current leases in favour of the Foundation for Tomorrow's
Schools and Datatrak Multimedia Limited. These leases
exist between the Vendor as landlord and the two
mentioned entities as tenants. Therefore the Property is not
being transferred with full vacant possession. However, the
Vendor declares that both leases are valid for a period of
less than ten years from today and had commenced after
the year one thousand nine hundred and ninety five (1995).

7.

The parties agree that this sale is being made and
accepted in consideration of the price of five hundred and
fifty thousand Maltese Liri (Lm550,000) which sum the
Purchaser is present$ paying to the Vendor on this deed.
The Vendor accepts payment of the aforesaid Lm55O000
and gives due receipt to the Purchaser for the sum of five
hundred and fifty thousand Maltese Liri (Lm550,000) in full
and final settlement of the price.

8.1

The Vendor warrants in favour of the Purchaser, who

accepts, the good title, peaceful possession and real
enjoyment of the Property in accordance with law and for
this purpose the Vendor grants to the Purchaser, which
accepts, a general hypothec on all its property present and
future in general.

8.2

The Vendor also warrants and guarantees in favour
of the Purchaser, which accepts, that:

(") the conshuction of the Property has been carried out
according to properly issued permits and according to
existing laws and regulations and also according to the
proper standards of the building and construction trade
and any alterations if any made to the Property which
require a permit have been made, in terms of law and all
sanitary laws and regulations, in accordance with issued

6

;
Not. Píerre

Attar{ Notary Public, Malta.

15fl0 Vincenti Buildings, Strait Street Valletta, VI,T 1432.
T el. 2t22a892/t12327 40i F ay- 27245922,

permits and plans approved by the competent authorities;
and

there are no litigation or arbitration proceedings,
whether in force, threatened or pending in connection with
and/ or relating to the Property, and there are no
circumstances which are Iikely to give rise to any such
litigation or arbitration; and

þ)

(.) the Property is free from any

expropriatiory

requisition order or notice, possession and use. any rights
in favqur of the Government or any other public authority
arìd any-'.enfofcement ord-er or noticã issued-under any law.

9.

The Purchaser shall neither have the right to receive

nor the obligátion to pay compensation for party walls
(appoggi) and that the relative compensation shall remain
to the advantage and expense of the Company.

1.0. All pending bills and/or contributions relating to any
se¡vices provided within the Property, including without
Iimitation al1 water, electricity and telephone service bills
including rentals therefor up to today, shall be paid and
settled by the Vendor within the time limits applicable.
fees and
documents
the Purchaser. Any
1'1..1.

All

duty on

fees and
borne by

ax which
may arise from this sale shall be paid by the Vendor. Each
one of parties shall pay its own advisors.

11.2 The Partieb declare that no brokerage or commission
fees are due on this sale.

12. The electrical generator situated at basement level

underlying the Property is being sold also by the Vend.or to
the Purchaser and the price thereof is included in the
consideration mentioned in Clause seven (Z) above.
Stafutory Declarations

For the purpose of the Immovable properry
(Acquisition by Non-Residents) Act, Chapter trr*'o hundreâ
and forty six (C4P,246) of the Laws of Malta, since the
Purchaser is a non-resident person as defined in the said
Acf this sale is being made with the authorisation of the
Minister of Fiirance as results from the permit annexed to
this deed as a Document marked with the letter ,,C,, as
1?.1

T et, 27224892/ 212327 40 t
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subject to all the terms and conditions mentioned in the
said permit, which terms and conditions the Purchaser
declares to be fully cognisant of,

73.2 For the purposes of the Duty on Documents and
Transfers Act, Chapter three hundred and sixty four
(Cap.36a) of the Laws of Malta:-

a) i

the undersigned Notary declare that the Vendor
was called 'MIB Holding Company Limited'
purchased the Property from the Company by virtue of a
deed of sale in the records of Notary Doctor Clyde La Rosa
of the twenty seventh Q7) day of December of the year one
thousand nine hundred and ninety three (1993), from
which deed results the mo¡e remote root of title.

when

it

b)

I, the undersigned Notary, declare that duty due on
deed
this
by the Purchaser amor.mts to_ twenty seven
thousand five hundred Maltese Lßi (Ltxr27,500) of which
the Purchaser has already paid the sum of five thousand
five hundred Maltese Liri (Lm5,500) as results from receipt
number one seven zero four six seven (170467) arurexed to
this deed as Document D and therefore the balance due
amounts to rwenty two thousand Maltese Liri (Lm2|000).

c)

I, the undersigned Notary. declare that the promise of
sale and purchase agreement relative to this sale was
registered with the Inland Revenue as results from the
Promise of Sale Notification number PS trt¡o zero zero five
zero eight three eight bwo (l€200508382) annexed to this
deed as Document E.

1.3.3 For the purposes of the Income Tax Act, Chapter one
hundred and rwenty three (Cap.123) of the Laws of Malta
and the Income Tax Management Act, Chapter three
hundred and seventy two (Cap.372\ oÍ the Laws of Malta:

a)

the Vendor declares that since the promise of sale and

purchase agreement relative to this sale was made prior to
the twenty second day of November of the year rwo
thousand and five (22/11/2005) and was registered with
the Inland Revenue prior to the aforesaid date as results
from the Promise of Sale Notification number flS two zero
zero five zero eight three eight two (t€200508382) annexed
to this deed as Document E, it is electing to pay tax under
the old income tax regime which existed prior to the
publication of Bíll number fifty five (55) of the year two
thousand and five (2005);

8
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Aftard Notary Public, Malta.
Buildings, Strait Street, Valletfa, VLT 1432.
Fax.21245922.

by letter dated the eighteenth day of November of the

ilyear two thousand .and five (18/11./2005) signed by
::Mariarure Ramagnoli for the Commissioner of Inland
:Revenue, a copy of which is arrnexed to this deed as
, Document F, and by letter dated ninth December of the
year two thousand and five (9/12/2005) annexed to this
deed as Document G, the Notary publishing this deed is
authorised to withold one pet cent (1%) provisional fax on
this deed; consequently I the undersigned Notary declare
that provisional capital gains tax due by the Vendor on this

sale amou¡ts to five thousand five hundred Maltese Liri
(LmS,5Q0).

\\

ì'

(

L3.4 Sor the purposes of the land rcgrs$ation Act Chapter
two hr¡ndred and ninety six (CAP. 296) of the Laws of
Malta

I the undersigned Notary declare that the Property

does not

fall within a compulsory land registration

area

and that no registrations have been rnade concerning the
Properfy.

The Second Part
By virfue of the Second Part of this deed, the Parties agree
that Aon, its assignees or their successors in title shall be
entitled to buy back the Property from HSBC after ten years
from the date of this deed, that is after the twenty first day
of December of the year two thousand and fifteen
(21,/72/2015) but by not later than ten years six months
from the date of this deed, that is by not later than the
trventy first day of June of the year two thousand and
sixteen (21,/6/2076) and should Aon, its assignees or their
successors in title exercise this option in accordance with
the provisions of the Second Part of this deed HSBC shall
be obliged to sell and hereby promises and undertakes to
se1l the Property to Aon, its assignees or their successors in
title (the Buy Back), subject to the following terms and
conditions:

(u) In consideration of the global price of eight hundred
and thirty-five thousand Maltese Liri (Lm835,000) plus the
sum of ali extraordinary expenses (documented by fiscal
receipts) paid by HSBC for works carried out on the
Property agreed to between HSBC as lessor and Aon as
Iessee at the üme of the execution of the works in
accordance with the provisions of the Lease Agreement.
The Parties agree that:

I

ì!

'I

i

t.'F
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i. the amount of thirty thousand Maltese Liri (Lm30,000)
being the refurbishment costs indicated in clause three (3)
of the Lease Agreement shall not be considered as
extraordinary expenses which augment the price of the Buy
Back; and
ii. in all

ca$es where the extraordinary repairs have been
made at the expense of an insurance company tfuough the
Insurance Policy purchased by Aon or its successors in title
including sub-lessees, such extraordinary repairs shall not
be taken into account to augment the price of the Buy Back.

(b), The price as calculated in

accordance with the
of
próvisions
clause (a) above shall be payable on the final
notarial deed of sale.

(.) Aon shall have the right to assign to third parties or
to companies associated_with Aon this right to buy back the
Property.
(d)

Aon or its assignees or their successors in title shali
be entitled to exercise the Buy Back option by giving HSBC
written notice thereof by not later than six (6) months prior
to the expiry of the ten year period commencing from the
date of this deed, that is by the twenty first day of June of
the year two thousand and fifteen (21,/6/2015) and in such
case the Parties shall be obliged to appear on the notarial
deed of sale by not later than six months after the expiry of
the ten year period commencing from the date of this deed,
that is by the twenty first day of the fune of the year two
thousand and sixteen (21,/6/2016). Should Aon not give
nofice in accordance with time limits and provisions set out
in this clause or should the final deed of sale not be signed
by the twenty first of_the June of the year two thousand and
sixteen (21,/6/2076) through no fault of HSBC, HSBC shall
be entitled to terminate the obligation to sell by notifying
Aon in writing. In case that the option to buy back the
Property is not utilised for any reason whatsoever, any
refund of tax or duty being paid on this preliminary
agreement shall be paid by the Commissioner of Inland
Revenue to Aory its assignees or their successols in title.

(e)

The Property shall be sold by HSBC and purchased
by Aon, its assignees or their successors in title as subject to
and enjoying the servitudes and provisions arising from the
Title Deed and recorded in clause two (2) and its subclauses and in clause three (3) of the First Part of this deed
and as otherwise free and unencumbered and free from any

l0

Attard, Notary Public, Malta.
BuÍldings, Strait Street, ValleHa, VLT 1432Fax.27245922.

burdens, hypothecs, privileges, charges,
and other servitudes, and free from any rights
r whether real or personal or of whatever type or nature IN
favour of third parties, the Vendor, the Government or anY
, cautions

public authority and free from

any requisition
acquisition.
of
compulsory
any
form
or
expropriation

(f)

or

On the notarial deed of sale made putstrant to-the

èécottd Part of this deed the Property shall be deüvered by

successors in title
sell and deliver the
bY such Person or

Ao
arising from
Propeity as

towards

entíty referred to in this clause'

(g) On the nota¡ial deed of sale made pursuant to th9
Sãcond Part of this deed HSBC shall warrant in favour of
Aon, its assignees or
peaceful possession
accotdance with law
to Aon, its assignees or their successors in title a general
hypothec ön all its property present and future in general.
(Ð On the aforesaid notarial deed HSBC shall also

warrant and guarantee in favour of Aon, its assignees or
their successors in trtle that:

person in relation to the ProPertY;

ii.

there are no litigation or arbitration proceedings,
whether in force, threatãned or pending in connection with
and/or relating to the Property, and there are no
circumstances which are likely to give rise to any such
Iitigation or arbitration; and

iii. the

Property

is free from any expropriation,

T el, 2722a892/ 212327 40;
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requisition order or notice, possession and use, any rights
in favour of the Government or any other public authority
and any enforcement order or notice issued under any law.

(Ð

Aon its assignees or their successors in title shall
neither have the tight to receive nor the obligation to pay
compensation for party walls (appoggi) and that the
relative compensation shall remain to the advantage and
expense of the Company.

0) All fees and expenses, including notarial fees and
duty on documents, relative to the notarial deed of sale to
be made pursuant to the second part of this deed shall be
borne by Aon its assignees or their successors in title. Any
Capital Gains Tax or Income Tax which may arise from the
sale of the Property by HSBC shall be paid by HSBC, Each
one of Parties shall pay its own advisors.

(k)

Tìie ParUes agree that all risks or perils over the
Property shall be retained by HSBC during the course of
this Buy Back agreement and any damage arising from a
fortuitous event or from third parties or from/orce majeure
or from any other act that is not the responsibilify of Aon,
its assignees (including lessees or sub-lessees) or their
Euccessors in title shall be repaired by HSBC at no exha
cost to Aon, its assignees or their successors in title and
shall not affect the price of this buy back agreement.

0)

The Property is to be delivered in the same condition
save ordinary wear and tear and save any
other alterations, strucfural or otherwise, made on the
instructions of or with the consent of Aon
as

it is today

(m) The Parties agree that the right of Aon or its assignees
or their successors in title to exercise the option to buy back
the Property and HSBC's obligation to sell the Property to
Aon, its assignees or its successols in title is expressly
subject to the condition that the Lease Agreement is still in
force and that neither of the Parties has initiated
proceedings for the early termination of the Lease
Agreement. In case the Lease Agreement has been
terminated as aforesaid the buy back option will terminate
automatically and HSBC will be free to dispose of the
Property as it wishes immediately.

(") For the purposes of the Duty on Documents and
Transfers Act, Chapter three hundred and sixty four
(Cap36a) of the Laws of Malta:

t2

Pier¡e Attard, Notary Public, Malta"
Vincentí Buildinge, Sttait Street, Valletta, VLT 1432,
2122489U2t2327 40 ; F ax. 212L5922,

The Parties agree that for the purposes of the
registration with the Commissioner of Inland Revenue of

i.

this option to buy and promise to sell made by virtue of the
Second Part of this deed the price of the Property shall be
deemed
Maltese

to be eight hundred and thirty five

Liri

thousand

(Lm835,000);

ii. I the undersigned

Notary declare that the one Per
cent (1%) provisional duty due by Aon amounts to eight
thousand three hundred and fifty Maltese Liri (Lm8,350);
and

ìíi. ïhe Éarties authorise Notary Pierre Attard to register
the agreement made by vfutue of the Second Pafi of thi.s
deed concerning the sale of the Property by HSBC to Aon
with the Inland Revenue Department for the purposes
required by law and to submit a rrue copy of this deed
together with the said registration,
Since the documents annexed to this deed are more than
five (5) a List of Documents marked with the letter X is
arurexed to this deed for signature of the Parties.

This deed has been done, read and published by me, the
undersigned Notary, after having explained the contents
thereof to the appearers in accordance to Iaw in Malta, at
the offices of HSBC at number fwo hundred and thirty
three (233) Republic Street, Valletta.
Joseph Cutajar,

Shaun Wallis.
Not. Pierre Attard,

Nota¡y Public,
Malta.
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I

tvirh

reference

to the application dated 1l9l0}5 for the acquisition of immovable
hereby given, in terms of the provísíons of the

rr¿perty in Malta permission is
immovable

Property (Acquisition by Non-Residents) Act, 1974, to

i

HSBC

life Assurance

I
I

lmmovable Property
I
t

I
I
I

The commercial premises Thþ buílding on 4 floors used as an office

L
I

complex, having its entrance from Abate Rigord street, Ta xbiex,
named Mediterrean Building.

'oacquire

the under mentioned property for the consideration of 1m550,000 subject to

ireconditions mentaoned

thereunder:-

I

[onditions:

l' lf acquisition is not effected within o re yQar from date of issue of this permit
' approval is considered as having been ievoked unless extension has been
appf

ied for and such extension

granted;

i

2, That the immovable property shall not
be, transferred except to a resident of
Malta as defined under section 2 of the rmmovabre property (Acquisition
by
Non Residents) Act 1974.
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f/Director

Capital Transfer Duty

\\

Revenue Department
Cepital

Transfer Duty

b

€r¡¡a
Receipt No.:
Date:

170467
11t11t2005

No;991871520 '
I

Duty on Documents

þm: HsBc LIFE ASSURANCE (MALTA) LTD
HEXAGON
.'

General

HOUSE,

,l

LM

5,500.00,

lnter Vivos

SPENCER GARDENS,, BLATA L-BAJDA, UO

Causa Mortis
Interest

HAMRUN

I

I

AdditlonalDuty

I

General

I

Causa Mortis

Five Thousand, Five Hundred Maltese Liri onfy

Other
PROMISE OF SALE
DR.ËRIC MAMO

Penaltv

Tot¿l

Draft /
430568

w5242419

ue

ño.

Bank Name

Amount

HSBC

s,500.00

Note; Velidlty is subJect to bank clearance.

MICHAEL CUSCHIERf
f/lìnmmíceinnar

nl lnla-¡

n-,,-.-

6:r

lntand Revenue D ivision

CapitalTransfer Duty :Jepartment

Notifika ta'Kunvenju
Pronise of Sa/e Notification

46, Merchants Street, Valletta

Tel:212?0481

Sur / Sinjura / Sinjorina

Mr/Mrs/Miss

HSBC LtËE ASSURANCE (MALTA)
LTD
HEXAGON HOUSE
SPENCER GARDENS, BLATA L..BAJOA
HAMRUN HMR 12

Kunvenju Numru
Promíse

of ir'a/e No.
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Dear Sir

Reference is made to your letter dated 31 August 200s, whereby on behalf of
Aon Malta Limited, you requested our authorisation not to collect lhe T%
provisional Capital Gains Tax on the transfer of an office complex consisting
of four floors in Abate Rigord Street, Ta, Xbiex.

ln terms of article 43(3) of the lncome Tax Management Act the notary
publishing the final deed is hereby being authorised to withhold 1%
provisional tax on the aforementioned transfer, provided that the selling price
does not exceed the sum of Lm ss0,000 (five hundred and fifty tho.-usand
Malta liri only).
May I remind you that taxpayers remain bound to declare the transaction in
the year of assessmeni 2006 íncome tax return.
.

lhis aulhorisation is based on the information submitted by you, and hence,
any divergeñce from the circumstances stated in your letter,
renders this
authorisation null and void.

Moreover, this authorisation is valid only if taxpayers satisfy
all the
cond¡tions of the transitory provisions of article -SR
of the lncôrne Tax
Act and they elect not to apply the provisions
of the said article for the
âforementioned transfer.
Yours faithfully
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Dear

Sir

Í Lefer to yoLlr conespoudeuce dated 29 November 2005 regarding
the reduction in
plo'isiorral tax orr the transfer of immovable property by Aãn Malta Limited.
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to infomr you thât tlìe conteltts of our letter datecl l8 Novernber 2005, bearing
to stancl. 'fhe notary is authorised to withho ld l%
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Annex 5C
Deed of Title – 12th December 2007

Twelfth (12th) day of December,
of the year two thousand and
seven (2007).

229

Sale

Before me Doctor of Laws Clyde La Rosa, a Notary Public of
Malta, there have personally come and appeared: -

Of the One Part: Raymond Fenech, a company director, a son of the late Thomas
Fenech and Josephine Fenech nee` Farrugia, born in Qormi and
residing at Swieqi, holder of the identity card number 0137260M
who appears on this deed for and on behalf of the limited liability
company “A & A Properties Limited” as duly authorised by virtue
of the memorandum and articles of association of the said
company. The said company is registered with the Registry of
Companies of Malta with the letter C number seven five seven six
(C 7576) and its registered office is currently situated at Tumas
Group Head Office, Portomaso Business Tower, Level twenty (20),
Portomaso.

Of the Other Part: Tonio Briffa, a company director, a son of the late Saviour Briffa
and of Mary Briffa nee` Agius, born in Sliema and residing at
Sliema, holder of the identity card number 0332065M and Doctor of
Laws Richard Galea Debono, an Advocate, a son of the late
George Galea and of the late Mary Galea nee` Debono, born in
Msida and residing at Swieqi, holder of the identity card number
0233355M who appear on this deed for and on behalf of the limited
liability company “FELLOWSHIP ENTERPRISES LIMITED” as
duly authorised by virtue of the memorandum and articles of
association of the said company. The said company is registered
with the Registry of Companies of Malta with the letter C number
three six eight zero eight (C 36808) and its registered office is
currently situated at “Mediterranean Building”, Abate Rigord Street,
Ta’ Xbiex.
Identified by me the undersigned Notary by means of the official

Enrolled in the
Public Registry
on :
10/1/2008
(432/2008)

Ins. Vol. I. No.
476/2008

documents mentioned above.

The Parties agree that in this deed, unless otherwise expressly
stated or the contrary intention appears, the following capitalised
terms shall have the following meanings respectively assigned to
them:
“the Vendor” means the above mentioned company “A & A
Properties Limited”
“the Purchaser” means the above
“FELLOWSHIP ENTERPRISES LIMITED”

mentioned

company

“the Parties” means the Vendor and the Purchaser collectively.
“the Property” means the building, used as an office complex,
having its entrance from Abate Rigord Street, in Ta’ Xbiex, without
an official civic door number and named “Mediterranean Building”
and bounded on the north east by Abate Rigord Street, on the
north west by Watar Street and on the north by property of the
company “United Automobile Limited”, as subject to various
servitudes in existence resulting from the nature and configuration
of the whole building, as better described in the deed in my records
of the twenty seventh (27th) day of December, of the year nineteen
hundred and ninety three (1993).

1.
By virtue of this deed the Vendor sells, transfers and
conveys unto the Purchaser which accepts, purchases and
acquires the entire airspace “usque ad coelum” over the Property
as subject to the rights and obligations mentioned in clauses three
(3) to six (6) inclusively and consecutively of the deed in my
records of the twenty seventh (27th) day of December, of the year
nineteen hundred and ninety three (1993) whereby the Vendor had
sold the Property to the company “MIB Holding Company Limited”
and the Purchaser declares that it is fully aware of the content of
the said rights and obligations.

2.
The airspace over the Property is being sold by the Vendor
and purchased by the Purchaser under the following conditions,

namely: 2.1. The Vendor is transferring the said airspace as enjoying the
servitude created in the deed in my records of the twenty seventh
(27th) day of December, of the year nineteen hundred and ninety
three (1993), whereby the ground-floor of the Property, namely the
area shown outlined in red on the plan attached to the said deed
and there marked as document letter “B” as well as the lift shaft,
the staircase and the stairwell situated in the Property at groundfloor, first floor, second floor and third floor are subject to the
servitude consisting of the right of free, continuous and unrestricted
right of passage in favour of the remainder of the building owned
by the company “MIB Holding Company Limited” or its successors
in title, which servitude was reserved by the Vendor on the said
deed.

2.2. The Vendor is also transferring the said airspace as
enjoying the right to place a sign on the ground-floor of the
Property, the dimensions and location of which have to meet the
approval of the company “MIB Holding Company Limited” or its
successors in title, which right was reserved by the Vendor on the
said deed.

2.3. The airspace overlying the Property is also subject to the
perpetual servitude in favour of the adjacent plot of land in Ta’
Xbiex, property of the company “United Automobile Limited”,
having a frontage on Sir Ugo Mifsud Street and on Abate Rigord
Street, measuring approximately five hundred and eighty six
square metres (586sq.m.) better shown on a plan annexed to a
deed in the records of Notary Doctor Pierre Attard of the nineteenth
(19th) day of November, of the year nineteen hundred and ninety
(1990) and there marked as document letter “A” bounded on the
east by Abate Rigord Street, on the north east by Sir Ugo Mifsud
Street and on the south west by the Property, on which divided
portion of land there is now constructed the showroom of the
company “United Automobile Limited”, in the sense that the
airspace over the Property may not be transferred under any title
whatsoever, including by title of lease, to the local agent of
“Vauxhall” and the Purchaser undertakes to impose this condition
on its successors in title.

2.4. For the avoidance of doubt, the Vendor declares that it holds
no further rights on the Property or on the airspace above the
Property or on the area surrounding the Property and in this
respect the Vendor is by virtue of the present deed transferring all
its rights over the airspace above the Property and any residual
rights it might have over the area surrounding the Property.

3.
Save as otherwise stated in this deed, the airspace over the
Property is being sold by the Vendor and purchased by the
Purchaser as otherwise free and unencumbered and free from any
ground-rents, burdens, hypothecs, privileges, charges, cautions
and other servitudes, and free from any rights whether real or
personal or of whatever type or nature in favour of third parties, the
Vendor, the Government or any public authority and free from any
requisition or expropriation or any form of compulsory acquisition.
Furthermore the airspace is being sold together with the rights
emanating from the building permit numbered two thousand eight
hundred and eight (2,808) of the current year two thousand and
seven (2007) issued by the Malta Environment and Planning
Authority which provides for the construction of two floors over the
said airspace in terms of and subject to the conditions laid down in
the said permit.

4.
The airspace overlying the Property is being sold by the
Vendor and purchased by the Purchaser tale quale in the state in
which it is to be found today as seen and inspected by the
Purchaser.

5.1. The airspace overlying the Property is being transferred with
vacant possession.

5.2. The Vendor warrants this sale in terms of law by means of a
general hypothec over its property in favour of the Purchaser,
which accepts.

6.
This sale is being made and accepted in consideration and
for the price of two hundred thousand Maltese liri (Lm200,000)
equivalent to four hundred and sixty five thousand eight hundred
and seventy four euro and sixty eight cents (€465,874.68) which
sum the Vendor declares to be receiving on this deed from the
Purchaser and for which the Vendor tenders due
acknowledgement and receipt on this deed.

7.
The Vendor warrants and guarantees in favour of the
Purchaser, which accepts, that:
(a) the Property underlying the airspace, was built, and any
alterations, if any, made to the Property which require a permit
have been made, in terms of law and all sanitary laws and
regulations, in accordance with issued permits and plans approved
by the competent authorities and that all architect fees, building
permit fees, road and drainage contributions and contributions for
the other services, the payment of compensation of party walls and
all fees and expenses due to contractors and suppliers for the
construction and completion of the Property have been paid and
that no claims for payment may be brought against the Purchaser
and the Vendor agrees to hold the Purchaser fully indemnified
against any claims by any such person in relation to the airspace
over the Property;
(b) there are no litigation or arbitration proceedings, whether in
force, threatened or pending in connection with and/or relating to
the airspace overlying the Property, and there are no
circumstances which are likely to give rise to any such litigation or
arbitration; and
(c) the airspace over the Property is free from any expropriation,
requisition order or notice, possession and use, any rights in favour
of the Government or any other public authority and any
enforcement order or notice issued under any law.

8.
All fees and expenses, including notarial fees and duty on
documents, relative to this deed shall be borne by the Purchaser.
Any capital gains tax and/or income tax which may arise from this
deed of sale shall be paid by the Vendor. Each one of the parties

shall pay its own advisors. The Parties declare that no brokerage
and/or commission fees are due on this sale.

For the purposes of the Duty on Documents and Transfers Act of
the year nineteen hundred and ninety three (1993), Chapter three
hundred and sixty four (364) of the Laws of Malta it is hereby
declared that: (a)
The duty on documents due on this deed amounts to ten
thousand Maltese liri (Lm10,000) equivalent to twenty three
thousand two hundred and ninety three euro and seventy three
cents (€23,293.73) out of which the Purchaser has already paid the
sum of two thousand Maltese liri (Lm2,000) equivalent to four
thousand six hundred and fifty eight euro and seventy five cents
(€4,658.75) as a provisional payment of duty on documents relative
to the promise of sale agreement and the relative receipt for the
provisional payment of duty on documents is being attached with
this deed and marked as document letter “A”. The balance of the
duty of documents due by the Purchaser on this deed therefore
amounts to eight thousand Maltese liri (Lm8,000) equivalent to
eighteen thousand six hundred and thirty four euro and ninety nine
cents (€18,634.99).
(b)
The property being sold by virtue of this deed forms part of a
block of buildings which was constructed on a plot of land which
was acquired by the company “Tesborg Limited” by means of an
onerous title from the Noble Baron Salvino Testaferrata Moroni
Viani and others by virtue of a deed of sale in the records of Notary
Doctor George Bonello DuPuis of the third (3rd) day of February, of
the year nineteen hundred and seventy nine (1979) and on which
plot of land the said company “Tesborg Limited” constructed a
swimming pool complex.
The said company “Tesborg Limited” sold the said swimming pool
complex to the company “Maritno Limited” by a deed of sale in the
records of Notary Doctor George Bonello DuPuis of the eleventh
(11th) day of November, of the year nineteen hundred and eighty
six (1986).
By a deed of sale in the records of Notary Doctor John Patrick
Hayman of the twenty eighth (28th) day of December, of the year
nineteen hundred and eighty nine (1989) the company “Maritno

Limited” sold to the company “A & A Properties Limited” and to the
company “Michael Attard Limited” in equal shares between them
the said property.
By a deed of sale in the records of Notary Doctor Tonio Spiteri of
the twenty ninth (29th) day of October, of the year nineteen hundred
and ninety (1990), the company “Michael Attard Limited” sold to the
company “A & A Properties Limited” its one half undivided share of
the said property.

For the purposes of the Income Tax Management Act of the year
nineteen hundred and ninety four (1994), Chapter three hundred
and seventy two (372) of the Laws of Malta and the Income Tax
Act of the year nineteen hundred and forty eight (1948), Chapter
one hundred and twenty (123) of the Laws of Malta: (a) The parties to the present contract of sale declare that they
have declared to the undersigned Notary all the facts that
determine if the transfer is one to which article five ‘A’ (5A) of the
Income Tax Act applies and that are relevant for ascertaining the
proper amount of tax chargeable or any exemption, including the
value which, in their opinion, reasonably reflects the market value
of the said property, if this value is higher than the consideration for
the transfer. The said parties make this declaration after the
undersigned Notary has warned them about the importance of the
truthfulness of this their declaration.
(b)
The Vendor declares that the property being sold by it by
virtue of this deed was acquired by it more than five (5) years ago
and therefore it is liable to the payment of a final tax of twelve per
cent (12%) of the price. Therefore the tax due by the Vendor on
this deed amounts to twenty four thousand Maltese liri (Lm24,000)
equivalent to fifty five thousand nine hundred and four euro and
ninety six cents (€55,904.96).

For the purposes of the Immovable Property (Acquisition by NonResidents) Act of the year nineteen hundred and seventy four
(1974), Chapter two hundred and forty six (246) of the Laws of
Malta, Tonio Briffa and Doctor of Laws Richard Galea Debono, on
behalf of the Purchaser declare that the Purchaser qualifies to

acquire the immovable property above described without the
necessity of obtaining a permit under the said Act as: (a)
It is constituted, formed, established, incorporated and
registered in, or under the laws of Malta;
(b)
It has its registered address, principal place of residence or
of business in Malta;
(c)
More than seventy-five per cent (75%) of its shares or other
capital is owned by resident persons in terms of the said Act and
namely by citizens of Malta who have been resident in Malta for a
minimum continuous period of five (5) years at any time prior to this
day; and
(d)
It is not in any manner and whether directly or indirectly
controlled by one or more non-resident persons.
The same Tonio Briffa and Doctor of Laws Richard Galea Debono
in their aforesaid capacity make this declaration after having been
duly warned by the undersigned Notary of the importance of the
truthfulness of such declaration.

The values which are being quoted in euro are based on the rate of
one euro (€1) being equivalent to zero point four two nine three
Maltese liri (Lm0.4293) and are for information purposes only.
This deed was done, read and published by me the undersigned
Notary after having explained its contents to the appearing parties
according to law at Malta, Sliema, number forty (40), Guze`
Howard Street corner with Sir Adrian Dingli Street, “Dingli Court”,
apartment number one (1).
Signed:

Raymond Fenech,
Tonio Briffa,
Richard Galea Debono,
Clyde La Rosa,
Notary Public of Malta.
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Annex 6
Rental agreements and addenda

Draft Lease Agreement a+ Investments Ltd. and Malta Properties Company p.l.c.
The Lease Agreement (The "Agreement") entered into on the < > December 2021 between
On the one part,
Mohsin Majid, Chief Executive Officer, holder of e-residence card number 0223760A, who is
appearing hereon for and on behalf of Malta Properties Company p.l.c., a company registered in
Malta with registration number C 51272 of The Bastions, Triq Emvin Cremona, Floriana, FRN
1281, as duly authorised by a resolution of the Board of Directors, (hereinafter referred to as the
"Lessor") a copy of which has been appended to this Agreement as Document < >.
and
on the other part,
Joseph Cutajar, son of Carmel and of the late Rosette née Tabone, born in Pieta' and residing at
Buskett, holder of identity card number 37264M, who is appearing hereon as Director of a+
Investments Ltd., a limited liability company registered in Malta, with registration number C 64807
of 53, Mediterranean Building, Abate Rigord Street, Ta' Xbiex, as duly authorised by a resolution
of the Board of Directors, (hereinafter referred to as the "Lessee") a copy of which has been
appended to this Agreement as Document < >.

WHEREAS:
A.

The Lessor is the owner of a building having its address at number fifty-three (53), Mediterranean
Building in Abate Rigord Street, Ta' Xbiex (the "Mediterranean Building");

B.

The Lessee is desirous of leasing the Premises, an area forming part of the Mediterranean Building,
to carry out its business; and

C.

The Lessor is desirous of granting the Premises on lease to the Lessee under the terms and
conditions of this Agreement.

THE LESSOR AND THE LESSEE HEREBY AGREE AS FOLLOWS:
1.

The Lessor grants by title of lease to the Lessee who accepts under the same title, the whole floor
at first floor level (the "First Floor"), as well as the Ground Floor, (the “Ground Floor”) forming
part in turn of the Mediterranean Building (hereinafter collectively referred to as the "Premises").
The Premises consist of an area amounting to circa five hundred square metres (500m2) on the First
Floor and thirty square metres (30m2) on the Ground Floor, which floors are better delineated and
defined in the site plans marked and hereby annexed to this Agreement as Document < > and
Document < >. The Premises subject of this lease shall be tale quale in fully finished form,

completely enclosed by walls and partitions which make it a self-contained unit and shall not
include any airspace or other space overlying or underlying the Premises.
2.

The Lessee acknowledges that the Premises are subject to the various servitudes mentioned in the
deed published by Notary Clyde la Rosa on 27th December 1993 by means of which the whole
property had been purchased from A & A Properties Limited.

3.

The Lessee shall enjoy a right of access for its staff and its clients through the common reception
area which is at ground floor level, and through the staircase and lift from the ground to the first
floor. The Premises are also provided with internal partitions, soffits and blinds, HVAC system,
electrical system, plumbing system and network system.

4.

The lease shall be under the following terms and conditions:
(i)
The lease in relation to the First Floor and Ground Floor shall be for a duration from the
second (2nd) day of December of the year two thousand and twenty-one (2021), or the date of this
Agreement, whichever is that later, and up to the thirty-first (31st) day of January of the year two
thousand and twenty-six (2026) (“First Termination Date”).
(ii)
The Lessee has the option to renew the lease under this Agreement for another five (5)
years on the same terms and conditions as this Agreement until the thirty-first (31st) day of January
of the year two thousand and thirty-one (2031). The lease of the First Floor and the Ground Floor
shall be, for the purposes of this Agreement considered to be the same lease, and therefore subject
to the same terms and conditions of this Agreement.
(iii)
Should the Lessee wish to continue the lease after the period of expiration, the said Lessee
shall state its intention by not later than the first (1st) day of July of the year two thousand and
twenty-five (2025) informing to continue the lease at the same conditions. The Lessor shall reply
to such notice by not later than the first (1st) day of August of the year two thousand and twentyfive (2025), noting its acceptance. In case of rejection, the lease shall terminate on the date herein
abovementioned.
(iv)
In furtherance of the preceding condition, it is expressly stated that the lease shall not
under any circumstance be subject to any tacit or automatic renewal upon its expiration unless the
Lessee exercises it’s right to extend under Clause 4(iii) above. Should the Lessee not exercise the
right to extend the Lease the Expiry Date of the Contract shall be the First Termination Date. At
the eventual expiry of the Agreement, the Lessee shall be obliged and hereby agrees to vacate the
property. The Lessee binds itself to vacate the Premises immediately upon the termination of the
lease and to return same to the Lessor without undue delay or hindrance. In the event that the
Premises shall not have been vacated by the Lessee within one week from termination, then, in the
absence of a valid and lawful impediment to such vacation of the Premises, the Lessee shall be
liable to the payment of a penalty, for mere delay, for the sum of one hundred thousand Euro

(€100,000) by way of pre-liquidated damages. This penalty shall not be abated for any reason
whatsoever and shall be without prejudice to any other rights pertaining to the Lessor.
(v)

The rent for the first (1st) year will be paid concurrently with the publication of the Deed

of Sale between a+ Investments Ltd. and Malta Properties Company p.l.c, or its successor in title
as per clause (xxvii) below. The rent shall be of ten thousand two hundred and three Euro (€10,203)
per month or part thereof up to the thirty-first (31st) day of January of the year two thousand and
twenty-two (2022). As from the first (1st) day of February of the year two thousand and twenty-two
(2022) the rent shall be of ten thousand, seven hundred and thirteen Euro (€10,713) per month, and
shall be payable annually in advance, the first payment having been made today and being duly
acknowledged, and the payments for the remaining years to fall due on the first (1st) day of February
of each year.
(vi)
The Lessee is hereby paying the Lessor who accepts and gives due receipt of the sum of
sixty thousand Euro (€60,000), which sum is being held by the Lessor as a deposit to make good
for any sums (howsoever incurred) that may be due by the Lessee to the Lessor at the end of the
lease. Should no sum be due to the Lessor at the end of the lease, this amount shall be refunded to
the Lessee.
(vii)
The rent shall increase on a yearly basis by five per cent (5%) on the first (1st) day of
February of the year two thousand and twenty-three (2023) and each anniversary date thereafter in
the proportion or by the same percentage as the minimum wage established by the Government of
Malta would have increased in the same period as evidenced by the cost of living allowance
(COLA) or any other similar wage adjustment mechanism that might replace the present COLA
system in the future, whichever is the higher of the two.
(viii)
All sums due as rent under this Agreement are quoted as exclusive of Value Added Tax
("VAT"), and as such payments are subject to VAT; the VAT has to be remitted to the Lessor in
addition to the rent due. If at any future time, the lease contemplated in this Agreement should
become subject to other taxes or charges, such taxes or charges shall be borne by the Lessee. The
Lessee shall also bear all existing and future rates, duties, charges, licences and assessments that
may be or become chargeable by the Government of Malta, Local Council or any other authority
related to any of those charges.
(ix)
The Lessee is not entitled under any circumstances to withhold payment of rent in whole
or in part for any reason.
(x)
The Premises shall be used for the purpose of keeping an office, carrying out office work
and office business related to the objects outlined in the Lessee’s Memorandum and Articles of
Association. The use of the premises as a catering and/or entertainment venue shall be strictly
prohibited. The Lessor hereby warrants and guarantees that the Premises are fully covered by all
and any permits for use as an office.

(xi) The Lessor shall pay for the consumption and rentals of water and electricity services of
the whole of Mediterranean Building. Each floor is equipped with separate sub-meters for
electricity services and water services, and on presentation of receipts and calculations
attributing costs, the Lessee shall pay the Lessor all dues for consumption of water and
electricity and rentals for meters thereof pertaining to the Premises.
(xii) The Lessee shall also pay a fraction of the bills paid by the Lessor for rental and
consumption paid in connection to the common parts of the Mediterranean Building. These
charges include but are not limited to cleaning services, lift maintenance services and alarm
system, and shall be calculated at a pro rata basis according to the ratio of the Premises leased
out to the Lessee in proportion to the other occupied area of the whole Mediterranean
Building. The Lessee shall make its own arrangements for telecommunications services, and
connectivity infrastructure, which shall also be at the charge of such Lessee. The Lessee shall
not at any time install nor operate in the Premises any electrical appliance in excess of the
capacity of the socket outlets as installed by the Lessor. The Lessor may engage the services
of reception and/or security duties at ground floor entrance level. The Lessor or his subcontractor shall be solely responsible for the administration of such reception and/or security
services. The Lessor shall be the only party responsible for such engagements. The Lessee
should, if such services be made and/or engaged, and subject to the formal approval of the
Lessee which cannot be unreasonably refused, contribute on a pro rata basis in the ratio of the
area leased, in relation to the whole occupied area of the building.
(xiii)
The Lessee shall have the right to sub-let the first floor and the ground floor of
the Building after obtaining the prior written approval of the Purchaser, which approval shall
not be unreasonably withheld if the sub-lessee is of good financial standing and able to pay
the rent, if the premises is required as offices and if the sub-lessee is not engaged in any
unreputable business and provided that the Lessee shall remain directly and jointly and
severally liable to honour its obligations to the Lessor and to pay the rent and all other
expenses related to the lease and sub-lease including but not limited to utilities.
(xiv) (A) The Lessee may not carry out any structural alterations to the Premises or any
alterations to the partitions, without the Lessor's prior written consent, which shall not be
unreasonably withheld. Should the Lessor grant its consent to the moving or removal of
internal partitions, the Lessee hereby undertakes to keep the removed partitions in safe storage
at its own expense, and shall make them available to the Lessor at the end of the lease, if the
Lessor so desires at the time of the granting of the consent. At the termination of the lease,
the Lessee shall not be entitled to any compensation for any improvements but shall not be
obliged to remove any such improvements as may have been made with Lessor's consent.
(B) Should the Lessor give its consent for the making of structural alterations, this shall
not exonerate the Lessee from obtaining the necessary permits, and the Lessee shall also effect
any such alterations under the proper supervision of an architect and Civil Engineer. The

Lessee shall indemnify the Lessor against any claim which third parties may raise against it,
consequential to such alterations, and furthermore shall indemnify the Lessor against any
other loss or damage occasioned by such alterations.
(xv)
The Lessee shall be responsible for all ordinary internal repairs, decoration and
internal maintenance of the Premises, as well as any modifications to the mechanical and
electrical installations. The Lessee undertakes to keep the Premises in a good state of repair,
and to deliver possession to the Lessor in such a state at the termination of the lease. Major or
extraordinary structural repairs or external repairs shall be at the Lessor's charge or expense.
The Lessee hereby undertakes to inform the Lessor in writing and without delay, when any
extraordinary repairs, or any repairs mentioned in this provision become necessary. The
Lessee shall maintain and repair the HVAC system, the electrical system, lighting, water
supply and drainage facilities should such works be required as a result of normal deterioration
and wear and tear and shall do so at its own expense. The Lessor shall be responsible for the
repair of any water ingress or leaks at its expense and any damaged soffits as a result of same,
including the finishing and paint work of same.
(xvi) If the Lessor refuses or neglects to discharge its extraordinary repair obligations
pursuant to the above, and to the reasonable satisfaction of the Lessee, the Lessee may
undertake such extraordinary repair itself, at the cost of the Lessor and upon completion of
the relative works, the Lessor shall promptly reimburse the Lessee for all costs reasonably
incurred by it in undertaking such repairs. PROVIDED THAT (i) the Lessee shall have given
the Lessor prior written notice of the breach upon which the Lessee relies and an opportunity
to remedy the breach within a period of fifteen (15) days from receipt of the notice; (ii)
extraordinary repairs shall be effected in such a manner as to cause the least possible nuisance
to the Lessee; and (iii) save for fair wear and tear, any breakage or other damage caused by
Lessee to the Premises, resulting in extraordinary repairs, will be at the expense of the Lessee.
(xvii) The Lessee is precluded from placing any advertisements, effects obstruction or refuse
in the common parts of the building. The Lessor will provide at its expense internal direction
signs indicating the location of the Lessee's Premises within the building.
(xviii) The Lessee may affix up to two external signs, name plate or similar material to the
facade of the Premises, provided that no harm or infringement is caused to any third party
rights and interests, and that any permit required for this purpose is duly obtained by the
Lessee. Such signs require the Lessor's prior approval with regard to their overall size,
location, and aesthetic suitability.
(xix) Throughout the lease, the Lessee shall take all adequate precautions according to the
laws of Malta to ensure that occupiers of neighbouring tenements are not disturbed by the
running of the business, and in particular the Lessee must ensure that any air-conditioning or

mechanical air ventilation apparatus which Lessee may, with the Lessor's approval, at any
future time install in the Premises, be sited and installed in such a place and manner as to
cause the minimum of noise or other inconvenience to the neighbours.
(xx)
The Lessee shall indemnify the Lessor, its employees, officers and directors and shall
insure the Premises with a reputable insurance company, at its own cost, under a Material
Damage policy against loss or damage from fire or explosion, lightening, earthquake, aircraft,
storm, flood, theft or attempted theft, on a reinstatement basis or any other hazard inherent in
the business to be conducted in the Premises. The Lessee shall also maintain at its cost an
adequate public liability insurance policy covering liability in respect of death or personal
injury to third parties or loss of, or damage to, the property including the Premises belonging
to third parties with a minimum limit of liability of one million seven hundred and fifty
thousand Euro (€1,750,000) in respect of any one occurrence or series of occurrences arising
out of one event, subject to market availability. The said policy shall be in the joint names of
the Lessee and Lessor for their respective rights and interests and shall be issued by a reputable
insurance company acceptable to the Lessor. The Lessee is to furnish the Lessor with a copy
of the relative policies and endorsements showing that the policies are in force. The policies
shall require the insurers to notify the Lessor in writing sixty days before such policies are
cancelled or materially altered. If the Lessee is in default in taking out or in maintaining any
policy, the Lessor shall be entitled to take out or renew the required policy itself at the cost of
the Lessee, and this without prejudice to any other rights of the Lessor under this Agreement.
(xxi) Should the Lessee fail to pay the rent due within a period of 30 calendar days from
the date that such rent falls due, the Lessor shall demand by means of a registered letter mailed
to the Lessee's registered office, or to the office or residence of any director of the Lessee, that
payment be affected within 15 days of the date of the said letter.
(xxii) In the event that the rent due is not so paid (deposits in court are not deemed by the
parties to constitute payment) in full within the period of 15 days after the notice referred to
in clause (xxi), such default shall be deemed, notwithstanding any declaration to the contrary,
to constitute a renunciation of the lease contemplated in this Agreement by the Lessee, and
shall mean that this Agreement is rescinded, and that the Lessor may resume effective
possession of the Premises, which possession shall vest by virtue of the Lessee's consent given
on the deed, from the date of default, being the 15th day of the period of grace aforesaid. For
this purpose, the Lessor shall have the right to enter the Premises and to preclude the Lessee
from entering.
(xxiii) The provisions of the foregoing clause are without prejudice to the rights of the Lessor
to claim payment of rent and any other amount due under this Agreement, and in security of
the payment of such sums, the Lessor shall be vested with a right of retention over all physical
objects of the Lessee located in the Premises, However, in the event that the Lessor exercises
his rights under clause (xxii) above, the Lessee shall only be bound to pay the rent and other

payments due until the date of the renunciation mentioned in clause (xxii). The Lessor shall
in any case have the option not to exercise its rights under clause (xxii), and to take whatever
action is competent to him at law to obtain payment of all the rents for the periods di fermo
and di rispetto as and when these fall due for payment, under this Agreement.
(xxiv) Should the Lessee wish to utilise the Premises outside normal business days or hours,
the Lessee shall ensure that the front door shall at all times remain locked, or alternatively be
attended by one person in his employment at ground floor level.
(xxv) The Lessee shall allow the Lessor or his agents to have access to the Premises at any
time within office hours of the Lessee, being from 08:00hrs to 17:00hrs, for viewing the said
Premises, or for executing repairs or attending to matters affecting the whole building; except
in the case of emergency where access shall be at any reasonable time.
(xxvi) Any breach of the conditions of this Agreement by the Lessee other than a breach of
the obligation to pay rent punctually, which breach is regulated as abovementioned shall
entitle the
Lessor to annul the Agreement and take possession of the Premises.
PROVIDED THAT the Lessor may only terminate this Agreement if the Lessee fails to
remedy the said breach within 30 days from the receipt of a written notice of such breach from
the Lessor.
(xxvii) The Lessor reserves the right and the Lessee acknowledges this right, to assign its
rights and duties under this lease Agreement to another company. In such event the Lessee
declares that upon being informed in writing as to the identity of such new assignee it shall
recognise the new assignee as the new Lessor under the conditions stipulated in this lease
agreement. The Lessor hereby undertakes to inform the Lessee in writing within 15 days of
any such assignment. The failure to do so, and any consequences arising out of such failure
(including the assignee of the Lessor not receiving the rent due under this Agreement, due to
the Lessee not being aware of the assignment of the Lessor's rights thereto) shall not result in
the termination of this Agreement.
(xxviii) By virtue of Annex < > the Lessor is offering free of charge the use of the 5th floor
terrace and kitchen on the 5th floor of the same building, for any staff function of the Lessee.
The frequency, terms and conditions are contemplated in Annex < >.
(xxix) All disputes arising under, or in connection with, this contract, its validity and
termination, shall, in the absence of a negotiated or mediated settlement, be finally settled by
three arbitrators, one arbitrator to be appointed by each of the party to the dispute and the
third, who shall act as chairman, to be appointed by the two arbitrators. In the event that within
two days of being asked to appoint an arbitrator, either party fails to appoint an arbitrator, or
the other arbitrators do not appoint the chairman, the chairman of the Malta Arbitration Centre

shall make the necessary appointment of the un-appointed member. The Arbitration shall be
conducted in accordance with domestic provisions of the Arbitration Act (Cap. 387, of the
Laws of Malta) and in accordance with any rules of the Malta Arbitration Centre, as may be
in force from time to time. This agreement shall be subject to the laws of Malta and any
arbitration shall be conducted in Malta, in the English language.
(xxx) The invalidity or unenforceability of any provision of this Agreement, as determined
by a court of competent jurisdiction or arbitration tribunal, shall in no way affect the validity
or enforceability of any other provisions, or terms and conditions contained in this Agreement.

By virtue of this writing, there have appeared on the first part, Joseph
Cutajar, son of Carmel and the late Rosette nee Tabone, who appears on
this writing as special mandatory of a+ Investments Limited, a limited
liability company registered in Malta with registration number letter "C"
(company registration number C 64807), as duly authorised by a
resolution of the Board of Directors, hereinafter referred to as the LESSOR
as per annexed document " A" .
And on the second part, Edouard de Lamarzelle, holder of passport
number O3KA797863 who is appearing hereon as Executive Director of
the PSA Services Limited (company registration number C43459), as duly
authorised by a resolution of the Board of Directors, hereinafter referred
to as the LESSEE as per annexed document "B" .
Whereas, on the 1st January 2016, LESSOR had granted by title of lease to
the LESSEE who accepted under the same title of lease, the first and second
floor level each floor approximately measuring 500 square meters which
area is better described in the annexed Document "C" of the Lease
Agreement, as well as a room in the first floor of the building, adjacent to
the area already held under title of lease by the LESSEE, which room was
marked on the Document "Cl" attached to an Addendum dated the 21st July
2019, and marked as "PBX Room MIB". These areas form part of the
building known as Mediterranean Building (hereinafter, "The Building"
situated at number fifty-three (53) in Abate Rigord Street, Ta' Xbiex.

The parties hereto wish to amend the said lease agreement in the manner
hereunder provided:
NOW THEREFORE, LESSOR and LESSEE hereby agree as follows:
That clause 3 of the lease agreement shall be substituted by the following:
The lease of the Second Floor shall be for a duration of five years and one month
starting from the first (1st) day of January of the year two thousand and síxteen (2016)
and ending on the thirty-first (31st) day of January of the year two thousand and
twenty-one (2021). The Lessee has the option to renew the lease under this
Agreement for another five (5) years on the same terms and condítions as this

Agreement until the thirty-first (31st) day of January of the year two thousand and
twenty-six (2026). The lease of the First Floor and the Second Floor as well as the
mentioned room shall be, for the purposes of this Agreement considered to be the
same lease, and therefore subject to the same terms and conditions of this
Agreement. Provided that, with effect from the first (1st) February 2021, the Lessee
may renounce to the lease of one of the said two floors on condition that nine (9)
months notice in writing is given by the Lessee to the Lessor. In such case, the Lessee
shall be entitled to a refund of the rent which may have been paid by him in advance
on a pro-rata basis.

IN WITNESS WHEREOF, the LESSOR and the LESSEE hereto have executed
this Addendum to LEASE AGREEMENT as of the (date of signature)

………………………………
Mr. Joseph Cutajar
duly authorized for and on behalf of
a+ Investments Ltd.
Lessor

……………………………..
Mr. Edouard de Lamarzelle
duly authorised for and on behalf of
PSA Services Limited
Lessee

The Lease Agreement (The "Agreement") entered into on the 21st March 2022 between
On the one part,
Daniela Zammit, director, holder of identity card number 620081M, who is appearing hereon for and
on behalf of SGE Property Company Limited, a company registered in Malta with registration number
C 51494 of The Bastions, Triq Emvin Cremona, Floriana, FRN 1281, as duly authorised by a resolution
of the Board of Directors, (hereinafter referred to as the "Lessor") a copy of which has been appended
to this Agreement as Document A.
and
on the other part,
Joseph Cutajar, son of Carmel and of the late Rosette née Tabone, born in Pieta' and residing at
Buskett, holder of identity card number 37264M, who is appearing hereon as Director of
a+ Investments Limited, a limited liability company registered in Malta, with registration number C
64807 of Zentrum Business Centre, Level 2, Mdina Road, Qormi QRM9010, Malta, as duly authorised
by a resolution of the Board of Directors, (hereinafter referred to as the "Lessee") a copy of which has
been appended to this Agreement as Document B.
WHEREAS:
A.
The Lessor is the owner of a building having its address at number fifty-three (53),
Mediterranean Building in Abate Rigord Street, Ta' Xbiex (the "Mediterranean Building");
B.
The Lessee is desirous of leasing the Premises, an area forming part of the Mediterranean
Building, to carry out its business; and
C.
The Lessor is desirous of granting the Premises on lease to the Lessee under the terms and
conditions of this Agreement.
THE LESSOR AND THE LESSEE HEREBY AGREE AS FOLLOWS:
1.
The Lessor grants by title of lease to the Lessee who accepts under the same title, the whole
floor at First Floor level forming part in turn of the Mediterranean Building (hereinafter referred to as
the "Premises"). The Premises consist of an area amounting to circa five hundred square metres
(500m2), which Premises are better delineated and defined in the floor plan marked and hereby
annexed to this Agreement as Document C. The Premises subject of this lease shall be tale quale (not
necessarily laid out as per the said Document C) fully finished form, completely enclosed by walls and
partitions which make it a self-contained unit and shall not include any airspace or other space
overlying or underlying the Premises.
2.
The Lessee acknowledges that the Premises are subject to the various servitudes mentioned
in the deed published by Notary Clyde la Rosa on 27th December 1993 by means of which the whole
property had been purchased from A & A Properties Limited.
3.
The Lessee shall enjoy a right of access for its staff and its clients through the common
reception area which is at ground floor level, and through the staircase and lift from the ground to the

first floor. The Premises are also provided with internal partitions, soffits and blinds, HVAC system,
electrical system, plumbing system and network system.
4.

The lease shall be under the following terms and conditions:

(i)
The lease in relation to the Premises shall be for a duration from the signing date of this
Agreement and up to the thirty-first (31st) day of January of the year two thousand and twenty-six
(2026).
(ii)
The Lessee has the option to renew the lease under this Agreement for another six (6) years
on the same terms and conditions as this Agreement.
(iii)
Should the Lessee wish to continue the lease after the period of expiration, the said Lessee
shall state its intention by not later than the first (1st) day of July of the year two thousand and twentyfive (2025) informing to continue the lease at the same conditions. The Lessor shall reply to such notice
by not later than the first (1st) day of August of the year two thousand and twenty-five (2025), noting
its acceptance.
(iv)
In furtherance of the preceding condition, it is expressly stated that the lease shall not under
any circumstance be subject to any tacit or automatic renewal upon its expiration unless the Lessee
exercises it’s right to extend under Clause 4(iii) above. Should the Lessee not exercise the right to
extend the Lease the Expiry Date of the Contract shall be the First Termination Date. At the eventual
expiry of the Agreement, the Lessee shall be obliged and hereby agrees to vacate the property. The
Lessee binds itself to vacate the Premises immediately upon the termination of the lease and to return
same to the Lessor without undue delay or hindrance. In the event that the Premises shall not have
been vacated by the Lessee within one week from termination, then, in the absence of a valid and
lawful impediment to such vacation of the Premises, the Lessee shall be liable to the payment of a
penalty, for mere delay, for the sum of one hundred thousand Euro (€100,000) by way of preliquidated damages. This penalty shall not be abated for any reason whatsoever and shall be without
prejudice to any other rights pertaining to the Lessor.
(v)
The rent shall be of ten thousand, three hundred and nine Euro (€10,309) per month, and shall
be payable annually in advance, provided that the rent for the first twelve months shall be discounted
by a total amount of fifty thousand Euro (€50,000) with the payment for the first period from the date
of this agreement up to the thirty-first (31st) day of January of the year two thousand and twentythree (2023) as discounted (that is for a total amount of seventy six thousand seven hundred and
seventy-nine Euro (€76,779) inclusive of VAT) being made today and being duly acknowledged, and
the payments for the remaining years to fall due on the first (1st) day of February of each year.
(vi)
The Lessee is hereby paying the Lessor who accepts and gives due receipt of the sum of sixty
thousand Euro (€60,000), which sum is being held by the Lessor as a deposit to make good for any
sums (howsoever incurred) that may be due by the Lessee to the Lessor at the end of the lease. Should
no sum be due to the Lessor at the end of the lease, this amount shall be refunded to the Lessee.
(vii)
The rent shall increase on a yearly basis by five per cent (5%) on the first (1st) day of February
of the year two thousand and twenty-three (2023) and each anniversary date thereafter in the
proportion or by the same percentage as the minimum wage established by the Government of Malta
would have increased in the same period as evidenced by the cost of living allowance (COLA) or any

other similar wage adjustment mechanism that might replace the present COLA system in the future,
whichever is the higher of the two.
(viii)
All sums due as rent under this Agreement are quoted as exclusive of Value Added Tax ("VAT"),
unless otherwise stated, and as such payments are subject to VAT; the VAT has to be remitted to the
Lessor in addition to the rent due. If at any future time, the lease contemplated in this Agreement
should become subject to other taxes or charges, such taxes or charges shall be borne by the Lessee.
The Lessee shall also bear all existing and future rates, duties, charges, licences and assessments that
may be or become chargeable by the Government of Malta, Local Council or any other authority
related to any of those charges.
(ix)
The Lessee is not entitled under any circumstances to withhold payment of rent in whole or
in part for any reason.
(x)
The Premises shall be used for the purpose of keeping an office, carrying out office work and
office business related to the objects outlined in the Lessee’s Memorandum and Articles of
Association. The use of the premises as a catering and/or entertainment venue shall be strictly
prohibited. The Lessor hereby warrants and guarantees that the Premises are fully covered by all and
any permits for use as an office.
(xi)
The Lessor shall pay for the consumption and rentals of water and electricity services of the
whole of Mediterranean Building. Each floor is equipped with separate sub-meters for electricity
services and water services, and on presentation of receipts and calculations attributing costs, the
Lessee shall pay the Lessor all dues for consumption of water and electricity and rentals for meters
thereof pertaining to the Premises.
(xii)
The Lessee shall also pay a fraction of the bills paid by the Lessor for rental and consumption
paid in connection to the common parts of the Mediterranean Building. These charges include but are
not limited to cleaning services, lift maintenance services and alarm system, and shall be calculated at
a pro rata basis according to the ratio of the Premises leased out to the Lessee in proportion to the
other occupied area of the whole Mediterranean Building. The Lessee shall make its own
arrangements for telecommunications services, and connectivity infrastructure, which shall also be at
the charge of such Lessee. The Lessee shall not at any time install nor operate in the Premises any
electrical appliance in excess of the capacity of the socket outlets as installed by the Lessor. The Lessor
may engage the services of reception and/or security duties at ground floor entrance level. The Lessor
or his sub-contractor shall be solely responsible for the administration of such reception and/or
security services. The Lessor shall be the only party responsible for such engagements. The Lessee
should, if such services be made and/or engaged, and subject to the formal approval of the Lessee
which cannot be unreasonably refused, contribute on a pro rata basis in the ratio of the area leased,
in relation to the whole occupied area of the building.
(xiii)
The Lessee shall have the right to sub-let the Premises after obtaining the prior written
approval of the Lessor, which approval shall not be unreasonably withheld if the sub-lessee is of good
financial standing and able to pay the rent, if the premises is required as offices and if the sub-lessee
is not engaged in any unreputable business and provided that the Lessee shall remain directly and
jointly and severally liable to honour its obligations to the Lessor and to pay the rent and all other
expenses related to the lease and sub-lease including but not limited to utilities. The Lessor is aware
that the Lessee intends to sub-lease the Premises to Growth Lead Limited (GL), a private limited
liability company registered in Malta with registration number C 91083, of Level 9, Vjal Portomaso,

Portomaso Business Tower, St Julian’s. The Lessor and Lessee agree not to terminate the Agreement
without GL’s acceptance, while the sub-lease agreement between the Lessee and GL is in place.
(xiv)
(A) The Lessee may not carry out any structural alterations to the Premises or any alterations
to the partitions, without the Lessor's prior written consent, which shall not be unreasonably withheld.
Should the Lessor grant its consent to the moving or removal of internal partitions, the Lessee hereby
undertakes to keep the removed partitions in safe storage at its own expense, and shall make them
available to the Lessor at the end of the lease, if the Lessor so desires at the time of the granting of
the consent. At the termination of the lease, the Lessee shall not be entitled to any compensation for
any improvements but shall not be obliged to remove any such improvements as may have been made
with Lessor's consent.
(B) Should the Lessor give its consent for the making of structural alterations, this shall not exonerate
the Lessee from obtaining the necessary permits, and the Lessee shall also effect any such alterations
under the proper supervision of an architect and Civil Engineer. The Lessee shall indemnify the Lessor
against any claim which third parties may raise against it, consequential to such alterations, and
furthermore shall indemnify the Lessor against any other loss or damage occasioned by such
alterations.
(xv)
The Lessee shall be responsible for all ordinary internal repairs, decoration and internal
maintenance of the Premises, as well as any modifications to the mechanical and electrical
installations. The Lessee undertakes to keep the Premises in a good state of repair, and to deliver
possession to the Lessor in such a state at the termination of the lease. Major or extraordinary
structural repairs or external repairs shall be at the Lessor's charge or expense. The Lessee hereby
undertakes to inform the Lessor in writing and without delay, when any extraordinary repairs, or any
repairs mentioned in this provision become necessary. The Lessee shall maintain and repair the HVAC
system, the electrical system, lighting, water supply and drainage facilities should such works be
required as a result of normal deterioration and wear and tear and shall do so at its own expense. The
Lessor shall be responsible for the repair of any water ingress or leaks at its expense and any damaged
soffits as a result of same, including the finishing and paint work of same.
(xvi)
If the Lessor refuses or neglects to discharge its extraordinary repair obligations pursuant to
the above, and to the reasonable satisfaction of the Lessee, the Lessee may undertake such
extraordinary repair itself, at the cost of the Lessor and upon completion of the relative works, the
Lessor shall promptly reimburse the Lessee for all costs reasonably incurred by it in undertaking such
repairs. PROVIDED THAT (i) the Lessee shall have given the Lessor prior written notice of the breach
upon which the Lessee relies and an opportunity to remedy the breach within a period of fifteen (15)
days from receipt of the notice; (ii) extraordinary repairs shall be effected in such a manner as to cause
the least possible nuisance to the Lessee; and (iii) save for fair wear and tear, any breakage or other
damage caused by Lessee to the Premises, resulting in extraordinary repairs, will be at the expense of
the Lessee.
(xvii) The Lessee is precluded from placing any advertisements, effects obstruction or refuse in the
common parts of the building. The Lessor will provide at its expense internal direction signs indicating
the location of the Lessee's Premises within the building.
(xviii) The Lessee may affix up to two external signs, name plate or similar material to the facade of
the Premises, provided that no harm or infringement is caused to any third party rights and interests,

and that any permit required for this purpose is duly obtained by the Lessee. Such signs require the
Lessor's prior approval with regard to their overall size, location, and aesthetic suitability.
(xix)
Throughout the lease, the Lessee shall take all adequate precautions according to the laws of
Malta to ensure that occupiers of neighbouring tenements are not disturbed by the running of the
business, and in particular the Lessee must ensure that any air-conditioning or mechanical air
ventilation apparatus which Lessee may, with the Lessor's approval, at any future time install in the
Premises, be sited and installed in such a place and manner as to cause the minimum of noise or other
inconvenience to the neighbours.
(xx)
The Lessee shall indemnify the Lessor, its employees, officers and directors and shall insure
the Premises with a reputable insurance company, at its own cost, under a Material Damage policy
against loss or damage from fire or explosion, lightening, earthquake, aircraft, storm, flood, theft or
attempted theft, on a reinstatement basis or any other hazard inherent in the business to be
conducted in the Premises. The Lessee shall also maintain at its cost an adequate public liability
insurance policy covering liability in respect of death or personal injury to third parties or loss of, or
damage to, the property including the Premises belonging to third parties with a minimum limit of
liability of one million seven hundred and fifty thousand Euro (€1,750,000) in respect of any one
occurrence or series of occurrences arising out of one event, subject to market availability. The said
policy shall be in the joint names of the Lessee and Lessor for their respective rights and interests and
shall be issued by a reputable insurance company acceptable to the Lessor. The Lessee is to furnish
the Lessor with a copy of the relative policies and endorsements showing that the policies are in force.
The policies shall require the insurers to notify the Lessor in writing sixty days before such policies are
cancelled or materially altered. If the Lessee is in default in taking out or in maintaining any policy, the
Lessor shall be entitled to take out or renew the required policy itself at the cost of the Lessee, and
this without prejudice to any other rights of the Lessor under this Agreement.
(xxi)
Should the Lessee fail to pay the rent due within a period of 30 calendar days from the date
that such rent falls due, the Lessor shall demand by means of a registered letter mailed to the Lessee's
registered office, or to the office or residence of any director of the Lessee, that payment be affected
within 15 days of the date of the said letter.
(xxii) In the event that the rent due is not so paid (deposits in court are not deemed by the parties
to constitute payment) in full within the period of 15 days after the notice referred to in clause (xxi),
such default shall be deemed, notwithstanding any declaration to the contrary, to constitute a
renunciation of the lease contemplated in this Agreement by the Lessee, and shall mean that this
Agreement is rescinded, and that the Lessor may resume effective possession of the Premises, which
possession shall vest by virtue of the Lessee's consent given on the deed, from the date of default,
being the 15th day of the period of grace aforesaid. For this purpose, the Lessor shall have the right
to enter the Premises and to preclude the Lessee from entering.
(xxiii) The provisions of the foregoing clause are without prejudice to the rights of the Lessor to claim
payment of rent and any other amount due under this Agreement, and in security of the payment of
such sums, the Lessor shall be vested with a right of retention over all physical objects of the Lessee
located in the Premises, However, in the event that the Lessor exercises his rights under clause (xxii)
above, the Lessee shall only be bound to pay the rent and other payments due until the date of the
renunciation mentioned in clause (xxii). The Lessor shall in any case have the option not to exercise its
rights under clause (xxii), and to take whatever action is competent to him at law to obtain payment

of all the rents for the periods di fermo and di rispetto as and when these fall due for payment, under
this Agreement.
(xxiv) Should the Lessee wish to utilise the Premises outside normal business days or hours, the
Lessee shall ensure that the front door shall at all times remain locked, or alternatively be attended
by one person in his employment at ground floor level.
(xxv) The Lessee shall allow the Lessor or his agents to have access to the Premises at any time
within office hours of the Lessee, being from 08:00hrs to 17:00hrs, for viewing the said Premises, or
for executing repairs or attending to matters affecting the whole building; except in the case of
emergency where access shall be at any reasonable time.
(xxvi) Any breach of the conditions of this Agreement by the Lessee other than a breach of the
obligation to pay rent punctually, which breach is regulated as abovementioned shall entitle the Lessor
to annul the Agreement and take possession of the Premises.
PROVIDED THAT the Lessor may only terminate this Agreement if the Lessee fails to remedy the said
breach within 30 days from the receipt of a written notice of such breach from the Lessor.
(xxvii) The Lessor reserves the right and the Lessee acknowledges this right, to assign its rights and
duties under this lease Agreement to another company. In such event the Lessee declares that upon
being informed in writing as to the identity of such new assignee it shall recognise the new assignee
as the new Lessor under the conditions stipulated in this lease agreement. The Lessor hereby
undertakes to inform the Lessee in writing within 15 days of any such assignment. The failure to do
so, and any consequences arising out of such failure (including the assignee of the Lessor not receiving
the rent due under this Agreement, due to the Lessee not being aware of the assignment of the
Lessor's rights thereto) shall not result in the termination of this Agreement.
(xxviii) By virtue of Annex 1 the Lessor is offering free of charge the use of the 5th floor terrace and
kitchen on the 5th floor of the same building, for any staff function of the Lessee. The frequency, terms
and conditions are contemplated in Annex 1.
(xxix) All disputes arising under, or in connection with, this contract, its validity and termination,
shall, in the absence of a negotiated or mediated settlement, be finally settled by three arbitrators,
one arbitrator to be appointed by each of the party to the dispute and the third, who shall act as
chairman, to be appointed by the two arbitrators. In the event that within two days of being asked to
appoint an arbitrator, either party fails to appoint an arbitrator, or the other arbitrators do not appoint
the chairman, the chairman of the Malta Arbitration Centre shall make the necessary appointment of
the un-appointed member. The Arbitration shall be conducted in accordance with domestic provisions
of the Arbitration Act (Cap. 387, of the Laws of Malta) and in accordance with any rules of the Malta
Arbitration Centre, as may be in force from time to time. This agreement shall be subject to the laws
of Malta and any arbitration shall be conducted in Malta, in the English language.
(xxx) The invalidity or unenforceability of any provision of this Agreement, as determined by a court
of competent jurisdiction or arbitration tribunal, shall in no way affect the validity or enforceability of
any other provisions, or terms and conditions contained in this Agreement.
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Annex 8
Plans provided by the Client

Annex 9A
Top: Plan provided by Notary showing proposal for a swimming pool
complex on the site now occupied by the property under review
Right: Outlines from above plan superimposed on latest survey sheet

Annex 9B
Left: Extract from Land Registry plan
provided by Notary, outlining in red the
extents of land registered as belonging to
the Government of Malta.
Top: Superimposition of land registered as
public property on latest survey sheet

Annex 9C
Left: Plan provided by Notary outlining land sold by the Testaferrata family to the
Government of Malta
Top: Superimposition of extents of such land on the latest survey sheet

